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JSP21-32 VIBE CREDIT UNION HEADQUARTERS MAINTENANCE & SITE IMPROVEMENTS 
Consideration at the request of Nowak & Fraus Engineers, for approval of a Revised Landscape 
Plan. The subject property is approximately 9.84 acres and is located west of Cabaret Drive and 
south of Twelve Mile Road in the OST, Office Service Technology, Zoning District. The applicant is 
proposing landscape changes to the site as part of minor site improvements that require Planning 
Commission consideration. 
 
Required Action 
Approve/Deny the Revised Landscape Plan and any applicable Landscape Waivers. 
 

REVIEW RESULT DATE COMMENTS 

Planning Approval 
recommended 5-25-22 • Items to be addressed by the applicant 

prior to Electronic Stamping Set Submittal 

Landscaping Approval 
recommended 5-13-22 

• Landscape Waiver for the lack of 
required parking lot landscape trees 
along the south parking lot (supported 
by staff) 

• Significant change in the approved 
landscape plan due to the removal of 
10 mature trees from the Twelve Mile 
Road and Cabaret Drive Frontage and 
the following being planted: 

• 10 new woodland replacement 
trees at the rear of the property 

• 13 greenbelt plantings on Twelve 
Mile Road and Cabaret Drive 

• Items to be addressed by the applicant 
prior to Electronic Stamping Set 
Submittal 



MOTION SHEET 
 
Approval – Revised Landscape Plan 
In the matter of Vibe Credit Union Headquarters Maintenance & Site Improvements, JSP21-32, 
motion to approve the Revised Landscape Plan based on and subject to the following: 

a. The proposed revised landscape plan is a significant change to the site and does not qualify 
for administrative approval as listed in Section 6.1.C.v of the Zoning Ordinance; 

b. The proposed revised landscape plan does not meet the standards of Section 5.5.3.5.E.iii of 
the Zoning Ordinance, which permits minor changes in site landscaping to be approved by 
the Landscape Architect when there is no reduction in the quality of plant materials or no 
significant change in size or location of plant material, and therefore staff has determined 
that the plan must be reviewed by the Planning Commission, due to the removal of 10 
mature trees from the Twelve Mile Road and Cabaret Drive frontage and the following being 
planted: 

i. 10 new woodland replacement trees at the rear of the property; and 

ii. 13 greenbelt plantings on Twelve Mile Road and Cabaret Drive 

The Planning Commission can approve the change if it finds that the woodland 
replacement trees and the greenbelt plantings proposed meet the current standards of the 
Woodland Protection Ordinance, Zoning Ordinance, Landscape Design Manual, and all 
other applicable provisions; 

c. The relocated woodland replacement trees shall be placed in the proposed woodland 
conservation easement located in the rear of the site;  

d. Landscape waiver for the lack of required parking lot landscape trees along the south 
parking lot due to potential overcrowding of trees, which is hereby granted; 

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 
Stamping Set; and 

f.  (additional conditions here if any) 

(This motion is made because the plan is otherwise in compliance with Article 3, Article 4, and 
Article 5 of the Zoning Ordinance and all other applicable provisions of the Ordinance.) 

– OR –  
 
Denial – Revised Landscape Plan 
 
In the matter of Vibe Credit Union Headquarters Maintenance & Site Improvements, JSP21-32, 
motion to deny the Revised Landscape Plan…(because the plan is not in compliance with Article 
3, Article 4, and Article 5 of the Zoning Ordinance and all other applicable provisions of the 
Ordinance.) 
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SITE PLAN 

(Full plan set available for viewing at the Community Development Department.) 
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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

TREE PROTECTION FENCING TO BE
PLACED MIN 1' OUTSIDE THE LIMITS
OF GRADING LINE OR TREE DRIPLINE,
SHOWN PER PLAN AND COORDINATED
W/ PROPOSED GRADING ACCORDING
TO CIVIL DWGS

TREE PRESERVATION SUMMARY:
TOTAL NUMBER OF TREES SURVEYED:                            125
TOTAL OFF-SITE TREES:  2
NET TREES ON-SITE: 123
ORIGINAL WOODLAND REPLACEMENTS REQUIRED: 67
WOODLAND REPLACEMENTS REMAINING FROM ORIGINAL: 37
TOTAL NUMBER OF REPLACEMENTS DEFICIENT ON SITE: 30
TOTAL NUMBER OF REPLACEMENT TREES PROVIDED: 30

TWELVE MILE ROAD

C
A

BA
RET D

RIV
E

TREE PROTECTION FENCING TO BE
PLACED MIN 1' OUTSIDE THE LIMITS
OF GRADING LINE OR TREE DRIPLINE,
SHOWN PER PLAN AND COORDINATED
W/ PROPOSED GRADING ACCORDING
TO CIVIL DWGS

WR

WR DESIGNATES EXISTING
WOODLAND REPLACEMENT
TREE FROM ORIGINAL SITE PLAN
APPROVAL TO BE REPLACED AS A
PART OF THESE SITE IMPROVEMENTS

SOIL NOTE:
EXISTING SOILS ON-SITE ARE COMPRISED OF MARLETTE SANDY
LOAM (10B), 1-6% SLOPES; AND RIDDLES SANDY LOAM (44C),
6-12% SLOPES

PROPOSED TREES AS A PART
OF BRANCH CONSTRUCTION

EXISTING WOODLAND REPLACEMENTWR
04-01-22  City Review - Phase 2 Landscaping

NOTE: PLACE 4" EMPTY PVC
CONDUIT FOR FUTURE GROUND
SIGN POWER CONNECTION

WR
WR

WR

WR WR

WR
WR WR

WR

WR

WRWR

WR

WR

WR

WR

WR

WR

WR

WR

WR

WR
WR
WR
WR

WR

WR
WR

WR

WR
WR

WR

WR
WR

WR

WR

WR

APPROXIMATE LIMITS OF EXISTING
WETLAND MITIGATION AREA. ANY PROPOSED
PLANTINGS IN THE AREA SHALL BE PLANTED ON
THE UPLAND AREAS AND BE A MINIMUM OF 15' FROM
OTHER EXISTING TREES.

04-18-22  Revised per City Review
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LANDSCAPE REQUIREMENTS
EXISTING SITE AREA:      605,898.45 S.F. OR 13.91 ACRES

LANDSCAPE ABUTTING A R.O.W.
STREET TREES: (S)
1 DECIDUOUS TREE PER 35 L.F. OF FRONTAGE (W/ PKG)
1 DECIDUOUS TREE PER 45 L.F. OF FRONTAGE (W/O PKG)
12 MILE ROAD
REQUIRED: 130.28 L.F. OF FRONTAGE / 35 L.F. = 3.72 OR 4 TREES REQUIRED
REQUIRED: 210.42 L.F. OF FRONTAGE / 45 L.F. = 4.68 OR 5 TREES REQUIRED
REQUIRED:  9 TREES
PROVIDED: 0 TREES DUE TO EXISTING SANITARY SEWER AND SITE DISTANCE TRIANGLE

CABARET DRIVE
REQUIRED: 254.77 L.F. OF FRONTAGE / 35 L.F. = 7.28 OR 7 TREES REQUIRED
REQUIRED: 362.68 L.F. OF FRONTAGE / 45 L.F. = 8.06 OR 8 TREES REQUIRED
REQUIRED:  15 TREES
PROVIDED: 0 TREES DUE TO EXISTING SANITARY AND STORM SEWER

ROW LANDSCAPE SCREENING: (G)
1 TREE PER 35 L.F (ADJACENT TO PKG)
1 TREE PER 60 L.F. (W/O PKG)
1 ORNAMENTAL TREE PER 20 L.F. (W/ PKG)
1 ORNAMENTAL TREE PER 40 L.F. (W/O PKG)
12 MILE ROAD (340.7 L.F. - 28 L.F. = 312.70 L.F.)
REQUIRED: 64.7 L.F. / 35 L.F. = 1.8 OR 2 TREES REQUIRED

248 L.F. / 60 L.F. = 4.12 OR 5 TREES REQUIRED
64.7 L.F. / 20 L.F. = 3.24 OR 4 SUB-CANOPY TREES REQUIRED
248 L.F. / 40 L.F. = 6.2 OR 7 SUB-CANOPY TREES REQUIRED

REQUIRED:   7 CANOPY TREES AND 11 SUB-CANOPY TREES
PROVIDED:  3 EXISTING TREES, 8 EXISTING SUB-CANOPY TREES, 4 PROPOSED

CANOPY TREES AND 3 PROPOSED SUB-CANOPY TREES

CABARET DRIVE (617.45 L.F. - 31 L.F. = 586.45 L.F.)
REQUIRED:  263.01 L.F. / 35 L.F. = 7.51 OR 8 TREES REQUIRED

323.44 L.F. / 60 L.F. = 5.39 OR 6 TREES REQUIRED
263.01 L.F. / 20 L.F. = 13.15 OR 14 SUB-CANOPY TREES REQUIRED
323.44 L.F. / 40 L.F. = 8.09 OR 9 SUB-CANOPY TREES REQUIRED

REQUIRED:   14 CANOPY TREES AND 23 SUB-CANOPY TREES
PROVIDED:  18 EXISTING TREES AND 13 EXISTING SUB-CANOPY TREES,

10 PROPOSED SUB-CANOPY TREES

PARKING LOT LANDSCAPE REQUIREMENTS
VEHICLE USE AREA
VUA = 86,341 S.F.
7.5% OF TOTAL VEHICLE USE AREA UP TO 50,000 S.F. THEN 0.5%
50,000 S.F. X 7.5% =   3,750 S.F.
36,340.94 S.F. X 0.5% = 182 S.F.

REQUIRED PARKING LOT LANDSCAPE AREA
REQUIRED:    3,932 S.F.
PROVIDED: 14,331 S.F.

PARKING LOT DECIDUOUS SHADE TREES (I)
1 DECIDUOUS CANOPY TREE PER 200 S.F. REQUIRED LANDSCAPE AREA
REQUIRED: 3,932 S.F. / 200 S.F. = 19.66 OR 20 TREES REQUIRED
PROVIDED: 18 EXISTING TREES, 2 PROVIDED

PARKING PERIMETER GREEN SPACE (P)
1 TREE PER 35 L.F. OF PARKING PERIMETER
1,964 L.F. / 35 L.F. = 56 TREES REQUIRED
PROVIDED: 31 EXISTING TREES,  25 PROPOSED
*A WAIVER IS REQUESTED FOR 207 L.F. ALONG THE WEST EDGE OF THE SOUTHERN
PARKING LOT. THE WOODLAND REPLACEMENT TREES FROM THE ORIGINAL SITE
PLAN APPROVAL DO NOT ALLOW ENOUGH SPACE. THIS IS A WAIVER OF 6 TREES.

INTERIOR BUILDING LANDSCAPE (B)
BUILDING PERIMETER X 8', 60 % REQUIRED TO BE LANDSCAPED
REQUIRED:
636 L.F. - 45 L.F. (ENTRY WALKS) X 8' = 4,728 S.F. TOTAL AREA REQUIRED

EXISTING:
4554 S.F. OVERALL PROVIDED
N. SIDE: 190.65 L.F. (84%)

WOODLAND REPLACEMENTS (W)
WOODLAND REPLACEMENTS ON ORIGINAL TELECOM CU PLAN (6/14/02): 67
EXISTING REPLACEMENTS TO REMAIN, PLUS NEW PLANTINGS:    67

Landscape Plan
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3-CF(G)

1-AL(G)

2-AL(G)

1-AR(G,P)

15-RA

4-GB(P)

3-GB(P)

1-TA(I)

1-QB(P)

1-QB(P)
1-TA(P)

1-TA(I)

6-CC(W)

2-QB(W)
1-CC(W)

2-TA(P)

6-QB(W)

Armstrong Maple
Acer rubrum 'Armstrong'

TREES

AR 6

PLANT SCHEDULE
QTYKEY BOTANICAL/COMMON NAME SIZE SPACING ROOT

B&B3" CAL

COMMENT

SHRUBS

BX 28 Winter Gem Boxwood
Buxus x 'Winter Gem' 36" HT B&B30" OC

GROUNDCOVERS/PERENNIALS

Japanese Forest Grass
Hakonechloa macraHM 15 CONT30" OC3 GAL

FULLY BRANCHED HEADS

Allegheny Serviceberry
Amelanchier laevisAL 4 B&B6-8' HT

Eastern Redbud
Cercis canadensisCC 10 B&B3" CAL FULLY BRANCHED HEADS

Magyar Ginkgo
Ginkgo biloba 'Magyar'

CF 6 B&B2" CAL FULLY BRANCHED HEADS

GB 10 B&B3" CAL FULLY BRANCHED HEADS

QB 10 B&B3" CAL FULLY BRANCHED HEADS

Sweet Gum
Nyssa sylvaticaNS 8 B&B3" CAL FULLY BRANCHED HEADS

Stella D'Oro Daylily
Hemerocallis 'Stella D'Oro'HS 16 CONT24" OC2 GAL

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

CLUMP FORM, 3 CANES

UNIT/TOTAL COST

MAINTAIN AS HEDGE

$400/$2,400

$325/$1,300

$400/$3,200

$325/$1,950

$400/$4,000

$400/$4,000

$400/$3,200

$50/$1,400

$15/$225

$15/$240

MISCELLANEOUS

SOD 142 SYBLENDED BLUEGRASS SOD $6/$852

MULCH 7 CYSHREDDED HARDWOOD BARK MULCH $50/$350

GENUS/SPECIES

5% SPECIES

8% SPECIES

13.5% SPECIES

8% SPECIES

13.5% SPECIESSwamp White Oak
Quercus bicolor

Pink Flowering Dogwood
Cornus florida rubra

Karl Foerster Feather Reed Grass
Calamagrostis a. 'Karl Foerster'CA 38 CONT30" OC3 GAL $15/$570

13.5% SPECIES

11% SPECIES

RA 38 Grow Low Fragrant Sumac
Rhus aromatica 'Grow Low' 3 GAL B&B36" OC MAINTAIN AS HEDGE $50/$1,900

TE 25 Everlow Yew
Taxus x 'Everlow' 18" HT B&B24" OC MAINTAIN AS HEDGE $50/$1,250

Anemone tomentosa 'Robustissima'AT 38 CONT18" OC1 GAL $15/$570Robust Windflower

Malus 'Adirondack'MA 3 B&B2" CAL FULLY BRANCHED HEADSSEE PLAN $325/$975 4% SPECIESAdirondack Crabapple

Boulevard Linden
Tilia americana 'Boulevard'TA 9 B&B3" CAL FULLY BRANCHED HEADSSEE PLAN $400/$3,600 12% SPECIES

Common Hackberry
Celtis occidentalisCO 8 B&B3" CAL FULLY BRANCHED HEADSSEE PLAN $400/$3,200 11% SPECIES

NOTE:
THE APPROXIMATE DATE OF INSTALLATION FOR THE
PROPOSED LANDSCAPE WILL BE SPRING 2022,
WITH COMPLETION NO LATER THAN NOVEMBER 15.

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

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.

NOTE:
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.

2

3

RESTORE DISTURBED AREAS W/ SOD LAWN

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

GROUNDCOVER KEY

3" DEPTH DOUBLE SHREDDED HARDWOOD BARK MULCH

1

IRRIGATION  NOTE:
THE LANDSCAPE/IRRIGATION CONTRACTOR SHALL BE EXPAND THE
EXISTING IRRIGATION SYSTEM AS NECESSARY TO FULLY IRRIGATE ALL
NEW LANDSCAPE AREAS. IN ADDITION, THE SYSTEM SHALL BE
INSPECTED BY THE CITY'S CROSS CONNECTION SPECIALIST. THE
CONTRACTOR SHALL BE RESPONSIBLE FOR UPGRADING AS
REQUIRED BY THE CITY INSPECTION.

GENERAL SOD NOTE:
ALL LAWN AREAS DESIGNATED TO BE SODDED, SHALL BE SODDED WITH
A BLENDED DURABLE BLUEGRASS SOD, TYPICALLY GROWN IN THE REGION. ALL
TURF SHALL BE PLACED ON A MINIMUM 3" PREPARED TOPSOIL, AND WATERED
DAILY UNTIL ESTABLISHMENT.  IN AREAS SUBJECT  TO EROSION, SODDED LAWN
SHALL BE STABILIZED WHERE NECESSARY, AND LAID PERPENDICULAR TO SLOPES
SOD INSTALLATION SHALL OCCUR ONLY:
SPRING: APRIL1 TO JUNE1
FALL: AUGUST 15 TO OCTOBER 15

PROPOSED PLANT MATERIALS SHALL
NOT BE PLANTED WITHIN 4' OF
PROPERTY LINE

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

NOTE:
SEE SHEET L3 FOR PLANT LIST
AND BASIS OF CALCULATION
DIAGRAM

1. ALL PLANTING WORK WITHIN THE 25-FOOT WETLAND SETBACK SHALL
   BE DONE WITH HAND-HELD EQUIPMENT WHERE POSSIBLE AND THAT ALL
   VEHICHLES BE KEPT OUT OF THE WETLAND AND 25-FOOT WETLAND BUFFER
   THEREBY AVOIDING UNAUTHORIZED SOIL DISTURBANCE.
   DISTURBANCE OF THE GROUND SURFACE NEAR THIS SETBACK SHALL
   BE MINIMIZED AND AVOIDED THROUGH THE USE OF SMALL RUBBER
   TRACKED EQUIPMENT.
2. THE PROPOSED PLANTING LOCATIONS WITHIN THE 25-FOOT SETBACK
   SHALL ALL BE STAKED ON-SITE. PLEASE INDICATE THE TYPE OF TREE
   PROPOSED TO BE PLANTED BY WRITING IT ON EACH STAKE.
3. PROPOSED PLANTING LOCATIONS SHALL BE APPROVED BY THE CITY
   OF NOVI LANDSCAPE ARCHITECT OR CITY ENVIRONMENTAL
   CONSULTANT PRIOR TO PLANTING. APPLICANT SHALL CALL FOR AN
   INSPECTION OF THE STAKED LOCATIONS AT LEAST 48-HOURS PRIOR
   TO THE PROPOSED PLANTING.

REQUIRED CITY NOTES

APPROXIMATE SOIL
BOUNDARY LINE

LANDSCAPE WAIVER REQUESTS

A WAIVER IS REQUESTED FOR THE 207 L.F. OF PARKING PERIEMTER
LANDSCAPE ALONG THE WEST SIDE OF THE SOUTH PARKING LOT, DUE
TO LACK OF SPACE.

WAIVERS ARE REQUESTED FOR THE STREET TREES ALONG 12 MILE AND
CABARET, DUE TO EXISTING UNDERGROUND UTILITIES

EXISTING SHRUBS AND PERENNIAL BEDS
AROUND TREES TO BE REMOVED SHALL BE
REMOVED AND RESTORED WITH SOD, TYPICAL

APPROXIMATE SOIL
BOUNDARY LINE

25' CORNER CLEARANCE

25' CORNER CLEARANCE

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

NOTE:
EXISTING FOUNDATION LANDSCAPE
TO REMAIN UNLESS, OTHERWISE
NOTED

EXISTING SHRUBS AROUND TREES
TO BE REMOVED SHALL BE
PRESERVED AND/OR REPLACED
IN KIND

1
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PATIO

28-BX
15-HM

16-CA

16-HS

3-TA(P)

1-AL(G)

3-AR(G)

3-MA(G)

15-RA

3-CF(G)

3-GB(P)

14-TE
14-CA
8-RA

38-AT

4

4 MIXED SEASONAL ANNUALS

10-CA
13-TE

1-CC(W)
1-NS(W)

4-CO(W)
4-NS(W)

4-CO(W)

1-TA(P)

PROPOSED 3 FLAGPOLES,
MIN 15' OC, W/ 3 UPLIGHTS
SEE DETAIL SHEET L3

PROPOSED GREENBELT TREES IN 12 MILE
SETBACK CONSIDERED GREENBELT TREES

PROPOSED CONSERVATION EASEMENT
FOR WOODLAND REPLACEMENTS

EXISTING CONSERVATION EASEMENT
FOR WOODLAND REPLACEMENTS

3-NS(P)

PROPOSED SIGN LOCATION
W/ MIXED SEASONAL ANNUAL
BED (105 S.F.)

PROPOSED LIGHTED
BOLLARDS (18 TOTAL)
30" OC

PROPOSED PLANTINGS
AS A PART OF BRANCH
DEVELOPMENT

NOTE: PLACE 4" EMPTY PVC CONDUIT FOR FUTURE
GROUOND SIGN POWER CONNECTION

04-01-22  City Review - Phase 2 Landscaping
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04-18-22  Revised per City Review

1-TA(P)

1-AR(P)

2-CC(W)

PROPOSED CONSERVATION EASEMENT
FOR WOODLAND REPLACEMENTS TO
INCLUDE AREA OF WETLAND MITIGATION
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Know what's below
Call before you dig.

R

SEAL

07-06-2021

PROJECT

CLIENT

PROJECT LOCATION

SHEET

REVISIONS

DRAWN BY:

DESIGNED BY:

APPROVED BY:

DATE:

NOWAK & FRAUS ENGINEERS

46777 Woodward Ave.

Pontiac, MI 48342-5032

Tel. (248) 332-7931

Fax.  (248) 332-8257

civil Engineers

Land Surveyors

Land Planners

sheet no.NFE JOB NO.

G. Ostrowski

NF

N

S

W E

K911-03 L3

02040 20 40 60

1" = 40'

G. Ostrowski

G. Ostrowski

NF
civil Engineers

Land Surveyors

Land Planners

ENGINEERS

NF

SITE

LOCATION  MAP
N.T.S.

N
O

V
I R

O
A

D

TA
FT

 R
O

A
D

W 12 MILE ROAD

W 11 MILE ROAD

GRAND RIVER AVE.

CSX RAILRO
AD

FOUNTAIN WALK AVE.

C
A

BA
RE

T 
D

R.

D
O

N
EL

SO
N

 D
R.

96

Part of the NW  1 4
of Section 15
Town 1 North , Range 8 East
City of Novi,
Oakland County, Michigan

Vibe Credit Union
44575 W. Twelve Mile Road
City of Novi, MI 48377

Contact:
Mr. Allan McMorris
Phone: (248) 735-9500

Vibe Credit Union
Headquarters

BASIS OF CALCULATION DIAGRAM
N.T.S.

FLAGPOLE LAYOUT
1"=10'

PROPOSED 25' CLEAR ANODIZED ALUMINUM
POLES ON ENDS, WITH GLOBED FINIAL TOP AND
SINGLE INTERNAL HALYARD SYSTEM.

EXISTING 30' HT FLAGPOLE TO BE
SALVAGED AND RESET AS THE CENTER
POLE

PROPOSED UPLIGHT ON EACH FLAGPOLE
SEE PHOTOMETRIC PLAN FOR DETAIL. EXACT
DISTANCE FROM POLE PER MANUFACTURER

PROPOSED 3" DEPTH SHREDDED
HARDWOOD BARK MULCH, TYPICAL

PROPOSED 3/16" X 4" BLACK
STEEL EDGING ON BED

04-08-22  Revised per City Review

04-18-22  Revised per City Review





 
PLANNING REVIEW 

  



 
 

 
 
 
 
 
 
 

 
PETITIONER 
Nowak & Fraus Engineers 
 
REVIEW TYPE 
Revised Combined Preliminary & Final Site Plan 
 
PROPERTY CHARACTERISTICS 

 Section 15 
 Site Location South of Twelve Mile Road, West of Cabaret Drive; 22-15-126-023 
 Site School District Novi Community School District 
 Site Zoning OST: Office Service Technology 
 Adjoining Zoning North RA: Single Family 
  East RC: Regional Center 
  West OST: Office Service Technology  
  South OST: Office Service Technology 
 Current Site Use Bank & Office Center  

 Adjoining Uses 

North Residential  
East Commercial  
West Future Bank Branch / Vacant 
South Hotel / Research & Development 

 Site Size 9.84 acres 
 Plan Date October 15, 2021 

 
PROJECT SUMMARY 
The applicant has begun to repave the existing parking lot and create 22 new parking spaces where a 
current drive-through canopy is located. The canopy and drive-through lanes are proposed to be 
removed since a new Vibe Credit Union branch is being built directly to the west of this site. The total 
number of parking spaces on site would be 154 with 30 land banked spaces approved with the original 
site plan from the early 2000s. The current building will be used as Vibe Credit Union’s headquarters. The 
applicant has resubmitted plans due to some proposed landscape changes that requires a landscape 
waiver for the lack of parking lot perimeter canopy trees along the west side of the south parking lot. 
 
RECOMMENDATION 
Staff recommends approval of the Revised Combined Preliminary & Final Site Plan. The plan mostly 
conforms to the requirements of the Zoning Ordinance, with deviations identified below. All reviewers 
recommend approval of the Revised Combined Preliminary & final Site Plan with additional comments 
to be addressed on the Electronic Stamping Set.  
 
ORDINANCE REQUIREMENTS 
This project was reviewed for conformance with the Zoning Ordinance with respect to Article 3 (Zoning 
Districts), Article 4 (Use Standards), Article 5 (Site Standards), and any other applicable provisions of the 
Zoning Ordinance. Please address the items in bold below for the next submittal. 

 

 
PLAN REVIEW CENTER REPORT 

May 25, 2022 
Planning Review 

Vibe Credit Union HQ Site Maintenance 
JSP21-32 

  



JSP21-32: Vibe Credit Union HQ Site Maintenance  May 25, 2022 
Revised Combined Preliminary & Final Site Plan Review Page 2 of 2       
                       

1. Administrative Approval (Sec. 6.1.C): A site plan may be reviewed for approval administratively 
without formal review by the approving body when the plan only proposes improvements to or 
expansion of an existing off-street parking area; This site plan qualifies for administrative review as 
only minor changes to the site and parking lot are proposed. The proposed parking meets setback 
requirements and a change to the use is not proposed. 

 
2. Landscape Waiver: A landscape waiver is now required for the lack of parking lot perimeter 

canopy trees along the west side of the south parking lot. This waiver is supported by staff as the 
area is populated by existing woodland replacement trees that would be damaged by planting 
the required perimeter parking lot trees. The applicant intends on requesting this landscape 
waiver before the Planning Commission. 
 

3. Building Permit: A Building Permit has been issued for this project. Any associated landscape 
work has been put on hold until a resolution is reached regarding the requested Landscape 
Waiver. 

 
OTHER REVIEWS 

a. Engineering Review: Engineering has approved the Final Stamping Set. 
b. Landscape Review: Landscape recommends approval of the revised Combined Preliminary 

& Final Site Plan with comments to be addressed on the Electronic Stamping Set. 
c. Fire Review: Fire has approved the Final Site Plan. 
d. Traffic Review: Traffic has approved the Final Stamping Set. 

 
NEXT STEP: PLANNING COMMISSION MEETING 
With a landscape waiver needed for this project, Planning Commission approval of such waiver is required. 
This item will be tentatively scheduled to go before the Planning Commission as Matter for Consideration on 
June 8, 2022, at 7pm in the Novi Civic Center. Please provide a response letter addressing ALL comments in 
ALL review letters and a request for variances/waivers as you see fit via email by June 1, 2022. 
 
FUTURE STEP: ELECTRONIC STAMPING SET SUBMITTAL AND RESPONSE LETTER 
After receiving necessary approvals of waivers or variances, plans addressing the comments in all the 
staff and consultant review letters should be submitted electronically for informal review and approval 
prior to printing Stamping Sets. A letter from either the applicant or the applicant’s representative 
addressing comments in ALL review letters and associated charts is to be submitted with the electronic 
stamping set. This letter should address all comments in ALL letters and ALL charts and refer to sheet 
numbers where the change is reflected. 
 
REVISED STAMPING SET APPROVAL 
Revised Stamping sets will be required for this project.  After having received all of the review letters 
from City staff the applicant should make the appropriate changes on the plans and submit 6 size 24” x 
36”, folded, plan sets with original or electronic signature and seals on the cover sheet (subsequent 
pages may use electronic seal with signature), to the Community Development Department for Final 
Stamping Set approval. 
 
CHAPTER 26.5   
Chapter 26.5 of the City of Novi Code of Ordinances generally requires all projects be completed within 
two years of the issuance of any starting permit. Please contact Sarah Marchioni at 248.347.0430 for 
additional information on starting permits. The applicant should review and be aware of the 
requirements of Chapter 26.5 before starting construction. If the applicant has any questions 
concerning the above review or the process in general, do not hesitate to contact me at 248.735.5607 
or ccarroll@cityofnovi.org.  
 
 
____________________________________________________ 
Christian Carroll, Planner 

mailto:ccarroll@cityofnovi.org


 

 

 
LANDSCAPE REVIEW 

  



 
 
 
 
 
 
 
 
 
 
 

 
 
Review Type       Job #   
Revised Preliminary/Final Landscape Review   JSP21-0032 
 
Property Characteristics 
• Site Location:   43180 Nine Mile Road  
• Site Acreage:  2.12 ac. 
• Site Zoning:   I-1 
• Adjacent Zoning: North, West: RM-1, East, South: I-1 
• Plan Date:    4/18/2022 
 
Ordinance Considerations 
This project was reviewed for conformance with Chapter 37: Woodland Protection, Zoning 
Article 5.5 Landscape Standards, the Landscape Design Manual and any other applicable 
provisions of the Zoning Ordinance. Items in bold below must be addressed and incorporated as 
part of the revised Final Site Plan submittal.  Please follow guidelines of the Zoning Ordinance 
and Landscape Design Guidelines. This review is a summary and is not intended to substitute for 
any Ordinance.  
 
This site was developed under previous rules.  The proposed changes are being reviewed under 
our current rules, which have less stringent for greenbelt and parking lot requirements. 
 
Recommendation 
This project is recommended for approval for Preliminary and Final Site Plan, conditional on the 
waiver being granted by the Planning Commission.  The revisions noted below need to be 
addressed on revised Final Site Plan or the Electronic Stamping Set. 
 
LANDSCAPE WAIVER REQUIRED: 
Lack of parking lot perimeter canopy trees provided along the west side of the south parking lot 
– supported by staff as that area is populated by existing woodland replacement trees that 
would be damaged by planting the required perimeter parking lot trees. 
 
Ordinance Considerations 

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

1. Provided 
2. The original plan had 67 woodland replacement trees planted on the site, including 

approximately 16 in the front greenbelt, 10 of which they are removing to increase 
visibility of the building from Twelve Mile Road.  Those are being replaced with new 
replacement trees planted around the detention basin. 

 
Adjacent to Public Rights-of-Way – Berm/Wall, Buffer and Street Trees (Zoning Sec. 5.5.3.B.ii, iii) 

1. The project does not require any additional right-of-way berms or landscaping. 
2. Some of the previously existing woodland replacement trees that are remaining have 

been reclassified as greenbelt trees to meet the requirements. 

PLAN REVIEW CENTER REPORT 
May 13, 2022 

Vibe Credit Union HQ Parking 
Revised Preliminary/Final Site Plan - Landscaping 



Revised Preliminary and Final Site Plan Landscape Review May 13, 2022 
JSP 21-0032: VIBE CREDIT UNION HQ BUILDING PARKING ADDITION Page 2 of 2 
 

 

3. For Twelve Mile Road, a total of 7 canopy trees and 11 subcanopy trees are required 
and are provided (a combination of existing trees remaining, and new trees provided). 

4. For Cabaret, a total of 14 canopy trees and 23 sub-canopy trees are required. A 
combination of existing and new trees are provided to meet that requirement. 

5. As no changes to the building or parking lots are proposed, and most of the existing trees 
are remaining, no changes to the site grading are proposed or required so no new berms 
are proposed. 

6. No street trees exist or are proposed along either Twelve Mile Road or Cabaret due to 
utility conflicts. 

 
Parking Lot Landscaping (Zoning Sec. 5.5.3.C.) 

1. The parking lot layout is not changing beyond what was previously approved. 
2. For the existing layout, 3,932sf of interior landscape area and 20 trees are required.  

14,331sf of interior area and 20 trees are provided. 
3. Based on the parking lots’ perimeter length, 62 trees are required.  56 trees are provided.   
4. A landscape waiver to not provide perimeter trees along the western side of the southern 

parking lot is requested (207lf or 6 trees).  It is supported by staff as the original 
development put woodland replacement trees along that side of the parking lot, so 
there is no room for the required perimeter trees. 

 
Building foundation Landscaping (Zoning Sec 5.5.3.D) 

No additional building foundation landscaping is required. 
 
Plant List (LDM 4, 10) 

1. 7 of 15 non-woodland replacement species used (47%) are native to Michigan.  Please 
add at least one native species or switch one of the non-native species to a native 
species to meet the minimum 50% threshold. 

2. The tree diversity meets the requirement of the Landscape Design Manual Section 4. 
 
Planting Notations and Details (LDM 10) 

Provided 
Since there is room, please make the details larger for easier reading by the contractor. 

 
Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 3) 

No detention basin changes are proposed for this project so no additional landscaping is 
required. 

 
Irrigation (LDM 10) 

A note indicates that the existing irrigation system will be modified to cover the new 
plantings.  This is acceptable. 
 

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

 

____________________________________________________ 
Rick Meader  
City of Novi Landscape Architect 

mailto:rmeader@cityofnovi.org
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CIVIL ENGINEERS 
 

LAND SURVEYORS 
 

LAND PLANNERS 
 

 NOWAK & FRAUS ENGINEERS  
46777 WOODWARD AVENUE 
PONTIAC, MI 48342-5032 

WWW.NFE-ENGR.COM VOICE: 248.332.7931 
FAX: 248.332.8257

 

 

May 27, 2022 
 
City of Novi 
45175 Ten Mile Road 
Novi, MI 48325 

 
Attention: Christian Carroll 
 
RE:   Vibe Credit Union HQ 
    JSP21‐32 

 
Enclosed below please find a detailed response, based on the Plan Review Center Report dated May 13, 2022.  
 

Revised Preliminary and Final Site Plan Landscape Review 

 Landscape Waiver, for the Perimeter Parking Lot tree requirement, if approved by the Planning Commission will provided on 
the plan, Sheet L1, verbatim to the language approved.  

 

 At least one of the species provided on the plan will be substituted to a native species, to comply with the 50% native species 
requirement. 

 

 Planting details will be made larger.  
 
  

We believe the changes outlined herein bring the plans into full compliance with all applicable City requirements. We look forward to 
discussing this matter at the June 8 Planning Commission meeting. 

 
Sincerely, 

 
George A. Ostrowski, Jr., PLA 
Nowak and Fraus 

 




