
CITY of NOVI CITY COUNCIL 

Agenda Item 1 
April 1, 2019 

SUBJECT: Approval of the request of Applicant Erhard Motor Sales, Inc., and Developer Winfried 
Dahm, JSP 17-65 for a Preliminary Site Plan with a Special Development Option (SDO}, 
Wetland Permit, Woodland Permit, and Stormwater Management Plan in the GE, 
Gateway East District. The subject property is 9.48 acres of land located at the southwest 
corner of Grand River Avenue and Meadowbrook Road, in Section 23. The applicant is 
proposing a 58,663 square foot car sales facility for Jaguar Land Rover. 

B4'\.v<-:> 
SUBMITTING DEPARTMENT: Community Development Department- Planning Division 

CITY MANAGER APPROVAL: /'.:?i'~ 

BACKGROUND INFORMATION: 
The subject property comprises two parcels totaling 9 .48 acres. It is located on the 
southwest corner of Grand River Avenue and Meadowbrook Road (Section 23). The 
applicant is proposing to build a 58,663 square foot car sales facility for Jaguar Land 
Rover. The proposed facility includes sales and service areas. The concept plan proposes 
138 parking spaces for employee and visitors and 287 parking spaces for storing cars for 
sale. A storm water pond is proposed on the south side that also acts a buffer from the 
residential use on south side of Cherry Hill Road. It has access from both Meadowbrook 
Road and Grand River Avenue. 

The subject property is located at the "entry" area of the Gateway East District, since it is 
located on one of the four properties at the intersection of Grand River and 
Meadowbrook. Following a recommendation of the Planning Commission, the City 
Council is authorized to approve the SDO project, which contemplates a non-residential 
use that would not otherwise be permitted in the GE district for these properties, subject to 
conditions listed in Section 3.12.2.A.ii 

City Council Action: Rezoning 
City Council approved a rezoning request for the subject property from NCC (Non-Center 
Commercial) and OS-1 (Office Service} to GE (Gateway East} at their December 4, 2017 
meeting. At the time of its consideration of rezoning request, the Planning Commission 
noted that the applicant should maintain a reasonable buffer between the parking lot 
and the residential uses to the south. A storm water pond is proposed on the south side 
that also acts a buffer from the residential use on south side of Cherry Hill Road. 

City Council Action: SDO Concept Plan and Agreement 
The City Council held a public hearing on the proposed Concept Plan at the November 
13, 2018 City Council meeting. Tentative approvdl of the plan was granted at that time, 
subject to a number of conditions, and direction was provided for the City Attorney to 
prepare an SDO Agreement to be brought back before the City Council for final 
approval. Relevant minutes from the City Council meeting are attached. 
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The City Council approved the SDO Concept Plan and the SDO Agreement at their 
January 7, 2019 meeting. 

Site Plan Approval 
As noted in Section 3.12.7.B, once Concept Plan approval has been granted, the 
applicant may proceed to site plan review. Preliminary Site Plans will be reviewed and 
approved by the City Council. Final Site Plans may be reviewed and approved 
administratively unless the City Council directs otherwise at the time of Preliminary Site Plan 
approval. A public hearing has been scheduled for the April 1st City Council meeting for 
consideration of the Site Plan and associated permits. The attached review letters provide 
the City's professional staff and consultant's reviews and recommendations. 

Deviations approved as part of SDO Agreement 
The following deviations have been granted in the approved SDO Agreement. 

a. Planning deviation from Section 3.11 .8 for absence of the required sidewalk along 
Cherry Hill Road due to existing wetlands; 

b. Deviations from Section 5.15. Exterior Building Wall Fac;ade Materials for the 
following: 

i. Underage of brick {30 percent minimum required, 25 percent on north 
fac;ade and 28 percent on east fac;ade proposed); 

ii. Overage of flat metal panels {50 percent maximum allowed, 58 
percent on north fac;ade and 56 percent on east fac;ade proposed); 

iii. Overage of horizontal rib metal panels for roof top screening (0 
percent allowed, 17 percent on north, 16 percent on east, 12 percent 
on south and 18 percent on west proposed); 

c. Defer the Traffic Impact Study to the time of Preliminary Site Plan review, as the 
site falls under the study boundaries for the ongoing Comprehensive Traffic study 
by the City; 

d. Traffic deviation for variance from Design and Construction Standards Section 11-
216{d) for not meeting the minimum distance required for same-side commercial 
driveways along Grand River A venue; 

e. Landscape deviation from Section. 5.5.3.E.i.c for lack of street trees along Grand 
River Road frontage due to lack of space {8 trees required); 

f. Landscape deviation from Section. 5.5.3.E.i.c for lack of street trees along Cherry 
Hill Road frontage due to lack of space {8 trees required); 

g. Landscape deviation from Section 5.5.3.B.ii and iii for not providing greenbelt 
berm or plantings in area of wetland in order to preserve wetland along Cherry 
Hill Road frontage; 

h. Landscape deviation from Section 5.5.3.B.ii and iii for not providing greenbelt 
berm or plantings between Cherry Hill and the parking lot area not behind the 
wetland; 

Site Plan Review Summary 
The Planning review recommends approval, noting the following conditions from the SDO 
Agreement should be met prior to Final Site Plan approval. 

a. All loading and unloading from car carriers shall occur at non-peak traffic hours. 
This shall be indicated on the Final Site Plan. 

b. Remaining woodlands and wetlands areas on the southerly portion of the 
property are to be placed in a conservation easement, in a form and manner to 
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be approved by the City attorney, in accordance with applicable ordinances 
and regulations. 

c. Dedication of the right-of-way, to the proposed future right-of-way line, along 
Meadowbrook Road and along Grand River Avenue, as shown on the approved 
Site Plan. 

The Engineering review recommends approval with additional comments to be 
addressed with Final Site Plan submittal. 

The Landscape review recommends approval noting that the woodland replacement 
trees shall not be located in areas where they cannot be protected, such as in the 
greenbelt where utilities are nearby, in parking lot islands, etc. 

The Woodland review recommends approval with additional comments to be addressed 
with Final Site Plan submittal. The plan indicates the removal of 150 Regulated Trees (48% 
of the onsite regulated trees), requiring a total of 173 Woodland Replacement Credits. The 
current plan does however propose to replace all required Woodland Replacement 
Credits through on-site planting of deciduous and coniferous tree plantings. 

The Wetland review recommends approval contingent on the applicant providing a 
revised plan that clearly indicates the area (square feet or acres) of all wetland and 
wetland buffer impacts (both permanent and temporary, if applicable) and the volume 
(cubic yards) of all wetland impacts. The current plan appears to propose direct impact 
to wetland/watercourse for the removal of some existing storm water pipe and the 
installation of a storm water outfall pipe from the proposed detention basin. 

The Traffic review recommends approval with additional comments to be addressed with 
Final Site Plan submittal. The Meadowbrook Road driveway is proposed at the current 
location of a right turn lane taper. The applicant is extending the right turn lane north of 
the site driveway so that it also acts as a right turn lane for the development. Traffic review 
suggested that the applicant should consider revising that to not allow deliveries during 
normal business hours so that the trucks do not block the proposed 10 parking spaces. 

As part of the SDO Concept plan approval, the applicant received approval to defer the 
Traffic Impact Study to the time of Preliminary Site Plan review, as the site fell within the 
study boundaries for the Comprehensive Traffic study that was underway by the City. The 
applicant has provided the required Traffic study with this submittal. The City's Traffic 
Engineering consultant recommended approval provided that the applicant updates the 
study as noted in the review letter, including updating the study with newer traffic counts, 
working with the City's traffic consultant, AECOM, to include more background 
development assumptions, and developing an agreed-upon methodology and scope. 

The Facade review notes that the drawings are consistent with the SDO Agreement and 
Concept Plan previously approved by the City Council. 

The Fire review recommends approval with conditions noted in the letter. 

The applicant has provided a response letter describing how the highlighted concerns will 
be addressed on the Final Site Plan. This letter is at the end of the packet. 
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RECOMMENDED ACTION: 

FOUR PART MOTION 

PART 1: PRELIMINARY SITE PLAN WITH SDO OPTION 

Approval at the request of Applicant Erhard Motor Sales, Inc., and Developer Winfried 
Dahm for Preliminary Site Plan with an SDO Option for JSPl 7-65 Jaguar Land Rover based 
on and subject to the following: 

a. The applicant shall provide a revised Traffic study at the time of Final Site Plan 
approval; and 

b. The findings of compliance with Ordinance standards in the staff and consultant 
review letters, and the conditions and items listed in those letters, as well as all of the 
terms and conditions of the SDO Agreement as approved, with these items 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. 

PART 2: WETLAND PERMIT 

Approval at the request of Applicant Erhard Motor Sales, Inc., and Developer Winfried 
Dahm for Wetland Permit for JSP 17-65 Jaguar Land Rover based on and subject to the 
following the findings of compliance with Ordinance standards in the staff and consultant 
review letters, and the conditions and items listed in those letters being addressed on the 
Final Site Plan. This motion is made because the plan is otherwise in compliance with 
Chapter 12, Article V of the Code of Ordinances and all other applicable provisions of the 
Ordinance. 

PART 3: WOODLAND PERMIT 

Approval at the request of Applicant Erhard Motor Sales, Inc., and Developer Winfried 
Dahm for Woodland Permit for JSP17-65 Jaguar Land Rover based on and subject to the 
findings of compliance with Ordinance standards in the staff and consultant review letters, 
and the conditions and items listed in those letters being addressed on the Final Site Plan. 
This motion is made because the plan is otherwise in compliance with Chapter 37 of the 
Code of Ordinances and all other applicable provisions of the Ordinance. 

PART 4: STORMWATER MANAGEMENT PLAN 

Approval at the request of Applicant Erhard Motor Sales, Inc., and Developer Winfried 
Dahm for Stormwater Management Plan for JSPl 7-65 Jaguar Land Rover based on and 
subject to the findings of compliance with Ordinance standards in the staff and consultant 
review letters, and the conditions and items listed in those letters being addressed on the 
Final Site Plan. This motion is made because it otherwise in compliance with Chapter 11 of 
the Code of Ordinances and all other applicable provisions of the Ordinance. 
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PRELIMINARY SITE PLAN
(Full plan set available for viewing at the Community Development Department.)
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LAW RIGHTS OF COPYRIGHT AND OTHERWISE ARE
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CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.

CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING
UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS
EITHER EXPRESSED OR IMPLIED AS TO THE
COMPLETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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EITHER EXPRESSED OR IMPLIED AS TO THE
COMPLETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.

CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING
UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS
EITHER EXPRESSED OR IMPLIED AS TO THE
COMPLETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.

CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING
UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS
EITHER EXPRESSED OR IMPLIED AS TO THE
COMPLETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.

CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING
UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS
EITHER EXPRESSED OR IMPLIED AS TO THE
COMPLETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.

CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING
UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS
EITHER EXPRESSED OR IMPLIED AS TO THE
COMPLETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.

CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING
UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS
EITHER EXPRESSED OR IMPLIED AS TO THE
COMPLETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.

CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING
UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS
EITHER EXPRESSED OR IMPLIED AS TO THE
COMPLETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.

CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING
UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS
EITHER EXPRESSED OR IMPLIED AS TO THE
COMPLETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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THAT THEY ARE NOT TO BE USED, REPRODUCED, OR
COPIED, IN WHOLE OR IN PART, OR USED FOR
FURNISHING INFORMATION TO OTHERS, WITHOUT THE
PRIOR WRITTEN CONSENT OF PEA, INC. ALL COMMON
LAW RIGHTS OF COPYRIGHT AND OTHERWISE ARE
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CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.

CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING
UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS
EITHER EXPRESSED OR IMPLIED AS TO THE
COMPLETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.

D
ES

C
R

IP
TI

O
N

www.missdig.net1-800-482-7171
(TOLL FREE)

Know what's below
Call before you dig

2430 Rochester Ct, Ste 100
Troy, MI  48083-1872

t: 248.689.9090
f: 248.689.1044
www.peainc.com

PEA, Inc.

D
AT

E
C

H
K

N
o.

BY

ORIGINAL ISSUE DATE:

DRAWING NUMBER:

PEA JOB NO. 2017-176

SCALE:

FEBRUARY 11, 2019

PA
R

T 
O

F 
TH

E 
N

O
R

TH
EA

ST
 1

/4
 O

F 
SE

C
TI

O
N

 3
2,

 T
01

N
, R

08
E

C
IT

Y 
O

F 
N

O
VI

, O
AK

LA
N

D
 C

O
U

N
TY

, M
IC

H
IG

AN
D

ES
.

D
N

.
SU

R
.

P.
M

.

ER
H

A
R

D
 M

O
TO

R
 S

A
LE

S 
IN

C
.

18
45

 S
. T

EL
EG

R
AP

H
BL

O
O

M
FI

EL
D

 H
IL

LS
, M

IC
H

IG
AN

 4
83

02

JW
JP

B

JA
G

U
A

R
-L

A
N

D
 R

O
VE

R
 O

F 
N

O
VI

C
L

BK

NOT  FOR  CONSTRUCTION C-8.0

N
O

TE
S 

A
N

D
 D

ET
A

IL
S

8

1



R
EV

IS
IO

N
S

THIS DRAWING AND DESIGN ARE THE PROPERTY OF
PEA, INC. THEY ARE SUBMITTED ON THE CONDITION
THAT THEY ARE NOT TO BE USED, REPRODUCED, OR
COPIED, IN WHOLE OR IN PART, OR USED FOR
FURNISHING INFORMATION TO OTHERS, WITHOUT THE
PRIOR WRITTEN CONSENT OF PEA, INC. ALL COMMON
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CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.

CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING
UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS
EITHER EXPRESSED OR IMPLIED AS TO THE
COMPLETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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PRIOR WRITTEN CONSENT OF PEA, INC. ALL COMMON
LAW RIGHTS OF COPYRIGHT AND OTHERWISE ARE
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CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.

CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING
UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS
EITHER EXPRESSED OR IMPLIED AS TO THE
COMPLETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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COPIED, IN WHOLE OR IN PART, OR USED FOR
FURNISHING INFORMATION TO OTHERS, WITHOUT THE
PRIOR WRITTEN CONSENT OF PEA, INC. ALL COMMON
LAW RIGHTS OF COPYRIGHT AND OTHERWISE ARE
HEREBY SPECIFICALLY RESERVED.     ©  2017 PEA, INC.

CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.

CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING
UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS
EITHER EXPRESSED OR IMPLIED AS TO THE
COMPLETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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PEA, INC. THEY ARE SUBMITTED ON THE CONDITION
THAT THEY ARE NOT TO BE USED, REPRODUCED, OR
COPIED, IN WHOLE OR IN PART, OR USED FOR
FURNISHING INFORMATION TO OTHERS, WITHOUT THE
PRIOR WRITTEN CONSENT OF PEA, INC. ALL COMMON
LAW RIGHTS OF COPYRIGHT AND OTHERWISE ARE
HEREBY SPECIFICALLY RESERVED.     ©  2017 PEA, INC.

CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.

CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING
UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS
EITHER EXPRESSED OR IMPLIED AS TO THE
COMPLETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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KEY:

= GREENBELT / R.O.W. TREES

= IRRIGATED SOD  LAWN  STAKED ON SLOPES
   

= INTERIOR PARKING LOT TREES

= PERIMETER PARKING LOT TREES

= SWALE  SEED MIX & STAKED EROSION MAT
   BY: CARDNO NATIVE PLANT NURSERY
   PHONE: 574 . 586 . 2412

= TREE REPLACEMENT

=  EXISTING TREE TO REMAIN
WITH TREE PROTECTION FENCE

= NON IRRIGATED SEED LAWN WITH MAT,
  STAKED ON SLOPES
   

= FOUNDATION PLANTINGS

= SHRUBS

= ECONOMY PRAIRIE  SEED MIX &
   STAKED EROSION MAT
   BY: CARDNO NATIVE PLANT NURSERY
   PHONE: 574 . 586 . 2412

= EMERGENT WETLAND SEED MIX &
   STAKED EROSION MAT
   BY: CARDNO NATIVE PLANT NURSERY
   PHONE: 574 . 586 . 2412

= EXISTING TREES USED FOR
GREENBELT REQUIREMENT

LA
N

D
SC

A
PE

 P
LA

N

L-1.0

 TO BE DETERMINED

JT
S

LA
W

= EXISTING TREES USED FOR
PARKING PERIMETER REQUIREMENT

JL
E 

   

SCALE: 1" = 50'

= PERIMETER PARKING LOT TREES COUNTING
AS GREENBELT TREE
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PEA, INC. THEY ARE SUBMITTED ON THE CONDITION
THAT THEY ARE NOT TO BE USED, REPRODUCED, OR
COPIED, IN WHOLE OR IN PART, OR USED FOR
FURNISHING INFORMATION TO OTHERS, WITHOUT THE
PRIOR WRITTEN CONSENT OF PEA, INC. ALL COMMON
LAW RIGHTS OF COPYRIGHT AND OTHERWISE ARE
HEREBY SPECIFICALLY RESERVED.     ©  2017 PEA, INC.

CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.

CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING
UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS
EITHER EXPRESSED OR IMPLIED AS TO THE
COMPLETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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SCALE: N/A        

SORELLA PLANTER
MANUF: LANDSCAPE FORMS
SIZE: 45"x15"x18"
POWDERCOAT METAL COLOR: TITANIUM
QTY: 1
CONTACT: KYLE VERSEMAN
PHONE: 734.223.2101
DIFFERENT/COMPARABLE  PRODUCT, MUST
BE REVIEWED BY ENGINEER AND OWNER.

ARCATA BACKLESS BENCH
MANUF: LANDSCAPE FORMS
SIZE: 17"X74"X18"
MATERIAL: ALUMINUM
POWDERCOAT METAL COLOR: TITANIUM
MOUNT: SURFACE MOUNT
QTY: 5
CONTACT: KYLE VERSEMAN
PHONE: 734.223.2101
DIFFERENT/COMPARABLE  PRODUCT, MUST
BE REVIEWED BY ENGINEER AND OWNER.
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CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.

CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING
UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS
EITHER EXPRESSED OR IMPLIED AS TO THE
COMPLETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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SCALE: 1" = 20'        

KEY:

= TREES  - SEE SHEET L-1.0 FOR TYPE
    AND QUANTITY

= IRRIGATED SOD  LAWN
   

= NON IRRIGATED SEED LAWN
   

SHRUBS / PERENNIAL BEDS TO BE IRRIGATED

=SHRUBS

= PERENNIALS

SHRUBS/ PERENNIALS  NOT TO BE PLANTED UNDER  OVERHEAD
GUTTERS  AND DOWNSPOUTS TO AVOID WATER SPLASH ON SHRUBS.
FIELD ADJUST/SHIFT AS NECESSARY.

PLANT MATERIAL SHALL NOT BE PLANTED WITHIN 4' OF PROPERTY LINE

= 3-4" DIA. EGG ROCK OVER WEED FABRIC, 6" DEPTH

FIELD ADJUST/SHIFT  AS NECESSARY, TREES OR SHRUBS TO  AVOID
BLOCKING  ANY BUILDING ADDRESS, SIGNAGE OR LOGO.
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CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.

CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING
UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS
EITHER EXPRESSED OR IMPLIED AS TO THE
COMPLETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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KEY:

= TREES  - SEE SHEET L-1.0 FOR TYPE
    AND QUANTITY

= IRRIGATED SOD  LAWN
   

= NON IRRIGATED SEED LAWN
   

SHRUBS / PERENNIAL BEDS TO BE IRRIGATED

=SHRUBS

= PERENNIALS

SHRUBS/ PERENNIALS  NOT TO BE PLANTED UNDER  OVERHEAD
GUTTERS  AND DOWNSPOUTS TO AVOID WATER SPLASH ON SHRUBS.
FIELD ADJUST/SHIFT AS NECESSARY.

PLANT MATERIAL SHALL NOT BE PLANTED WITHIN 4' OF PROPERTY LINE

= 3-4" DIA. EGG ROCK OVER WEED FABRIC, 6" DEPTH

FIELD ADJUST/SHIFT  AS NECESSARY, TREES OR SHRUBS TO  AVOID
BLOCKING  ANY BUILDING ADDRESS, SIGNAGE OR LOGO.
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Plan View
Scale - 1" = 60ft

Note
1. Hours of Operation-

M/TH - 7A-9P
T/W/F - 7A-6P
Saturday - 8A-4P
Sunday - Closed

2. Automatic Lighting Control to reduce load by 50% during Non-Peak Business Hours
3. Pole Mounted Lighting = 25' AFG Mtg Height, 16' Mtg Height
4. Wall Mounted Lighting = 15' AFG Mounting Height
5. Pole/Building Mounted Lighting = Full Cutoff - No Tilt
6. Maximum Illumination at Commercial Property Line: 1.0FC MAX
7. Flashing Light Not Permitted
8. Only Necessary Lighting for Security Purposes and Limited Operations shall be permitted.
9. Electrical Service to Lighting Fixtures Shall be Placed Underground.

Schedule

Symbol Label Quantity Manufacture
r Catalog Number Description Lamp Number

Lamps Filename Lumens Per
Lamp

Light Loss
Factor Wattage

5SH-
40L

11 Cree Inc OSQ-HO-A-xx-
5SH-40L-57K-UL
CONFIGURED
FROM OSQ-HO-A-
xx-5SH-40L-40K-
UL

CONFIGURED FROM Cree
OSQ Series Area High
Output Luminaire, Type V
Short Distribution, 40L
Lumen Package, 4000K

CONFIGURED
FROM XHP70

1 OSQ-HO-A-
XX-5SH-40L-
57K-UL.ies

42416 1 341

4MB-
40L

10 Cree Inc OSQ-HO-A-xx-
4ME-40L-57K-UL
w/OSQ-HO-BLSF
CONFIGURED
FROM OSQ-HO-A-
xx-4ME-40L-40K-
UL w/OSQ-HO-
BLSF

CONFIGURED FROM Cree
OSQ Series Area High
Output Luminaire with
Backlight Shield, Type IV
Medium Distribution, 40L
Lumen Package, 4000K

CONFIGURED
FROM 26 MDA
LEDs

1 OSQ-HO-A-
4ME-40L-
57K-UL
W_OSQ-HO-
BLSF.ies

33737 1 341

B-4ME-
-WM

3 Cree Inc XSPW-B-xx-4ME-
8L-40K-UL

XSPW Wall Mount, Type IV
Medium Distribution, 8L,
4000K CCT

(4) MDA SA 1400 1 XSPW-B-WM-
-4ME-8L-40K-
-UL_PL12799-
-001A.ies

8873 1 70.82

2MB-
40L

1 Cree Inc OSQ-HO-A-xx-
2ME-40L-57K-
ULw_OSQ-HO-
BLSF
CONFIGURED
FROM OSQ-HO-A-
xx-2ME-40L-40K-
ULw_OSQ-HO-
BLSF

CONFIGURED FROM Cree
OSQ Series Area High
Output Luminaire with
Back Light Shield, Type II
Medium Distribution, 40L
Lumen Package, 4000K

CONFIGURED
FROM MDA LEDs
in 2 sections with
13 per section in
2 rows of 4 and 1
row of 5 in center,
26 total LEDs

1 OSQ-HO-A-
XX-2ME-40L-
57K-UL
W_OSQ-HO-
BLSF_CONFI
GURED.ies

34164 1 341

4M-
40L

2 Cree Inc OSQ-HO-A-xx-
4ME-40L-57K-UL
CONFIGURED
FROM OSQ-HO-A-
xx-4ME-40L-40K-
UL

CONFIGURED FROM Cree
OSQ Series Area High
Output Luminaire, Type IV
Medium Distribution, 40L
Lumen Package, 4000K

CONFIGURED
FROM 26 MDA
LEDs

1 OSQ-HO-A-
XX-4ME-40L-
57K-
UL_CONFIGU
RED.ies

42706 1 341

3MB-
40L

1 Cree Inc OSQ-HO-A-xx-
3ME-40L-57K-UL
w/OSQ-HO-BLSF
CONFIGURED
FROM OSQ-HO-A-
xx-3ME-40L-40K-
UL w/OSQ-HO-
BLSF

CONFIGURED FROM Cree
OSQ Series Area High
Output Luminaire with
Backlight Shield, Type III
Medium Distribution, 40L
Lumen Package, 4000K

CONFIGURED
FROM 26 MDA
LEDs

1 OSQ-HO-A-
XX-3ME-40L-
57K-UL
W_OSQ-HO-
BLSF_CONFI
GURED.ies

35017 1 341

4M-6L

2 Cree Inc OSQ-A-xx-4ME-Z-
40K-ULxxxxx
CONFIGURED
FROM OSQ-A-xx-
4ME-B-30K-
ULxxxxx

CONFIGURED FROM Cree
OSQ Series Area
Luminaire, Type IV
Medium Distribution, B
Input Power Designator,
3000K

CONFIGURED
FROM Eight Cree
MDA LEDs

1 OSQ-A-XX-
4ME-Z-40K-
ULXXXXX_C
ONFIGURED.
ies

6896 1 53

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

East Wall 1 3.0 fc 6.9 fc 0.2 fc 34.5:1 15.0:1
East Wall 2 0.2 fc 0.4 fc 0.0 fc N/A N/A
East Wall 3 0.0 fc 0.0 fc 0.0 fc N/A N/A
NE Wall 0.0 fc 0.0 fc 0.0 fc N/A N/A
North Wall 1 0.0 fc 0.0 fc 0.0 fc N/A N/A
North Wall 2 0.4 fc 1.2 fc 0.0 fc N/A N/A
North Wall 3 2.6 fc 6.1 fc 0.2 fc 30.5:1 13.0:1
NW Entry 2.1 fc 54.1 fc 0.0 fc N/A N/A

NW Service Entry 3.9 fc 51.3 fc 0.2 fc 256.5:1 19.5:1

Paved Areas 4.9 fc 12.4 fc 1.4 fc 8.9:1 3.5:1
Property Lines 0.0 fc 0.6 fc 0.0 fc N/A N/A
South Drive 5.6 fc 85.2 fc 0.3 fc 284.0:1 18.7:1
South Wall 1 1.6 fc 3.3 fc 0.4 fc 8.3:1 4.0:1
South Wall 2 0.6 fc 1.1 fc 0.2 fc 5.5:1 3.0:1
West Wall 1 0.8 fc 2.2 fc 0.1 fc 22.0:1 8.0:1
West Wall 2 1.6 fc 9.2 fc 0.1 fc 92.0:1 16.0:1

Ja
g

u
ar

 L
an

d
 R

ov
er

Ex
te

ri
or

 L
ig

h
ti

n
g

 P
la

n
N

ov
i,

 M
I

Designer
BG
Date
10/03/18
Scale
Not to Scale
Drawing No.
REV4
Summary

1 of 3



Ja
g

u
ar

 L
an

d
 R

ov
er

Ex
te

ri
or

 L
ig

h
ti

n
g

 P
la

n
N

o
vi

, 
M

I

Designer
BG
Date
10/03/18
Scale
Drawing No.
REV4
Summary

2 of 3

North Elevation West Elevation

South Elevation East Elevation



Ja
g

u
ar

 L
an

d
 R

ov
er

Ex
te

ri
or

 L
ig

h
ti

n
g

 P
la

n
N

o
vi

, 
M

I

Designer
BG
Date
10/03/18
Scale
Drawing No.
REV4
Summary

3 of 3































FAÇADE BOARD 





NOISE IMPACT STATEMENT 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

























TRAFFIC STUDY 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 

Memo 

27725 Stansbury Boulevard, Suite 150 
Farmington Hills, MI 48334 

P: 248.536.0080 
F: 248.536.0079 

832620 Novi BMW TIS FINAL Memo 12-12-17.docx  www.fveng.com 

 VIA EMAIL 

To: Mr. Mark Drane, AIA, LEED AP 
Rogvoy Architects 

From: 
Julie M. Kroll, PE, PTOE 
Steven J. Russo, PE 
Fleis & VandenBrink 

Date: December 12, 2017 

Re: 
Erhard BMW 
City of Novi, Michigan 
Traffic Impact Study 

Introduction 
This memorandum presents the results of the Traffic Impact Study (TIS) for the proposed Erhard BMW 
dealership in the City of Novi, Michigan.  The project site is located in the southwest quadrant of the Grand 
River Avenue & Meadowbrook Road intersection and is currently undeveloped.  Site access is proposed via 
one site driveway to Meadowbrook Road and one a right-in right-out only driveway to Grand River Avenue.   

Grand River Avenue is under the jurisdiction of the Road Commission for Oakland County (RCOC) and 
Meadowbrook Road is under the jurisdiction of the City of Novi.  Per the City of Novi Community Development 
Department’s Site Plan and Development Manual (Section 1), a Traffic Impact Study (TIS) is required for site 
plan approval and permitting of site access. This TIS has been completed to identify the impacts (if any) of the 
proposed development on the following study intersections: 

• Grand River Avenue & Meadowbrook Road,  
• Meadowbrook Road & Cherry Hill Road / Clermont Avenue,  
• Grand River Avenue & Grandview Lane / Funeral Home Drive, and  
• The proposed site access locations. 

The scope of the study was developed based on Fleis & VandenBrink’s (F&V) knowledge of the study area, 
understanding of the development program, accepted traffic engineering practice, and methodologies 
published by the Institute of Transportation Engineers (ITE).  Additionally, F&V solicited input regarding the 
scope of work from RCOC and the City of Novi traffic consultant, AECOM.   

Data Collection 
The existing weekday turning movement traffic volume data were collected by F&V subconsultant Traffic Data 
Collection, Inc. (TDC) on Tuesday, September 12, 2017.  Intersection turning movement counts were 
collected during the weekday AM (7:00 AM to 9:00 AM) and PM (4:00 PM to 6:00 PM) peak periods at all 
study intersections.  This data was used as a baseline to establish existing traffic conditions without the 
proposed development.  The peak hour volumes for each intersection were utilized for this study and the 
volumes were balanced upward through the study network.  Additionally, F&V collected an inventory of 
existing lane use and traffic controls and obtained existing traffic signal timing information from RCOC.  The 
applicable data referenced in this memorandum are attached.    
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Existing Conditions 
Existing peak hour vehicle delays and Levels of Service (LOS) were calculated at the study intersections 
using Synchro (Version 10) traffic analysis software.  This analysis was based on the existing lane use and 
traffic control shown on the attached Figure 1, the existing peak hour traffic volumes shown on the attached 
Figure 2, and the methodologies presented in the Highway Capacity Manual, 6th Edition (HCM6).  Typically, 
LOS D is considered acceptable, with LOS A representing minimal delay, and LOS F indicating failing 
conditions.  Additionally, SimTraffic network simulations were reviewed to evaluate network operations and 
vehicle queues.  The existing conditions results are attached and summarized in Table 1.   

Table 1: Existing Intersection Operations 

     AM Peak PM Peak 
     Delay   Delay   
Intersection Control Approach (s/veh) LOS (s/veh) LOS 
            1.  Grand River Avenue Signalized EB 20.9 C 28.3 C 
  & Meadowbrook Road  WB 18.2 B 44.1 D 
    NB 60.1 E 54.9 D 
    SB 50.4 D 75.4 E 
    Overall 31.4 C 48.6 D 
                            2.  Meadowbrook Road Signalized EB 56.4 E 55.7 E 
  & Cherry Hill Road /   WB 55.3 E 56.2 E 
  Clermont Avenue  NB 2.4 A 2.3 A 
    SB 1.8 A 2.3 A 
    Overall 10.5 B 6.4 A 
                            3.  Grand River Avenue STOP EB LT 9.2 A 11.2 B 
  & Grandview Lane /  (Minor) WB LT 0.0 A 0.0 A 
  Funeral Home Drive  NB 0.0 A 0.0 A 
    SB 14.7 B 45.7 E 
                

The results of the existing conditions analysis indicate that all study intersection approaches and movements 
currently operate acceptably at a LOS D or better with the exception of the following: 

• The NB and SB through movements at the signalized intersection of Grand River Avenue & 
Meadowbrook Road which, currently operates at a LOS E and F during the AM and PM peak hours, 
respectively.   

• The EB and WB approaches at the signalized intersection of Meadowbrook Road & Cherry Hill Road 
/ Clermont Avenue which currently operate at a LOS E during both peak hours.  

• The STOP controlled SB left turn movement from Grandview Lane to Grand River Avenue which 
currently operates at a LOS F during the PM peak hour.   

A review of SimTraffic network simulations indicates generally acceptable traffic operations during the AM 
peak hour with brief periods of long vehicle queues observed for the EB and NB approaches at the signalized 
intersection of Grand River Avenue & Meadowbrook Road; however, these queues typically clear during each 
signal cycle and limited cycle failures are observed. During the PM peak hour, long vehicle queues are 
observed for the WB and SB approaches at the Grand River Avenue & Meadowbrook Road intersection 
which last throughout the duration of the peak hour and do not dissipate.   

Existing Conditions Improvements 
In order to improve traffic operations to a LOS D or better for all intersection approaches and movements, 
mitigation measures were evaluated, as summarized below. It is noted that high delays and poor LOS 
experienced at the stop-controlled Grandview Lane approach are a result of high traffic volumes on Grand 
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River Avenue.  However, the 95th percentile queue lengths for this approach are calculated to be 21 feet (one 
vehicle), which is not significant.  Therefore, this unsignalized driveway was not included in the network 
improvements analysis. 

Grand River Avenue & Meadowbrook Road 

Signal timing adjustments were investigated at the Grand River Avenue & Meadowbrook Road intersection.  
However, it was determined that signal timing adjustments at this intersections alone would not address the 
existing operational deficiencies previously identified.  Therefore, geometric improvements were evaluated.   

The results of this analysis indicate that the existing exclusive WB right turn lane should be restriped as a 
shared through / right turn lane and an additional receiving lane should be constructed west of the intersection 
between Meadowbrook Road and Grandview Lane (approximately 275 feet).  With this improvement, the 
signal timings were optimized to a 120 second cycle length and the existing right-turn overlap phase and dog 
house signal head for the WB approach should be removed.   

Meadowbrook Road & Cherry Hill Road / Clermont Avenue 

At the intersection of Meadowbrook Road & Cherry Hill Road / Clermont Avenue, signal cycle length and 
timing change adjustments are recommended to reduce the existing 120 second cycle length to run as a half-
cycle of the Grand River Avenue & Meadowbrook Road intersection.  The change in cycle length will have no 
impact on corridor progression along Meadowbrook Road as the signal will be able to double-cycle and stay 
in step-with upstream and downstream signals.  The results of the existing conditions analysis with 
recommended improvements are summarized in Table 2.   

Table 2: Existing Intersection Operations with Improvements 

     AM Peak PM Peak 
     Delay   Delay   
Intersection Control Approach (s/veh) LOS (s/veh) LOS 
            1.  Grand River Avenue Signalized EB 21.9 C 29.6 C 
  & Meadowbrook Road  WB 20.1 C 29.1 C 
    NB 54.2 D 46.9 D 
    SB 41.0 D 47.6 D 
    Overall 30.2 C 36.3 D 
                            2.  Meadowbrook Road Signalized EB 25.1 C 26.1 C 
  & Cherry Hill Road /   WB 24.7 C 26.2 C 
  Clermont Avenue  NB 4.1 A 3.5 A 
    SB 0.2 A 0.6 A 
    Overall 6.2 A 3.7 A 
                

The results of the existing conditions analysis with improvements show that all signalized study intersection 
approaches will operate acceptably at a LOS D or better during both peak periods; however, the NB and SB 
through movements will continue to operate at a LOS E during the AM and PM peak hours, respectively.   A 
review of network simulations with improvements indicates generally acceptable traffic operations during both 
peak periods with vehicle queues typically clearing during each signal cycle and limited cycle failures.    

Background Conditions 
Historical traffic volume data was reviewed in order to determine the applicable growth rate for the existing 
traffic volumes to the project build-out year of 2018.  The historical growth rates for Grand River Avenue and 
Meadowbrook Road were referenced.  The results of this analysis indicate that between 2011 and 2016, the 
Average Annual Daily Traffic (AADT) volumes at the intersection of Grand River Avenue & Meadowbrook 
Road intersection have decreased.  In addition, the SEMCOG community profile for the City of Novi was 
reviewed; this showed a declining population growth from 2015 to 2040 and a marginal employment growth 
from 2010 to 2040.  Therefore, as a conservative approach a background traffic growth of 0.5% per year was 
assumed for this study for the analysis of background conditions without the proposed development. 
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In addition to background growth, it is important to account for traffic that is expected to be generated by 
approved developments within the vicinity of the study area that have yet to be constructed or are currently 
under construction.  Through conversations with the City of Novi Planning Department, a single background 
development was identified near the study area known as Brooktown Apartments.  The site-generated vehicle 
trips from the background development were assigned to the study road network based on the TIS completed 
by F&V dated November 18, 2014 and existing peak hour traffic patterns.   

Background Operations 
Background peak hour vehicle delays and LOS were calculated based on the existing lane use and traffic 
control shown on the attached Figure 1, the background traffic volumes shown on the attached Figure 3, and 
the methodologies presented in the HCM.  The results of the background conditions assessment are attached 
and summarized in Table 3. 

Table 3: Background Intersection Operations 

     AM Peak PM Peak 
     Delay   Delay   
Intersection Control Approach (s/veh) LOS (s/veh) LOS 
            1.  Grand River Avenue Signalized EB 21.6 C 29.5 C 
  & Meadowbrook Road  WB 18.9 B 51.7 D 
    NB 60.1 E 56.0 E 
    SB 50.3 D 75.4 E 
    Overall 31.7 C 51.6 D 
                            2.  Meadowbrook Road Signalized EB 56.4 E 55.7 E 
  & Cherry Hill Road /   WB 55.3 E 56.2 E 
  Clermont Avenue  NB 2.4 A 2.3 A 
    SB 1.9 A 2.3 A 
    Overall 10.4 B 6.4 A 
                            3.  Grand River Avenue STOP EB LT 9.2 A 11.5 B 
  & Grandview Lane /  (Minor) WB LT 0.0 A 0.0 A 
  Funeral Home Drive  NB 0.0 A 0.0 A 
    SB 14.9 B 52.5 F 
                

The results of the background conditions analysis show that all study intersection approaches and 
movements are expected to continue to operate in a manner similar to existing conditions during both the AM 
and PM peak hours and minor increases in delay will not be discernable.  Review of network simulations also 
indicates background traffic operations will be similar to existing conditions. 

Background Conditions Improvements 
In order to improve traffic operations to a LOS D or better for all intersection approaches and movements 
under background conditions, mitigation measures that were identified under existing conditions were applied.  
The results of the background conditions assessment with improvements are attached and summarized in 
Table 4. 

The results of the background conditions analysis with improvements show that all signalized study 
intersection approaches will operate acceptably at a LOS D or better during both peak periods; however, the 
NB and SB through movements will continue to operate at a LOS E during the AM and PM peak hours, 
respectively.  A review of network simulations with improvements indicates generally acceptable traffic 
operations during both peak periods with vehicle queues typically clearing during each signal cycle and 
limited cycle failures.   
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Table 4: Background Intersection Operations with Improvements 
     AM Peak PM Peak 
     Delay   Delay   
Intersection Control Approach (s/veh) LOS (s/veh) LOS 
            1.  Grand River Avenue Signalized EB 22.7 C 30.6 C 
  & Meadowbrook Road  WB 20.3 C 30.4 C 
    NB 54.2 D 48.8 D 
    SB 40.9 D 47.1 D 
    Overall 30.4 C 37.2 D 
                            2.  Meadowbrook Road Signalized EB 25.1 C 26.1 C 
  & Cherry Hill Road /   WB 24.7 C 26.2 C 
  Clermont Avenue  NB 4.1 A 3.5 A 
    SB 0.2 A 0.6 A 
    Overall 6.2 A 3.7 A 
                

Site Trip Generation Analysis 
The number of AM and PM peak hour vehicle trips that would be generated by the proposed development 
was forecast based on data published by ITE in the Trip Generation Manual, 9th Edition.  The site trip 
generation forecast for the proposed development is summarized in Table 5. 

Table 5: Site Trip Generation 

                                ITE 
Code    

Average 
Daily Traffic  

AM Peak Hour 
 

PM Peak Hour   
Land Use Amount Units 

  
In Out Total 

 
In Out Total   

                                               Automobile Sales 841 53,211 SF 
 

1,719 
 

77 25 102 
 

50 75 125   
                              

The vehicle trips that would be generated by the proposed development were assigned to the study road 
network based on existing peak hour traffic patterns, local population densities, the proposed site plan, and 
the methodologies published by ITE.  This methodology indicates that new trips will return to their direction of 
origin.  The site trip distributions used in the analysis are summarized in Table 6. 

Table 6: Site Trip Distribution 

        To / From via 
 

AM/PM 
              North Meadowbrook Road 

 
17% 

South Meadowbrook Road 
 

18% 
East Grand River Avenue 

 
32% 

West Grand River Avenue 
 

33% 
  

  
100% 

        
The site-generated vehicle trips were assigned to the study road network based on this trip distribution 
patterns and are shown on the attached Figure 4.  The site-generated trips were added to the background 
traffic volumes to calculate the future peak hour traffic volumes shown on the attached Figure 5. 

Future Conditions  
Future peak hour vehicle delays and LOS with the proposed development were calculated based on the 
existing lane use and traffic control, the future traffic volumes, the proposed site access plan, and the 
methodologies presented in the HCM.  Additionally, SimTraffic simulations were reviewed to evaluate network 
operations and vehicle queues.  The results of the future conditions analysis are attached and are 
summarized in Table 7. 
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Table 7: Future Intersection Operations 

     AM Peak PM Peak 
     Delay   Delay   
Intersection Control Approach (s/veh) LOS (s/veh) LOS 
            1.  Grand River Avenue Signalized EB 22.4 C 30.7 C 
  & Meadowbrook Road  WB 19.1 B 52.3 D 
    NB 60.1 E 69.6 E 
    SB 51.0 D 79.8 E 
    Overall 32.2 C 55.4 E 
                            2.  Meadowbrook Road Signalized EB 56.4 E 55.7 E 
  & Cherry Hill Road /   WB 55.3 E 56.2 E 
  Clermont Avenue  NB 2.4 A 2.3 A 
    SB 1.9 A 2.5 A 
    Overall 10.3 B 6.4 A 
                            3.  Grand River Avenue STOP EB LT 9.3 A 11.7 B 
  & Grandview Lane /  (Minor) WB LT 0.0 A 0.0 A 
  Funeral Home Drive  NB 0.0 A 0.0 A 
    SB 15.1 C 55.2 F 
                            4.  Meadowbrook Road STOP EB 12.6 B 17.2 C 
  & Site Drive (Minor) NB LT 7.8 A 9.2 A 
    SB Free Free 
                            5.  Grand River Avenue STOP EB Free Free 
  & Site Drive (Minor) NB 12.2 B 11.9 B 
                

The results show that all study intersection approaches and movements are expected to continue to operate 
in a manner similar to background conditions during both the AM and PM peak hour, with minor increases in 
vehicle delay.  At the intersection of Grand River Avenue & Meadowbrook Road overall vehicle delays will 
increase by less than four seconds during the peak periods which will not be discernable to existing network 
traffic.  Additionally, the proposed development will increase traffic at this intersection by less than 3%, which 
is not significant.   

At the proposed site driveway approaches to Grand River Avenue and Meadowbrook Road all approaches 
and movements will operate acceptably at a LOS C or better during both peak periods.  A review of network 
simulations showed traffic operations which are similar to background conditions with generally acceptable 
traffic operations observed during the AM peak hour and long vehicle queues observed for the WB and SB 
approaches at Grand River Avenue & Meadowbrook Road during the PM peak hour.  No significant vehicle 
queues are observed at the proposed site driveways.   

Lastly, vehicle queues from the signalized intersections of Meadowbrook Road with Grand River Avenue and 
Cherry Hill Road / Clermont Avenue were evaluated with respect to the proposed site driveway locations.  
The queue length calculations based on SimTraffic simulations are shown in Table 8.  The storage length is 
also indicated to be the distance between the painted stop bar and the respective driveway.   

The results of this analysis indicate that vehicle queues from the adjacent signalized intersections will not 
have an adverse impact on the proposed site driveway to Meadowbrook Road.  The proposed site driveway 
will be blocked for two minutes or less of the peak periods, which is not significant.  On Grand River Avenue, 
EB vehicle queues from Grand River Avenue & Meadowbrook Road will block the proposed site driveway 
location for approximately 10 minutes of the peak periods.  However, this driveway location is proposed to be 
a right-in / right-out only driveway and is located near the property boundary furthest from the signalized 
intersection consistent with best practices in access management.  
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Table 8: Vehicle Queue Lengths 
     AM Peak PM Peak 
  Approach Available Avg. 95th  Blocked Avg. 95th  Blocked 
Intersection / Lane Storage Queue (ft) Queue (ft) Time (min) Queue (ft) Queue (ft) Time (min) 
             Grand River Avenue & 

Meadowbrook Road 
NB Thru / Left 280 208 341 2 168 294 1 

EB 225 269 356 11 252 347 10 
         Meadowbrook Road & 

Cherry Hill Road SB Thru / Left 315 22 64 0 47 125 0 

                  

Future Conditions Improvements 
In order to improve traffic operations to a LOS D or better for all intersection approaches and movements 
under future conditions, mitigation measures that were identified under existing conditions were applied.  The 
results of the future conditions assessment with improvements are attached and summarized in Table 9.  

Table 9: Future Intersection Operations with Improvements 

     AM Peak PM Peak 
     Delay   Delay   
Intersection Control Approach (s/veh) LOS (s/veh) LOS 
            1.  Grand River Avenue Signalized EB 23.8 C 33.7 C 
  & Meadowbrook Road  WB 20.4 C 32.4 C 
    NB 54.2 D 52.3 D 
    SB 41.1 D 47.3 D 
    Overall 30.9 C 39.4 D 
                            2.  Meadowbrook Road Signalized EB 25.1 C 26.1 C 
  & Cherry Hill Road /   WB 24.7 C 26.2 C 
  Clermont Avenue  NB 4.1 A 3.6 A 
    SB 0.3 A 0.8 A 
    Overall 6.1 A 3.8 A 
                

The results of the future conditions analysis with improvements show that all signalized study intersection 
approaches will operate acceptably at a LOS D or better during both peak periods; however, the NB and SB 
through movements will continue to operate at a LOS E during the AM and PM peak hours, respectively.  A 
review of network simulations with improvements indicates generally acceptable traffic operations during both 
peak periods with vehicle queues typically clearing during each signal cycle and limited cycle failures.   

Access Management 
The City of Novi standards for access management outlined in Section 11-216 of the City Ordinances were 
reviewed for the proposed site driveway to Grand River Avenue.  The results of the analysis are summarized 
in Table 7. 

Table 10: Driveway & Intersection Spacing 
Location Adjacent Driveway Distance  City Requirement  Meets 

Grand River 
Avenue 

Funeral Home Drive 75 ft 275 ft No 
Grandview Lane 75 ft 150 ft No 

The results of the analysis show that the proposed site driveway does not meet the City standards for 
driveway spacing.  However, the site driveway to Grand River Avenue is proposed to be a right-in / right-out 
only driveway which will help to eliminate conflicts between turning vehicles from adjacent driveways.  
Additionally, the developer has explored shared access with the adjacent funeral home driveway to Grand 
River Avenue, which would eliminate the need for a new access point along Grand River Avenue; however, 
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they have not been able to reach an agreement.  On Meadowbrook Road, the proposed site driveway is 
located half way between the signalized intersections of Meadowbrook Road with Grand River Avenue and 
Cherry Hill Road and will be blocked for less than two minutes of the peak period, which is not significant.   

Lastly, the City of Novi warrants for right-turn lanes were evaluated at the site access point to Meadowbrook 
Road.  The results of this analysis show that a right-turn deceleration taper is warranted at the proposed Site 
Drive.  The right-turn deceleration taper should be designed in accordance with the City of Novi requirements.   

Conclusions  
The conclusions of this Traffic Impact Study are as follows:  

1. The results of the existing conditions analysis indicate that all study intersection approaches and 
movements currently operate acceptably at a LOS D or better with the exception of the following: 

a. The NB through movement and SB through movement at the signalized intersection of Grand 
River Avenue & Meadowbrook Road which currently operates at a LOS E and F during the 
AM and PM peak hours, respectively.   

b. The EB and WB approaches at the signalized intersection of Meadowbrook Road & Cherry 
Hill Road / Clermont Avenue which currently operate at a LOS E during both peak hours.  

c. The STOP controlled SB left turn movement from Grandview Lane to Grand River Avenue 
which currently operates at a LOS F during the PM peak hour.   

2. The following mitigation measures are recommended under existing conditions in order to improve 
traffic operations under existing conditions: 

Grand River Avenue & Meadowbrook Road 

a. Restripe the WB right turn lane at the signalized intersection of Grand River Avenue & 
Meadowbrook Road to provide a shared through / right turn lane.  

b. Construct an additional receiving lane west of the intersection between Meadowbrook Road 
and Grandview Lane (approximately 275 feet). 

c. Optimize signal phase splits and remove WB doghouse signal head and right turn overlap 
phasing. 

Meadowbrook Road & Cherry Hill Road / Clermont Avenue 

d. Optimize signal cycle length to a half-cycle of the Grand River Avenue & Meadowbrook Road 
intersection.   

3. The analysis of background conditions without the proposed development show operations similar 
to existing conditions and any increases in delay would not be discernable.   

4. The analysis of future conditions with the proposed development shows that operations would be 
similar to background conditions with minor increases in vehicle delay.   

5. At the intersection of Grand River Avenue & Meadowbrook Road overall vehicle delays will increase 
by less than four seconds during the peak periods which will not be discernable to existing network 
traffic.  Additionally, the proposed development will increase traffic at this intersection by less than 
3%, which is not significant.   

6. At the proposed site driveway approaches to Grand River Avenue and Meadowbrook Road all 
approaches and movements will operate acceptably at a LOS C or better during both peak periods. 

7. A right turn deceleration taper is warranted at the site access point on Meadowbrook Road. 

8. The proposed site driveways should be designed in accordance with RCOC and City of Novi 
requirements. 

Attached: Figures 1-5 
Traffic Volume Data 
SEMCOG Data 

  Synchro / SimTraffic Results 



Novi Erhard BMW | Traffic Impact Study 
December 12, 2017 │ Page 9 of 9 

 

832620 Novi BMW TIS FINAL Memo 12-12-17.docx   

  Novi Auxiliary Lane Warrants 
 
SJR:jmk 













File Name : TMC_1 GrandRiver & Grandview_9-12-14
Site Code : TMC_1
Start Date : 9/12/2017
Page No : 1

Project: Novi Traffic Impact Study
Type: 4 Hr. Video Turning Movement Count
Weather:Sunny/Cldy, Dry Deg. 70's
Count By: Miovision Video SCU 5DW SE

Groups Printed- Pass Cars - Single Units - Heavy Trucks - Peds.
Grandview Lane

Southbound
Grand River Avenue

Westbound
Funeral Home Drive

Northbound
Grand River Avenue

Eastbound

Start Time Rgt Thru Left Peds App. Total Rgt Thru Left Peds App. Total Rgt Thru Left Peds App. Total Rgt Thru Left Peds App. Total Int. Total

07:00 AM 0 0 0 0 0 0 74 0 0 74 0 0 0 0 0 0 151 1 0 152 226
07:15 AM 1 0 0 0 1 1 85 0 0 86 0 0 0 0 0 0 185 2 0 187 274
07:30 AM 0 0 0 0 0 1 85 0 0 86 0 0 0 0 0 0 205 0 0 205 291
07:45 AM 1 0 0 1 2 0 130 0 0 130 0 0 0 0 0 0 258 3 0 261 393

Total 2 0 0 1 3 2 374 0 0 376 0 0 0 0 0 0 799 6 0 805 1184

08:00 AM 2 0 0 0 2 1 118 0 0 119 0 0 0 0 0 0 233 1 0 234 355
08:15 AM 1 0 0 0 1 1 146 0 0 147 0 0 0 0 0 0 235 2 0 237 385
08:30 AM 1 0 0 0 1 2 178 0 0 180 0 0 0 0 0 0 218 2 0 220 401
08:45 AM 0 0 0 2 2 0 152 0 0 152 0 0 0 0 0 0 212 1 0 213 367

Total 4 0 0 2 6 4 594 0 0 598 0 0 0 0 0 0 898 6 0 904 1508

**** BREAK ****

04:00 PM 3 0 2 0 5 1 265 0 0 266 0 0 0 0 0 0 187 2 0 189 460
04:15 PM 2 0 1 0 3 4 256 0 0 260 0 0 0 0 0 0 192 1 0 193 456
04:30 PM 3 0 1 0 4 4 276 0 0 280 0 0 0 0 0 0 176 0 0 176 460
04:45 PM 6 0 0 1 7 2 244 0 0 246 0 0 1 0 1 0 220 1 0 221 475

Total 14 0 4 1 19 11 1041 0 0 1052 0 0 1 0 1 0 775 4 0 779 1851

05:00 PM 1 0 3 0 4 4 281 0 0 285 0 0 0 0 0 0 207 2 0 209 498
05:15 PM 3 0 1 2 6 5 277 0 0 282 0 0 0 0 0 0 197 4 0 201 489
05:30 PM 0 0 0 0 0 7 290 0 0 297 0 0 0 0 0 0 219 0 0 219 516
05:45 PM 1 0 4 0 5 3 261 0 0 264 0 0 0 0 0 0 209 0 0 209 478

Total 5 0 8 2 15 19 1109 0 0 1128 0 0 0 0 0 0 832 6 0 838 1981

Grand Total 25 0 12 6 43 36 3118 0 0 3154 0 0 1 0 1 0 3304 22 0 3326 6524
Apprch % 58.1 0 27.9 14  1.1 98.9 0 0  0 0 100 0  0 99.3 0.7 0   

Total % 0.4 0 0.2 0.1 0.7 0.6 47.8 0 0 48.3 0 0 0 0 0 0 50.6 0.3 0 51
Pass Cars 24 0 12 0 36 36 3047 0 0 3083 0 0 1 0 1 0 3225 20 0 3245 6365

% Pass Cars 96 0 100 0 83.7 100 97.7 0 0 97.7 0 0 100 0 100 0 97.6 90.9 0 97.6 97.6
Single Units 1 0 0 0 1 0 60 0 0 60 0 0 0 0 0 0 61 2 0 63 124

% Single Units 4 0 0 0 2.3 0 1.9 0 0 1.9 0 0 0 0 0 0 1.8 9.1 0 1.9 1.9
Heavy Trucks 0 0 0 0 0 0 11 0 0 11 0 0 0 0 0 0 18 0 0 18 29
% Heavy Trucks 0 0 0 0 0 0 0.4 0 0 0.3 0 0 0 0 0 0 0.5 0 0 0.5 0.4

Peds. 0 0 0 6 6 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 6
% Peds. 0 0 0 100 14 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0.1

Comments: 4 hour traffic study conducted during typical weekday (Tuesday) from 7:00-9:00 AM morning & 4:00-6:00 PM afternoon peak hours while 
school was in session. Non-signalized intersection. Video SCU camera was located within SE intersection quadrant.  

Traffic Data Collection, LLC
tdccounts.com

Phone: (586) 786-5407

Traffic Study Peformed For:

Fleis & VandenBrink
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File Name : TMC_1 GrandRiver & Grandview_9-12-14
Site Code : TMC_1
Start Date : 9/12/2017
Page No : 3

Project: Novi Traffic Impact Study
Type: 4 Hr. Video Turning Movement Count
Weather:Sunny/Cldy, Dry Deg. 70's
Count By: Miovision Video SCU 5DW SE

Grandview Lane
Southbound

Grand River Avenue
Westbound

Funeral Home Drive
Northbound

Grand River Avenue
Eastbound

Start Time Rgt Thru Left App. Total Rgt Thru Left App. Total Rgt Thru Left App. Total Rgt Thru Left App. Total Int. Total
Peak Hour Analysis From 08:00 AM to 12:30 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 08:00 AM

08:00 AM 2 0 0 2 1 118 0 119 0 0 0 0 0 233 1 234 355
08:15 AM 1 0 0 1 1 146 0 147 0 0 0 0 0 235 2 237 385
08:30 AM 1 0 0 1 2 178 0 180 0 0 0 0 0 218 2 220 401
08:45 AM 0 0 0 0 0 152 0 152 0 0 0 0 0 212 1 213 365

Total Volume 4 0 0 4 4 594 0 598 0 0 0 0 0 898 6 904 1506
% App. Total 100 0 0  0.7 99.3 0  0 0 0  0 99.3 0.7   

PHF .500 .000 .000 .500 .500 .834 .000 .831 .000 .000 .000 .000 .000 .955 .750 .954 .939
Pass Cars 3 0 0 3 4 567 0 571 0 0 0 0 0 868 6 874 1448

% Pass Cars 75.0 0 0 75.0 100 95.5 0 95.5 0 0 0 0 0 96.7 100 96.7 96.1
Single Units 1 0 0 1 0 24 0 24 0 0 0 0 0 24 0 24 49

% Single Units 25.0 0 0 25.0 0 4.0 0 4.0 0 0 0 0 0 2.7 0 2.7 3.3
Heavy Trucks 0 0 0 0 0 3 0 3 0 0 0 0 0 6 0 6 9

% Heavy Trucks 0 0 0 0 0 0.5 0 0.5 0 0 0 0 0 0.7 0 0.7 0.6
Peds. 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

% Peds. 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Traffic Data Collection, LLC
tdccounts.com

Phone: (586) 786-5407

Traffic Study Peformed For:

Fleis & VandenBrink
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Project: Novi Traffic Impact Study
Type: 4 Hr. Video Turning Movement Count
Weather:Sunny/Cldy, Dry Deg. 70's
Count By: Miovision Video SCU 5DW SE

Grandview Lane
Southbound

Grand River Avenue
Westbound

Funeral Home Drive
Northbound

Grand River Avenue
Eastbound

Start Time Rgt Thru Left App. Total Rgt Thru Left App. Total Rgt Thru Left App. Total Rgt Thru Left App. Total Int. Total
Peak Hour Analysis From 12:45 PM to 05:45 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 05:00 PM

05:00 PM 1 0 3 4 4 281 0 285 0 0 0 0 0 207 2 209 498
05:15 PM 3 0 1 4 5 277 0 282 0 0 0 0 0 197 4 201 487
05:30 PM 0 0 0 0 7 290 0 297 0 0 0 0 0 219 0 219 516
05:45 PM 1 0 4 5 3 261 0 264 0 0 0 0 0 209 0 209 478

Total Volume 5 0 8 13 19 1109 0 1128 0 0 0 0 0 832 6 838 1979
% App. Total 38.5 0 61.5  1.7 98.3 0  0 0 0  0 99.3 0.7   

PHF .417 .000 .500 .650 .679 .956 .000 .949 .000 .000 .000 .000 .000 .950 .375 .957 .959
Pass Cars 5 0 8 13 19 1100 0 1119 0 0 0 0 0 821 6 827 1959

% Pass Cars 100 0 100 100 100 99.2 0 99.2 0 0 0 0 0 98.7 100 98.7 99.0
Single Units 0 0 0 0 0 6 0 6 0 0 0 0 0 6 0 6 12

% Single Units 0 0 0 0 0 0.5 0 0.5 0 0 0 0 0 0.7 0 0.7 0.6
Heavy Trucks 0 0 0 0 0 3 0 3 0 0 0 0 0 5 0 5 8

% Heavy Trucks 0 0 0 0 0 0.3 0 0.3 0 0 0 0 0 0.6 0 0.6 0.4
Peds. 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

% Peds. 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Traffic Data Collection, LLC
tdccounts.com

Phone: (586) 786-5407

Traffic Study Peformed For:

Fleis & VandenBrink
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Site Code : TMC_2
Start Date : 9/12/2017
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Project: Novi Traffic Impact Study
Type: 4 Hr. Video Turning Movement Count
Weather:Sunny/Cldy, Dry Deg. 70's
Count By: Miovision Video SCU 6H3 NW

Groups Printed- Pass Cars - Single Units - Heavy Trucks - Peds.
Meadowbrook Road

Southbound
Grand River Avenue

Westbound
Meadowbrook Road

Northbound
Grand River Avenue

Eastbound

Start Time Rgt Thru Left Peds App. Total Rgt Thru Left Peds App. Total Rgt Thru Left Peds App. Total Rgt Thru Left Peds App. Total Int. Total

07:00 AM 7 7 7 0 21 22 52 8 0 82 20 37 13 0 70 11 124 16 0 151 324
07:15 AM 3 11 16 0 30 33 56 6 0 95 26 46 29 0 101 18 152 16 0 186 412
07:30 AM 5 9 20 1 35 31 63 5 0 99 25 47 21 0 93 15 188 16 0 219 446
07:45 AM 8 19 19 0 46 46 87 6 0 139 24 62 40 0 126 18 204 27 0 249 560

Total 23 46 62 1 132 132 258 25 0 415 95 192 103 0 390 62 668 75 0 805 1742

08:00 AM 4 11 31 0 46 60 83 8 0 151 26 74 28 0 128 24 181 28 0 233 558
08:15 AM 8 16 20 0 44 59 101 6 0 166 29 71 35 0 135 23 174 34 0 231 576
08:30 AM 12 20 27 0 59 66 124 5 0 195 22 62 45 0 129 29 158 28 0 215 598
08:45 AM 13 23 19 1 56 49 98 4 0 151 22 71 38 0 131 29 151 23 0 203 541

Total 37 70 97 1 205 234 406 23 0 663 99 278 146 0 523 105 664 113 0 882 2273

**** BREAK ****

04:00 PM 27 57 26 0 110 20 212 16 0 248 10 34 42 0 86 46 134 22 0 202 646
04:15 PM 16 62 25 0 103 22 212 7 0 241 15 35 35 0 85 37 128 24 0 189 618
04:30 PM 22 68 21 0 111 26 211 23 0 260 10 56 48 0 114 49 120 7 0 176 661
04:45 PM 18 61 22 1 102 22 185 14 0 221 18 49 35 0 102 62 141 15 0 218 643

Total 83 248 94 1 426 90 820 60 0 970 53 174 160 0 387 194 523 68 0 785 2568

05:00 PM 28 109 45 0 182 18 209 19 0 246 16 59 45 0 120 42 149 13 0 204 752
05:15 PM 28 98 31 0 157 21 186 27 0 234 15 44 64 0 123 57 141 9 0 207 721
05:30 PM 29 73 34 0 136 23 210 24 0 257 12 48 52 0 112 54 130 24 0 208 713
05:45 PM 25 72 21 0 118 25 203 16 1 245 14 43 41 1 99 50 145 18 3 216 678

Total 110 352 131 0 593 87 808 86 1 982 57 194 202 1 454 203 565 64 3 835 2864

Grand Total 253 716 384 3 1356 543 2292 194 1 3030 304 838 611 1 1754 564 2420 320 3 3307 9447
Apprch % 18.7 52.8 28.3 0.2  17.9 75.6 6.4 0  17.3 47.8 34.8 0.1  17.1 73.2 9.7 0.1   

Total % 2.7 7.6 4.1 0 14.4 5.7 24.3 2.1 0 32.1 3.2 8.9 6.5 0 18.6 6 25.6 3.4 0 35
Pass Cars 244 715 378 0 1337 537 2240 188 0 2965 298 830 602 0 1730 551 2356 315 0 3222 9254

% Pass Cars 96.4 99.9 98.4 0 98.6 98.9 97.7 96.9 0 97.9 98 99 98.5 0 98.6 97.7 97.4 98.4 0 97.4 98
Single Units 6 1 5 0 12 4 43 5 0 52 5 6 8 0 19 12 50 5 0 67 150

% Single Units 2.4 0.1 1.3 0 0.9 0.7 1.9 2.6 0 1.7 1.6 0.7 1.3 0 1.1 2.1 2.1 1.6 0 2 1.6
Heavy Trucks 3 0 1 0 4 2 9 1 0 12 1 2 1 0 4 1 14 0 0 15 35
% Heavy Trucks 1.2 0 0.3 0 0.3 0.4 0.4 0.5 0 0.4 0.3 0.2 0.2 0 0.2 0.2 0.6 0 0 0.5 0.4

Peds. 0 0 0 3 3 0 0 0 1 1 0 0 0 1 1 0 0 0 3 3 8
% Peds. 0 0 0 100 0.2 0 0 0 100 0 0 0 0 100 0.1 0 0 0 100 0.1 0.1

Comments: 4 hour traffic study conducted during typical weekday (Tuesday) from 7:00-9:00 AM morning & 4:00-6:00 PM afternoon peak hours while 
school was in session. Signalized intersection, with ped. signals for all quadrants. Video SCU camera was located within NW intersection quadrant.  

Traffic Data Collection, LLC
tdccounts.com

Phone: (586) 786-5407

Traffic Study Peformed For:

Fleis & VandenBrink
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Count By: Miovision Video SCU 6H3 NW

Meadowbrook Road
Southbound

Grand River Avenue
Westbound

Meadowbrook Road
Northbound

Grand River Avenue
Eastbound

Start Time Rgt Thru Left App. Total Rgt Thru Left App. Total Rgt Thru Left App. Total Rgt Thru Left App. Total Int. Total
Peak Hour Analysis From 08:00 AM to 12:30 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 08:00 AM

08:00 AM 4 11 31 46 60 83 8 151 26 74 28 128 24 181 28 233 558
08:15 AM 8 16 20 44 59 101 6 166 29 71 35 135 23 174 34 231 576
08:30 AM 12 20 27 59 66 124 5 195 22 62 45 129 29 158 28 215 598
08:45 AM 13 23 19 55 49 98 4 151 22 71 38 131 29 151 23 203 540

Total Volume 37 70 97 204 234 406 23 663 99 278 146 523 105 664 113 882 2272
% App. Total 18.1 34.3 47.5  35.3 61.2 3.5  18.9 53.2 27.9  11.9 75.3 12.8   

PHF .712 .761 .782 .864 .886 .819 .719 .850 .853 .939 .811 .969 .905 .917 .831 .946 .950
Pass Cars 33 70 95 198 231 390 22 643 99 275 141 515 99 640 112 851 2207

% Pass Cars 89.2 100 97.9 97.1 98.7 96.1 95.7 97.0 100 98.9 96.6 98.5 94.3 96.4 99.1 96.5 97.1
Single Units 3 0 2 5 2 15 1 18 0 2 5 7 6 18 1 25 55

% Single Units 8.1 0 2.1 2.5 0.9 3.7 4.3 2.7 0 0.7 3.4 1.3 5.7 2.7 0.9 2.8 2.4
Heavy Trucks 1 0 0 1 1 1 0 2 0 1 0 1 0 6 0 6 10

% Heavy Trucks 2.7 0 0 0.5 0.4 0.2 0 0.3 0 0.4 0 0.2 0 0.9 0 0.7 0.4
Peds. 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

% Peds. 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Traffic Data Collection, LLC
tdccounts.com

Phone: (586) 786-5407

Traffic Study Peformed For:

Fleis & VandenBrink
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Meadowbrook Road
Southbound

Grand River Avenue
Westbound

Meadowbrook Road
Northbound

Grand River Avenue
Eastbound

Start Time Rgt Thru Left App. Total Rgt Thru Left App. Total Rgt Thru Left App. Total Rgt Thru Left App. Total Int. Total
Peak Hour Analysis From 12:45 PM to 05:45 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 05:00 PM

05:00 PM 28 109 45 182 18 209 19 246 16 59 45 120 42 149 13 204 752
05:15 PM 28 98 31 157 21 186 27 234 15 44 64 123 57 141 9 207 721
05:30 PM 29 73 34 136 23 210 24 257 12 48 52 112 54 130 24 208 713
05:45 PM 25 72 21 118 25 203 16 244 14 43 41 98 50 145 18 213 673

Total Volume 110 352 131 593 87 808 86 981 57 194 202 453 203 565 64 832 2859
% App. Total 18.5 59.4 22.1  8.9 82.4 8.8  12.6 42.8 44.6  24.4 67.9 7.7   

PHF .948 .807 .728 .815 .870 .962 .796 .954 .891 .822 .789 .921 .890 .948 .667 .977 .950
Pass Cars 108 352 131 591 86 801 85 972 56 191 202 449 202 557 63 822 2834

% Pass Cars 98.2 100 100 99.7 98.9 99.1 98.8 99.1 98.2 98.5 100 99.1 99.5 98.6 98.4 98.8 99.1
Single Units 1 0 0 1 1 5 1 7 1 3 0 4 1 5 1 7 19

% Single Units 0.9 0 0 0.2 1.1 0.6 1.2 0.7 1.8 1.5 0 0.9 0.5 0.9 1.6 0.8 0.7
Heavy Trucks 1 0 0 1 0 2 0 2 0 0 0 0 0 3 0 3 6

% Heavy Trucks 0.9 0 0 0.2 0 0.2 0 0.2 0 0 0 0 0 0.5 0 0.4 0.2
Peds. 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

% Peds. 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Traffic Data Collection, LLC
tdccounts.com

Phone: (586) 786-5407

Traffic Study Peformed For:

Fleis & VandenBrink



File Name : TMC_3 Meadowbrook & CherryHill_9-14-17
Site Code : TMC_3
Start Date : 9/12/2017
Page No : 1

Project: Novi Traffic Impact Study
Type: 4 Hr. Video Turning Movement Count
Weather:Sunny/Cldy, Dry Deg. 70's
Count By: Miovision Video SCU 34O SE

Groups Printed- Pass Cars - Single Units - Heavy Trucks - Peds.
Meadowbrook Road

Southbound
Clermont Avenue

Westbound
Meadowbrook Road

Northbound
Cherry Hill Road

Eastbound

Start Time Rgt Thru Left Peds App. Total Rgt Thru Left Peds App. Total Rgt Thru Left Peds App. Total Rgt Thru Left Peds App. Total Int. Total

07:00 AM 5 21 0 0 26 6 0 1 0 7 1 53 1 0 55 5 0 14 0 19 107
07:15 AM 5 28 1 0 34 7 0 1 0 8 0 76 0 0 76 7 0 14 0 21 139
07:30 AM 2 27 1 0 30 5 0 0 0 5 0 73 1 0 74 3 0 23 0 26 135
07:45 AM 3 38 1 0 42 8 0 2 0 10 0 92 0 0 92 4 0 20 0 24 168

Total 15 114 3 0 132 26 0 4 0 30 1 294 2 0 297 19 0 71 0 90 549

08:00 AM 3 35 3 0 41 2 0 1 0 3 1 114 2 0 117 7 0 12 0 19 180
08:15 AM 5 40 2 0 47 7 0 2 0 9 3 114 2 0 119 11 0 12 0 23 198
08:30 AM 4 46 0 0 50 8 0 1 0 9 1 100 3 0 104 5 0 18 0 23 186
08:45 AM 5 56 0 0 61 1 0 0 0 1 1 110 0 0 111 6 0 18 0 24 197

Total 17 177 5 0 199 18 0 4 0 22 6 438 7 0 451 29 0 60 0 89 761

**** BREAK ****

04:00 PM 13 109 3 0 125 2 0 0 0 2 1 84 5 0 90 2 0 15 2 19 236
04:15 PM 10 87 4 0 101 3 0 1 1 5 2 77 5 0 84 3 0 7 0 10 200
04:30 PM 15 123 5 0 143 3 0 0 0 3 1 93 5 0 99 3 0 4 0 7 252
04:45 PM 17 116 3 0 136 4 0 1 1 6 1 93 5 0 99 7 0 7 0 14 255

Total 55 435 15 0 505 12 0 2 2 16 5 347 20 0 372 15 0 33 2 50 943

05:00 PM 22 144 2 0 168 3 0 2 0 5 2 119 7 0 128 8 0 7 0 15 316
05:15 PM 30 146 1 0 177 8 0 2 0 10 1 105 6 0 112 7 0 8 0 15 314
05:30 PM 18 128 7 0 153 1 0 1 0 2 2 93 6 0 101 5 1 9 0 15 271
05:45 PM 14 114 6 0 134 2 0 3 0 5 1 90 6 1 98 5 0 10 2 17 254

Total 84 532 16 0 632 14 0 8 0 22 6 407 25 1 439 25 1 34 2 62 1155

Grand Total 171 1258 39 0 1468 70 0 18 2 90 18 1486 54 1 1559 88 1 198 4 291 3408
Apprch % 11.6 85.7 2.7 0  77.8 0 20 2.2  1.2 95.3 3.5 0.1  30.2 0.3 68 1.4   

Total % 5 36.9 1.1 0 43.1 2.1 0 0.5 0.1 2.6 0.5 43.6 1.6 0 45.7 2.6 0 5.8 0.1 8.5
Pass Cars 166 1245 38 0 1449 70 0 18 0 88 17 1464 53 0 1534 88 1 197 0 286 3357

% Pass Cars 97.1 99 97.4 0 98.7 100 0 100 0 97.8 94.4 98.5 98.1 0 98.4 100 100 99.5 0 98.3 98.5
Single Units 4 11 1 0 16 0 0 0 0 0 0 20 1 0 21 0 0 1 0 1 38

% Single Units 2.3 0.9 2.6 0 1.1 0 0 0 0 0 0 1.3 1.9 0 1.3 0 0 0.5 0 0.3 1.1
Heavy Trucks 1 2 0 0 3 0 0 0 0 0 1 2 0 0 3 0 0 0 0 0 6
% Heavy Trucks 0.6 0.2 0 0 0.2 0 0 0 0 0 5.6 0.1 0 0 0.2 0 0 0 0 0 0.2

Peds. 0 0 0 0 0 0 0 0 2 2 0 0 0 1 1 0 0 0 4 4 7
% Peds. 0 0 0 0 0 0 0 0 100 2.2 0 0 0 100 0.1 0 0 0 100 1.4 0.2

Comments: 4 hour traffic study conducted during typical weekday (Tuesday) from 7:00-9:00 AM morning & 4:00-6:00 PM afternoon peak hours while 
school was in session. Signalized intersection, with ped. signals for all quadrants. Push buttons for north & south legs. Video SCU camera was located 
within SE intersection quadrant.  

Traffic Data Collection, LLC
tdccounts.com

Phone: (586) 786-5407

Traffic Study Peformed For:

Fleis & VandenBrink



File Name : TMC_3 Meadowbrook & CherryHill_9-14-17
Site Code : TMC_3
Start Date : 9/12/2017
Page No : 2

Project: Novi Traffic Impact Study
Type: 4 Hr. Video Turning Movement Count
Weather:Sunny/Cldy, Dry Deg. 70's
Count By: Miovision Video SCU 34O SE

Traffic Data Collection, LLC
tdccounts.com

Phone: (586) 786-5407

Traffic Study Peformed For:

Fleis & VandenBrink



File Name : TMC_3 Meadowbrook & CherryHill_9-14-17
Site Code : TMC_3
Start Date : 9/12/2017
Page No : 3

Project: Novi Traffic Impact Study
Type: 4 Hr. Video Turning Movement Count
Weather:Sunny/Cldy, Dry Deg. 70's
Count By: Miovision Video SCU 34O SE

Meadowbrook Road
Southbound

Clermont Avenue
Westbound

Meadowbrook Road
Northbound

Cherry Hill Road
Eastbound

Start Time Rgt Thru Left App. Total Rgt Thru Left App. Total Rgt Thru Left App. Total Rgt Thru Left App. Total Int. Total
Peak Hour Analysis From 08:00 AM to 12:30 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 08:00 AM

08:00 AM 3 35 3 41 2 0 1 3 1 114 2 117 7 0 12 19 180
08:15 AM 5 40 2 47 7 0 2 9 3 114 2 119 11 0 12 23 198
08:30 AM 4 46 0 50 8 0 1 9 1 100 3 104 5 0 18 23 186
08:45 AM 5 56 0 61 1 0 0 1 1 110 0 111 6 0 18 24 197

Total Volume 17 177 5 199 18 0 4 22 6 438 7 451 29 0 60 89 761
% App. Total 8.5 88.9 2.5  81.8 0 18.2  1.3 97.1 1.6  32.6 0 67.4   

PHF .850 .790 .417 .816 .563 .000 .500 .611 .500 .961 .583 .947 .659 .000 .833 .927 .961
Pass Cars 15 171 5 191 18 0 4 22 5 431 6 442 29 0 59 88 743

% Pass Cars 88.2 96.6 100 96.0 100 0 100 100 83.3 98.4 85.7 98.0 100 0 98.3 98.9 97.6
Single Units 2 5 0 7 0 0 0 0 0 6 1 7 0 0 1 1 15

% Single Units 11.8 2.8 0 3.5 0 0 0 0 0 1.4 14.3 1.6 0 0 1.7 1.1 2.0
Heavy Trucks 0 1 0 1 0 0 0 0 1 1 0 2 0 0 0 0 3

% Heavy Trucks 0 0.6 0 0.5 0 0 0 0 16.7 0.2 0 0.4 0 0 0 0 0.4
Peds. 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

% Peds. 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Traffic Data Collection, LLC
tdccounts.com

Phone: (586) 786-5407

Traffic Study Peformed For:

Fleis & VandenBrink



File Name : TMC_3 Meadowbrook & CherryHill_9-14-17
Site Code : TMC_3
Start Date : 9/12/2017
Page No : 4

Project: Novi Traffic Impact Study
Type: 4 Hr. Video Turning Movement Count
Weather:Sunny/Cldy, Dry Deg. 70's
Count By: Miovision Video SCU 34O SE

Meadowbrook Road
Southbound

Clermont Avenue
Westbound

Meadowbrook Road
Northbound

Cherry Hill Road
Eastbound

Start Time Rgt Thru Left App. Total Rgt Thru Left App. Total Rgt Thru Left App. Total Rgt Thru Left App. Total Int. Total
Peak Hour Analysis From 12:45 PM to 05:45 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 04:45 PM

04:45 PM 17 116 3 136 4 0 1 5 1 93 5 99 7 0 7 14 254
05:00 PM 22 144 2 168 3 0 2 5 2 119 7 128 8 0 7 15 316
05:15 PM 30 146 1 177 8 0 2 10 1 105 6 112 7 0 8 15 314
05:30 PM 18 128 7 153 1 0 1 2 2 93 6 101 5 1 9 15 271

Total Volume 87 534 13 634 16 0 6 22 6 410 24 440 27 1 31 59 1155
% App. Total 13.7 84.2 2.1  72.7 0 27.3  1.4 93.2 5.5  45.8 1.7 52.5   

PHF .725 .914 .464 .895 .500 .000 .750 .550 .750 .861 .857 .859 .844 .250 .861 .983 .914
Pass Cars 87 532 13 632 16 0 6 22 6 404 24 434 27 1 31 59 1147

% Pass Cars 100 99.6 100 99.7 100 0 100 100 100 98.5 100 98.6 100 100 100 100 99.3
Single Units 0 2 0 2 0 0 0 0 0 6 0 6 0 0 0 0 8

% Single Units 0 0.4 0 0.3 0 0 0 0 0 1.5 0 1.4 0 0 0 0 0.7
Heavy Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

% Heavy Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Peds. 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

% Peds. 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Traffic Data Collection, LLC
tdccounts.com

Phone: (586) 786-5407

Traffic Study Peformed For:

Fleis & VandenBrink



Directions: EB 1   2   3  

 Transportation Data Management System

Record 1 of 1 Goto Record    go

Location ID 481_SE MPO ID  
Type SPOT  HPMS ID  

On NHS   On HPMS  
LRS ID   LRS Loc Pt.  

SF Group 1  Route Type  
AF Group   Route  

GF Group Active Yes

Class Dist Grp Category SCATS

WIM Group

QC Group Default
Fnct'l Class   Milepost  
Located On GRAND RIVER 
Loc On Alias  

MEADOWBROOK 

PR MP PT

0   481  

More Detail 

STATION DATA

AADT 
  Year AADT DHV30 K % D % PA BC Src

2016 8,464            
2015 8,755            
2014 07            

2013 1,3387            
2012 7,749            

|<<   <   >   >>|     15 of 11

Travel Demand Model

  Model
Year

Model
AADT AM PHV AM PPV MD PHV MD PPV PM PHV PM PPV NT PHV NT PPV

VOLUME COUNT
  Date Int Total

Mon 9/18/2017 15 10,246
Sun 9/17/2017 15 6,615
Sat 9/16/2017 15 9,605
Fri 9/15/2017 15 12,045
Thu 9/14/2017 15 11,437
Wed 9/13/2017 15 11,111
Tue 9/12/2017 15 10,699
Mon 9/11/2017 15 10,442
Sun 9/10/2017 15 5,994
Sat 9/9/2017 15 8,448

|<<   <   >   >>|     110 of 2512

mm/dd/yyyy   To Date

Year Annual Growth
2016 3%
2015 0%
2014 100%
2013 83%
2012 25%
2011 11%
2010 18%
2009 14%
2008 4%
2007 4%

List View All DIRs All Approaches

VOLUME TREND 

http://www.ms2soft.com/
http://www.semcog.org/
javascript:Expand('detail')
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=173146230&a=132&sdate=2017-09-18&local_id=481_SE&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=173111671&a=132&sdate=2017-09-17&local_id=481_SE&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=173094639&a=132&sdate=2017-09-16&local_id=481_SE&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=173075210&a=132&sdate=2017-09-15&local_id=481_SE&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=173049663&a=132&sdate=2017-09-14&local_id=481_SE&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=173025353&a=132&sdate=2017-09-13&local_id=481_SE&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=173000721&a=132&sdate=2017-09-12&local_id=481_SE&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=172973149&a=132&sdate=2017-09-11&local_id=481_SE&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=172933124&a=132&sdate=2017-09-10&local_id=481_SE&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=172917131&a=132&sdate=2017-09-09&local_id=481_SE&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27


Directions: NB 1   2   3  

 Transportation Data Management System

Record 1 of 1 Goto Record    go

Location ID 481_NB MPO ID  
Type SPOT  HPMS ID  

On NHS   On HPMS  
LRS ID   LRS Loc Pt.  

SF Group 1  Route Type  
AF Group   Route  

GF Group Active Yes

Class Dist Grp Category SCATS

WIM Group

QC Group Default
Fnct'l Class   Milepost  
Located On MEADOWBROOK 
Loc On Alias  
SOUTH OF GRAND RIVER 

PR MP PT

0   481  

More Detail 

STATION DATA

AADT  Create 2Way

  Year AADT DHV30 K % D % PA BC Src
2016 4,663            
2015 5,005            
2012 5,567            
2011 7,556            
2010 16,610            

|<<   <   >   >>|     15 of 9

Travel Demand Model

  Model
Year

Model
AADT AM PHV AM PPV MD PHV MD PPV PM PHV PM PPV NT PHV NT PPV

VOLUME COUNT
  Date Int Total

Mon 9/18/2017 15 5,141
Sun 9/17/2017 15 3,242
Sat 9/16/2017 15 4,221
Fri 9/15/2017 15 5,878
Thu 9/14/2017 15 5,406
Wed 9/13/2017 15 5,242
Tue 9/12/2017 15 5,317
Mon 9/11/2017 15 5,144
Sun 9/10/2017 15 3,026
Sat 9/9/2017 15 4,107

|<<   <   >   >>|     110 of 2958

mm/dd/yyyy   To Date

Year Annual Growth
2016 7%
2015 0%
2014 100%
2012 26%
2011 55%
2010 202%
2009 8%
2008 5%
2007 5%

SPEED CLASSIFICATION

List View All DIRs All Approaches

VOLUME TREND 

http://www.ms2soft.com/
http://www.semcog.org/
javascript:Expand('detail')
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=173148025&a=132&sdate=2017-09-18&local_id=481_NB&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=173113239&a=132&sdate=2017-09-17&local_id=481_NB&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=173093678&a=132&sdate=2017-09-16&local_id=481_NB&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=173073671&a=132&sdate=2017-09-15&local_id=481_NB&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=173048691&a=132&sdate=2017-09-14&local_id=481_NB&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=173025352&a=132&sdate=2017-09-13&local_id=481_NB&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=173001300&a=132&sdate=2017-09-12&local_id=481_NB&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=172973148&a=132&sdate=2017-09-11&local_id=481_NB&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=172931835&a=132&sdate=2017-09-10&local_id=481_NB&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=172918109&a=132&sdate=2017-09-09&local_id=481_NB&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27


Directions: SB 1   2   3  

 Transportation Data Management System

Record 1 of 1 Goto Record    go

Location ID 1244_SB MPO ID  
Type SPOT  HPMS ID  

On NHS   On HPMS  
LRS ID   LRS Loc Pt.  

SF Group 1  Route Type  
AF Group   Route  

GF Group Active Yes

Class Dist Grp Category SCATS

WIM Group

QC Group Default
Fnct'l Class   Milepost  
Located On MEADOWBROOK 
Loc On Alias  
NORTH OF CHERRY HILL 

PR MP PT

0   1244  

More Detail 

STATION DATA

AADT 
  Year AADT DHV30 K % D % PA BC Src

2016 4,735            
2015 5,109            
2014 3,265            
2013 4,964            
2012 4,976            

|<<   <   >   >>|     15 of 11

Travel Demand Model

  Model
Year

Model
AADT AM PHV AM PPV MD PHV MD PPV PM PHV PM PPV NT PHV NT PPV

VOLUME COUNT
  Date Int Total

Mon 9/18/2017 15 4,708
Sun 9/17/2017 15 3,054
Sat 9/16/2017 15 3,891
Fri 9/15/2017 15 4,955
Thu 9/14/2017 15 4,975
Wed 9/13/2017 15 4,615
Tue 9/12/2017 15 4,631
Mon 9/11/2017 15 4,623
Sun 9/10/2017 15 3,032
Sat 9/9/2017 15 3,980

|<<   <   >   >>|     110 of 2072

mm/dd/yyyy   To Date

Year Annual Growth
2016 7%
2015 56%
2014 34%
2013 0%
2012 24%
2011 28%
2010 4%
2009 1%
2008 6589%
2007 97%

SPEED CLASSIFICATION

List View All DIRs All Approaches

VOLUME TREND 

http://www.ms2soft.com/
http://www.semcog.org/
javascript:Expand('detail')
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=173146141&a=132&sdate=2017-09-18&local_id=1244_SB&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=173111911&a=132&sdate=2017-09-17&local_id=1244_SB&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=173093085&a=132&sdate=2017-09-16&local_id=1244_SB&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=173073088&a=132&sdate=2017-09-15&local_id=1244_SB&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=173048618&a=132&sdate=2017-09-14&local_id=1244_SB&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=173025106&a=132&sdate=2017-09-13&local_id=1244_SB&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=172999538&a=132&sdate=2017-09-12&local_id=1244_SB&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=172974340&a=132&sdate=2017-09-11&local_id=1244_SB&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=172934874&a=132&sdate=2017-09-10&local_id=1244_SB&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=172918520&a=132&sdate=2017-09-09&local_id=1244_SB&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27


Directions: SB 1   2   3  

 Transportation Data Management System

Record 1 of 1 Goto Record    go

Location ID 481_SB MPO ID  
Type SPOT  HPMS ID  

On NHS   On HPMS  
LRS ID   LRS Loc Pt.  

SF Group 1  Route Type  
AF Group   Route  

GF Group Active Yes

Class Dist Grp Category SCATS

WIM Group

QC Group Default
Fnct'l Class   Milepost  
Located On MEADOWBROOK 
Loc On Alias  
NORTH OF GRAND RIVER 

PR MP PT

0   481  

More Detail 

STATION DATA

AADT  Create 2Way

  Year AADT DHV30 K % D % PA BC Src
2016 4,699            
2015 4,783            
2012 10,451            
2011 6,509            
2010 6,213            

|<<   <   >   >>|     15 of 9

Travel Demand Model

  Model
Year

Model
AADT AM PHV AM PPV MD PHV MD PPV PM PHV PM PPV NT PHV NT PPV

VOLUME COUNT
  Date Int Total

Mon 9/18/2017 15 4,420
Sun 9/17/2017 15 1,819
Sat 9/16/2017 15 2,682
Fri 9/15/2017 15 4,645
Thu 9/14/2017 15 4,438
Wed 9/13/2017 15 4,525
Tue 9/12/2017 15 4,372
Mon 9/11/2017 15 4,254
Sun 9/10/2017 15 2,034
Sat 9/9/2017 15 3,069

|<<   <   >   >>|     110 of 2547

mm/dd/yyyy   To Date

Year Annual Growth
2016 2%
2015 0%
2014 100%
2013 58%
2012 61%
2011 5%
2010 3%
2009 9%
2008 2%
2007 2%

SPEED CLASSIFICATION

List View All DIRs All Approaches

VOLUME TREND 

http://www.ms2soft.com/
http://www.semcog.org/
javascript:Expand('detail')
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=173148692&a=132&sdate=2017-09-18&local_id=481_SB&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=173114250&a=132&sdate=2017-09-17&local_id=481_SB&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=173092271&a=132&sdate=2017-09-16&local_id=481_SB&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
http://semcog-all.ms2soft.com/tcds/tcount.asp?offset=0&id=173073396&a=132&sdate=2017-09-15&local_id=481_SB&classDate=&speedDate=&gapDate=&count_type=%27VOLUME%27
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Directions: WB 1   2   3  

 Transportation Data Management System

Record 1 of 1 Goto Record    go

Location ID 481_NW MPO ID  
Type SPOT  HPMS ID  

On NHS   On HPMS  
LRS ID   LRS Loc Pt.  

SF Group 1  Route Type  
AF Group   Route  

GF Group Active Yes

Class Dist Grp Category SCATS

WIM Group

QC Group Default
Fnct'l Class   Milepost  
Located On GRAND RIVER 
Loc On Alias  

MEADOWBROOK 

PR MP PT

0   481  

More Detail 

STATION DATA

AADT  Create 2Way

  Year AADT DHV30 K % D % PA BC Src
2016 8,547            
2015 8,542            
2012 8,486            
2011 8,388            
2010 13,412            
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Travel Demand Model

  Model
Year

Model
AADT AM PHV AM PPV MD PHV MD PPV PM PHV PM PPV NT PHV NT PPV

VOLUME COUNT
  Date Int Total

Mon 9/18/2017 15 9,611
Sun 9/17/2017 15 4,857
Sat 9/16/2017 15 7,462
Fri 9/15/2017 15 10,631
Thu 9/14/2017 15 10,613
Wed 9/13/2017 15 10,626
Tue 9/12/2017 15 10,250
Mon 9/11/2017 15 9,945
Sun 9/10/2017 15 5,050
Sat 9/9/2017 15 7,364

|<<   <   >   >>|     110 of 2883

mm/dd/yyyy   To Date

Year Annual Growth
2016 0%
2015 0%
2014 100%
2013 1%
2012 1%
2011 37%
2010 44%
2009 5%
2008 5%
2007 4%

SPEED CLASSIFICATION

List View All DIRs All Approaches

VOLUME TREND 
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Level of Service Criteria for Stop Sign Controlled Intersections 

The level of service criteria are given in Table 17-2.  As used here, control delay is defined as the total 
elapsed time from the time a vehicle stops at the end of the queue until the vehicle departs from the stop line; 
this time includes the time required for the vehicle to travel from the last-in-queue position to the 
first-in-queue position, including deceleration of vehicles from free-flow speed to the speed of vehicles in 
queue. 

The average total delay for any particular minor movement is a function of the service rate or capacity of the 
approach and the degree of saturation. . . .  

Exhibit 17-2. Level of Service Criteria for TWSC Intersections 

LEVEL OF SERVICE AVERAGE CONTROL DELAY 
(sec/veh) 

A < 10 

B > 10 and < 15 

C > 15 and < 25 

D > 25 and < 35 

E > 35 and < 50 

F > 50

Average total delay less than 10 sec/veh is defined as Level of Service (LOS) A.  Follow-up times of less 
than 5 sec have been measured when there is no conflicting traffic for a minor street movement, so control 
delays of less than 10 sec/veh are appropriate for low flow conditions.  To remain consistent with the AWSC 
intersection analysis procedure described later in this chapter, a total delay of 50 sec/veh is assumed as the 
break point between LOS E and F. 

The proposed level of service criteria for TWSC intersections are somewhat different from the criteria used 
in Chapter 16 for signalized intersections.  The primary reason for this difference is that drivers expect 
different levels of performance from different kinds of transportation facilities.  The expectation is that a 
signalized intersection is designed to carry higher traffic volumes than an unsignalized intersection.  
Additionally, several driver behavior considerations combine to make delays at signalized intersections less 
onerous than at unsignalized intersections.  For example, drivers at signalized intersections are able to 
relax during the red interval, where drivers on the minor approaches to unsignalized intersections must 
remain attentive to the task of identifying acceptable gaps and vehicle conflicts.  Also, there is often much 
more variability in the amount of delay experienced by individual drivers at unsignalized than signalized 
intersections.  For these reasons, it is considered that the total delay threshold for any given level of service 
is less for an unsignalized intersection than for a signalized intersection. . . . 

LOS F exists when there are insufficient gaps of suitable size to allow a side street demand to cross safely 
through a major street traffic stream.  This level of service is generally evident from extremely long total 
delays experienced by side street traffic and by queueing on the minor approaches.  The method, however, 
is based on a constant critical gap size - that is, the critical gap remains constant, no matter how long the 
side street motorist waits.  LOS F may also appear in the form of side street vehicles’ selecting 
smaller-than-usual gaps.  In such cases, safety may be a problem and some disruption to the major traffic 
stream may result.  It is important to note that LOS F may not always result in long queues but may result in 
adjustments to normal gap acceptance behavior.  The latter is more difficult to observe on the field than 
queueing, which is more obvious. 

Source: Highway Capacity Manual, 2010.  Transportation Research Board, National Research Council 



Level of Service for Signalized Intersections 

Level of service for signalized intersections is defined in terms of delay, which is a measure of driver discomfort and 
frustration, fuel consumption, and lost travel time.  Specifically, level-of-service (LOS) criteria are stated in terms of 
the average stopped delay per vehicle for a 15-min analysis period.  The criteria are given in Exhibit 16-2.  Delay may 
be measured in the field or estimated using procedures presented later in this chapter.  Delay is a complex measure 
and is dependent on a number of variables, including the quality of progression, the cycle length, the green ratio, and 
the v/c ratio for the lane group in question. 

LOS A describes operations with very low delay, up to 10 sec per vehicle.  This level of service occurs when 
progression is extremely favorable and most vehicles arrive during the green phase.  Most vehicles do not stop at all.  
Short cycle lengths may also contribute to low delay. 

LOS B describes operations with delay greater than 10 and up to 20 sec per vehicle.  This level generally occurs with 
good progression, short cycle lengths, or both.  More vehicles stop than with LOS A, causing higher levels of average 
delay. 

Exhibit 16-2.  Level-of-Service Criteria for Signalized Intersections 

LEVEL OF SERVICE STOPPED DELAY PER VEHICLE (SEC) 

A <10.0 

B > 10.0 and <20.0 

C > 20.0 and < 35.0 

D > 35.0 and < 55.0 

E > 55.0 and < 80.0 

F >80.0

LOS C describes operations with delay greater than 20 and up to 35 sec per vehicle.  These higher delays may result 
from fair progression, longer cycle lengths, or both.  Individual cycle failures may begin to appear at this level.  The 
number of vehicles stopping is significant at this level, though many still pass through the intersection without 
stopping.
LOS D describes operations with delay greater than 35 and up to 55 sec per vehicle.  At level D, the influence of 
congestion becomes more noticeable.  Longer delays may result from some combination of unfavorable progression, 
long cycle lengths, or high v/c ratios.  Many vehicles stop, and the proportion of vehicles not stopping declines.  
Individual cycle failures are noticeable. 

LOS E describes operations with delay greater than 55 and up to 80 sec per vehicle.  This level is considered by 
many agencies to be the limit of acceptable delay.  These high delay values generally indicate poor progression, long 
cycle lengths, and high v/c ratios.  Individual cycle failures are frequent occurrences. 

LOS F describes operations with delay in excess of 80 sec per vehicle.  This level, considered to be unacceptable to 
most drivers, often occurs with oversaturation, that is, when arrival flow rates exceed the capacity of the intersection.  
It may also occur at high v/c ratios below 1.0 with many individual cycle failures.  Poor progression and long cycle 
lengths may also be major contributing causes to such delay levels. 

Source: Highway Capacity Manual, 2010. Transportation Research Board, National Research Council 



HCM 6th Signalized Intersection Summary Existing Conditions
1: Meadowbrook Road & Grand River Avenue (Push-Buttons) AM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/18/2017

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 115 677 106 23 412 234 148 278 99 97 70 38
Future Volume (veh/h) 115 677 106 23 412 234 148 278 99 97 70 38
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1938 1938 1938 1953 1953 1953 1969 1969 1969 1953 1953 1953
Adj Flow Rate, veh/h 121 713 112 27 485 275 156 293 104 113 81 44
Peak Hour Factor 0.95 0.95 0.95 0.85 0.85 0.85 0.95 0.95 0.95 0.86 0.86 0.86
Percent Heavy Veh, % 4 4 4 3 3 3 2 2 2 3 3 3
Cap, veh/h 404 1100 1070 294 1060 1005 354 335 315 197 295 322
Arrive On Green 0.04 0.57 0.57 0.02 0.54 0.54 0.08 0.17 0.17 0.06 0.15 0.15
Sat Flow, veh/h 1845 1938 1641 1860 1953 1654 1875 1969 1668 1860 1953 1655
Grp Volume(v), veh/h 121 713 112 27 485 275 156 293 104 113 81 44
Grp Sat Flow(s),veh/h/ln 1845 1938 1641 1860 1953 1654 1875 1969 1668 1860 1953 1655
Q Serve(g_s), s 4.1 35.2 3.6 0.9 21.1 11.0 9.7 20.3 7.6 7.1 5.1 3.1
Cycle Q Clear(g_c), s 4.1 35.2 3.6 0.9 21.1 11.0 9.7 20.3 7.6 7.1 5.1 3.1
Prop In Lane 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 404 1100 1070 294 1060 1005 354 335 315 197 295 322
V/C Ratio(X) 0.30 0.65 0.10 0.09 0.46 0.27 0.44 0.87 0.33 0.57 0.28 0.14
Avail Cap(c_a), veh/h 449 1100 1070 386 1060 1005 397 436 400 275 432 438
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00 0.97 0.97 0.97 1.00 1.00 1.00
Uniform Delay (d), s/veh 14.8 20.7 9.1 17.4 19.5 12.9 44.8 56.6 49.1 47.1 52.7 46.7
Incr Delay (d2), s/veh 0.4 3.0 0.2 0.1 1.4 0.7 0.8 14.9 0.7 2.6 0.6 0.2
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 1.6 15.6 1.3 0.4 9.4 4.1 4.6 11.3 3.2 3.4 2.6 1.3
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 15.2 23.7 9.3 17.5 20.9 13.6 45.6 71.5 49.9 49.7 53.3 46.9
LnGrp LOS B C A B C B D E D D D D
Approach Vol, veh/h 946 787 553 238
Approach Delay, s/veh 20.9 18.2 60.1 50.4
Approach LOS C B E D

Timer - Assigned Phs 1 2 3 4 5 6 7 8
Phs Duration (G+Y+Rc), s 9.1 86.0 17.8 27.1 12.6 82.5 15.1 29.8
Change Period (Y+Rc), s * 6.5 * 6.5 6.0 6.0 * 6.5 * 6.5 6.0 6.0
Max Green Setting (Gmax), s * 9.5 * 60 15.0 31.0 * 9.5 * 60 15.0 31.0
Max Q Clear Time (g_c+I1), s 2.9 37.2 11.7 7.1 6.1 23.1 9.1 22.3
Green Ext Time (p_c), s 0.0 5.9 0.1 0.6 0.1 4.9 0.1 1.5

Intersection Summary
HCM 6th Ctrl Delay 31.4
HCM 6th LOS C

Notes
* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.



HCM 6th Signalized Intersection Summary Existing Conditions
2: Meadowbrook Road & Cherry Hill Road/Clermont Avenue (Push-Buttons) AM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/18/2017

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 60 0 29 4 0 18 7 447 6 5 177 17
Future Volume (veh/h) 60 0 29 4 0 18 7 447 6 5 177 17
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1984 1984 1984 2000 2000 2000 1969 1969 1969 1938 1938 1938
Adj Flow Rate, veh/h 65 0 31 7 0 30 7 471 6 6 216 21
Peak Hour Factor 0.93 0.93 0.93 0.61 0.61 0.61 0.95 0.95 0.95 0.82 0.82 0.82
Percent Heavy Veh, % 1 1 1 0 0 0 2 2 2 4 4 4
Cap, veh/h 149 0 108 42 9 66 1000 1658 1405 775 1631 1382
Arrive On Green 0.06 0.00 0.06 0.06 0.00 0.06 0.84 0.84 0.84 0.84 0.84 0.84
Sat Flow, veh/h 1395 0 1682 91 148 1025 1143 1969 1668 903 1938 1642
Grp Volume(v), veh/h 65 0 31 37 0 0 7 471 6 6 216 21
Grp Sat Flow(s),veh/h/ln1395 0 1682 1264 0 0 1143 1969 1668 903 1938 1642
Q Serve(g_s), s 0.1 0.0 2.1 0.0 0.0 0.0 0.1 6.0 0.1 0.2 2.4 0.2
Cycle Q Clear(g_c), s 5.5 0.0 2.1 5.5 0.0 0.0 2.5 6.0 0.1 6.1 2.4 0.2
Prop In Lane 1.00 1.00 0.19 0.81 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 149 0 108 116 0 0 1000 1658 1405 775 1631 1382
V/C Ratio(X) 0.44 0.00 0.29 0.32 0.00 0.00 0.01 0.28 0.00 0.01 0.13 0.02
Avail Cap(c_a), veh/h 477 0 505 501 0 0 1000 1658 1405 775 1631 1382
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 0.00 0.00 1.00 1.00 1.00 0.99 0.99 0.99
Uniform Delay (d), s/veh 55.1 0.0 53.6 53.7 0.0 0.0 1.9 2.0 1.5 2.6 1.7 1.5
Incr Delay (d2), s/veh 2.0 0.0 1.5 1.5 0.0 0.0 0.0 0.4 0.0 0.0 0.2 0.0
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln2.0 0.0 0.9 1.1 0.0 0.0 0.0 1.4 0.0 0.0 0.5 0.0
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 57.1 0.0 55.0 55.3 0.0 0.0 1.9 2.4 1.5 2.6 1.9 1.5
LnGrp LOS E A E E A A A A A A A A
Approach Vol, veh/h 96 37 484 243
Approach Delay, s/veh 56.4 55.3 2.4 1.8
Approach LOS E E A A

Timer - Assigned Phs 2 4 6 8
Phs Duration (G+Y+Rc), s 106.3 13.7 106.3 13.7
Change Period (Y+Rc), s * 5.3 6.0 * 5.3 6.0
Max Green Setting (Gmax), s * 73 36.0 * 73 36.0
Max Q Clear Time (g_c+I1), s 8.0 7.5 8.1 7.5
Green Ext Time (p_c), s 3.1 0.4 1.3 0.2

Intersection Summary
HCM 6th Ctrl Delay 10.5
HCM 6th LOS B

Notes
* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.



HCM 6th TWSC Existing Conditions
3: Funeral Home Drive/Grandview Lane & Grand River Avenue AM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/18/2017

Intersection
Int Delay, s/veh 0.1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 6 898 0 0 594 4 0 0 0 0 0 4
Future Vol, veh/h 6 898 0 0 594 4 0 0 0 0 0 4
Conflicting Peds, #/hr 2 0 0 0 0 2 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 200 - 200 50 - 15 - - - - - 50
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 95 95 95 83 83 83 92 92 92 50 50 50
Heavy Vehicles, % 3 3 3 5 5 5 0 0 0 0 0 25
Mvmt Flow 6 945 0 0 716 5 0 0 0 0 0 8
 

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 723 0 0 945 0 0 1680 1680 473 1203 1675 718
          Stage 1 - - - - - - 957 957 - 718 718 -
          Stage 2 - - - - - - 723 723 - 485 957 -
Critical Hdwy 4.145 - - 4.175 - - 7.3 6.5 6.9 7.3 6.5 6.575
Critical Hdwy Stg 1 - - - - - - 6.5 5.5 - 6.1 5.5 -
Critical Hdwy Stg 2 - - - - - - 6.1 5.5 - 6.5 5.5 -
Follow-up Hdwy 2.2285 - - 2.2475 - - 3.5 4 3.3 3.5 4 3.5375
Pot Cap-1 Maneuver 872 - - 709 - - 69 96 543 152 96 382
          Stage 1 - - - - - - 281 339 - 423 436 -
          Stage 2 - - - - - - 421 434 - 537 339 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 870 - - 709 - - 67 95 543 151 95 381
Mov Cap-2 Maneuver - - - - - - 67 95 - 151 95 -
          Stage 1 - - - - - - 279 337 - 419 435 -
          Stage 2 - - - - - - 412 433 - 533 337 -
 

Approach EB WB NB SB
HCM Control Delay, s 0.1 0 0 14.7
HCM LOS A B
 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1 SBLn2
Capacity (veh/h) - 870 - - 709 - - - 381
HCM Lane V/C Ratio - 0.007 - - - - - - 0.021
HCM Control Delay (s) 0 9.2 - - 0 - - 0 14.7
HCM Lane LOS A A - - A - - A B
HCM 95th %tile Q(veh) - 0 - - 0 - - - 0.1



HCM 6th Signalized Intersection Summary Existing Conditions
1: Meadowbrook Road & Grand River Avenue (Push-Buttons) PM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/18/2017

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 65 570 205 86 814 87 203 196 58 131 352 111
Future Volume (veh/h) 65 570 205 86 814 87 203 196 58 131 352 111
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 0.99 1.00 0.99
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1984 1984 1984 1984 1984 1984 1984 1984 1984 2000 2000 2000
Adj Flow Rate, veh/h 68 600 216 91 857 92 221 213 63 160 429 135
Peak Hour Factor 0.95 0.95 0.95 0.95 0.95 0.95 0.92 0.92 0.92 0.82 0.82 0.82
Percent Heavy Veh, % 1 1 1 1 1 1 1 1 1 0 0 0
Cap, veh/h 152 920 955 281 936 926 249 474 465 368 429 413
Arrive On Green 0.03 0.46 0.46 0.04 0.47 0.47 0.10 0.24 0.24 0.08 0.21 0.21
Sat Flow, veh/h 1890 1984 1680 1890 1984 1680 1890 1984 1671 1905 2000 1683
Grp Volume(v), veh/h 68 600 216 91 857 92 221 213 63 160 429 135
Grp Sat Flow(s),veh/h/ln 1890 1984 1680 1890 1984 1680 1890 1984 1671 1905 2000 1683
Q Serve(g_s), s 2.6 32.5 8.9 3.5 56.2 3.6 12.6 12.8 4.0 9.1 30.0 9.2
Cycle Q Clear(g_c), s 2.6 32.5 8.9 3.5 56.2 3.6 12.6 12.8 4.0 9.1 30.0 9.2
Prop In Lane 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 152 920 955 281 936 926 249 474 465 368 429 413
V/C Ratio(X) 0.45 0.65 0.23 0.32 0.92 0.10 0.89 0.45 0.14 0.43 1.00 0.33
Avail Cap(c_a), veh/h 221 920 955 336 936 926 254 474 465 420 429 413
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00 0.97 0.97 0.97 1.00 1.00 1.00
Uniform Delay (d), s/veh 30.8 28.8 15.0 22.6 34.4 14.9 40.0 45.4 37.9 38.4 55.0 43.3
Incr Delay (d2), s/veh 2.1 3.6 0.5 0.7 15.0 0.2 28.2 0.8 0.2 0.8 43.7 0.6
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 1.2 15.6 3.5 1.5 29.2 1.4 7.7 6.4 1.6 4.3 20.0 3.9
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 32.9 32.4 15.5 23.2 49.4 15.1 68.2 46.2 38.1 39.3 98.7 43.9
LnGrp LOS C C B C D B E D D D F D
Approach Vol, veh/h 884 1040 497 724
Approach Delay, s/veh 28.3 44.1 54.9 75.4
Approach LOS C D D E

Timer - Assigned Phs 1 2 3 4 5 6 7 8
Phs Duration (G+Y+Rc), s 11.9 71.4 20.6 36.0 10.8 72.5 17.2 39.5
Change Period (Y+Rc), s * 6.5 * 6.5 6.0 6.0 * 6.5 * 6.5 6.0 6.0
Max Green Setting (Gmax), s * 9.5 * 61 15.0 30.0 * 9.5 * 61 15.0 30.0
Max Q Clear Time (g_c+I1), s 5.5 34.5 14.6 32.0 4.6 58.2 11.1 14.8
Green Ext Time (p_c), s 0.1 5.5 0.0 0.0 0.0 1.4 0.1 1.3

Intersection Summary
HCM 6th Ctrl Delay 48.6
HCM 6th LOS D

Notes
* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.



HCM 6th Signalized Intersection Summary Existing Conditions
2: Meadowbrook Road & Cherry Hill Road/Clermont Avenue (Push-Buttons) PM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/18/2017

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 31 1 27 6 0 16 24 410 6 13 542 88
Future Volume (veh/h) 31 1 27 6 0 16 24 410 6 13 542 88
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 2000 2000 2000 2000 2000 2000 1984 1984 1984 2000 2000 2000
Adj Flow Rate, veh/h 33 1 28 11 0 29 28 477 7 14 602 98
Peak Hour Factor 0.95 0.95 0.95 0.55 0.55 0.55 0.86 0.86 0.86 0.90 0.90 0.90
Percent Heavy Veh, % 0 0 0 0 0 0 1 1 1 0 0 0
Cap, veh/h 149 4 99 55 10 70 648 1682 1425 800 1695 1436
Arrive On Green 0.06 0.06 0.06 0.06 0.00 0.06 0.85 0.85 0.85 0.85 0.85 0.85
Sat Flow, veh/h 1538 64 1695 288 169 1204 752 1984 1681 926 2000 1694
Grp Volume(v), veh/h 34 0 28 40 0 0 28 477 7 14 602 98
Grp Sat Flow(s),veh/h/ln1602 0 1695 1661 0 0 752 1984 1681 926 2000 1694
Q Serve(g_s), s 0.0 0.0 1.9 0.2 0.0 0.0 1.0 5.8 0.1 0.4 7.9 1.1
Cycle Q Clear(g_c), s 2.0 0.0 1.9 2.6 0.0 0.0 8.9 5.8 0.1 6.2 7.9 1.1
Prop In Lane 0.97 1.00 0.27 0.72 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 152 0 99 135 0 0 648 1682 1425 800 1695 1436
V/C Ratio(X) 0.22 0.00 0.28 0.30 0.00 0.00 0.04 0.28 0.00 0.02 0.36 0.07
Avail Cap(c_a), veh/h 495 0 508 523 0 0 648 1682 1425 800 1695 1436
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 0.00 0.00 1.00 1.00 1.00 0.67 0.67 0.67
Uniform Delay (d), s/veh 54.2 0.0 54.1 54.4 0.0 0.0 3.0 1.8 1.4 2.5 2.0 1.5
Incr Delay (d2), s/veh 1.0 0.0 2.2 1.7 0.0 0.0 0.1 0.4 0.0 0.0 0.4 0.1
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln1.0 0.0 0.9 1.2 0.0 0.0 0.1 1.3 0.0 0.1 1.7 0.2
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 55.2 0.0 56.3 56.2 0.0 0.0 3.1 2.3 1.4 2.5 2.4 1.5
LnGrp LOS E A E E A A A A A A A A
Approach Vol, veh/h 62 40 512 714
Approach Delay, s/veh 55.7 56.2 2.3 2.3
Approach LOS E E A A

Timer - Assigned Phs 2 4 6 8
Phs Duration (G+Y+Rc), s 107.0 13.0 107.0 13.0
Change Period (Y+Rc), s * 5.3 6.0 * 5.3 6.0
Max Green Setting (Gmax), s * 73 36.0 * 73 36.0
Max Q Clear Time (g_c+I1), s 10.9 4.0 9.9 4.6
Green Ext Time (p_c), s 3.4 0.4 4.7 0.3

Intersection Summary
HCM 6th Ctrl Delay 6.4
HCM 6th LOS A

Notes
* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.



HCM 6th TWSC Existing Conditions
3: Funeral Home Drive/Grandview Lane & Grand River Avenue PM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/18/2017

Intersection
Int Delay, s/veh 0.5

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 6 832 0 0 1109 19 0 0 0 8 0 5
Future Vol, veh/h 6 832 0 0 1109 19 0 0 0 8 0 5
Conflicting Peds, #/hr 2 0 0 0 0 2 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 200 - 200 50 - 15 - - - - - 50
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 95 95 95 95 95 95 92 92 92 65 65 65
Heavy Vehicles, % 1 1 1 1 1 1 0 0 0 0 0 0
Mvmt Flow 6 876 0 0 1167 20 0 0 0 12 0 8
 

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 1189 0 0 876 0 0 2069 2077 438 1619 2057 1169
          Stage 1 - - - - - - 888 888 - 1169 1169 -
          Stage 2 - - - - - - 1181 1189 - 450 888 -
Critical Hdwy 4.115 - - 4.115 - - 7.3 6.5 6.9 7.3 6.5 6.2
Critical Hdwy Stg 1 - - - - - - 6.5 5.5 - 6.1 5.5 -
Critical Hdwy Stg 2 - - - - - - 6.1 5.5 - 6.5 5.5 -
Follow-up Hdwy 2.2095 - - 2.2095 - - 3.5 4 3.3 3.5 4 3.3
Pot Cap-1 Maneuver 590 - - 774 - - 36 54 572 77 56 237
          Stage 1 - - - - - - 309 365 - 237 269 -
          Stage 2 - - - - - - 234 264 - 564 365 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 589 - - 774 - - 35 53 572 76 55 237
Mov Cap-2 Maneuver - - - - - - 35 53 - 76 55 -
          Stage 1 - - - - - - 306 361 - 234 268 -
          Stage 2 - - - - - - 226 263 - 558 361 -
 

Approach EB WB NB SB
HCM Control Delay, s 0.1 0 0 45.7
HCM LOS A E
 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1 SBLn2
Capacity (veh/h) - 589 - - 774 - - 76 237
HCM Lane V/C Ratio - 0.011 - - - - - 0.162 0.032
HCM Control Delay (s) 0 11.2 - - 0 - - 61.3 20.7
HCM Lane LOS A B - - A - - F C
HCM 95th %tile Q(veh) - 0 - - 0 - - 0.5 0.1



SimTraffic Performance Report Existing Conditions
Calibration AM Peak Hour

Erhard BMW Novi TIS SimTraffic Report
Fleis & VandenBrink Engineering 09/18/2017

1: Meadowbrook Road & Grand River Avenue (Push-Buttons) Performance by movement 

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Vehicles Exited 111 690 109 21 409 232 136 281 92 102 70 36
Hourly Exit Rate 111 690 109 21 409 232 136 281 92 102 70 36
Input Volume 115 687 106 23 412 234 148 282 99 97 70 38
% of Volume 97 100 103 90 99 99 92 100 93 105 100 95

1: Meadowbrook Road & Grand River Avenue (Push-Buttons) Performance by movement 

Movement All
Vehicles Exited 2289
Hourly Exit Rate 2289
Input Volume 2310
% of Volume 99

2: Meadowbrook Road & Cherry Hill Road/Clermont Avenue (Push-Buttons) Performance by movement 

Movement EBL EBR WBL WBR NBL NBT NBR SBL SBT SBR All
Vehicles Exited 55 29 5 16 9 433 5 4 183 20 759
Hourly Exit Rate 55 29 5 16 9 433 5 4 183 20 759
Input Volume 60 29 4 18 7 447 6 5 183 17 776
% of Volume 92 101 125 89 129 97 83 76 100 116 98

3: Funeral Home Drive/Grandview Lane & Grand River Avenue  Performance by movement 

Movement EBL EBT WBT WBR SBR All
Vehicles Exited 8 900 599 2 4 1513
Hourly Exit Rate 8 900 599 2 4 1513
Input Volume 6 898 612 4 4 1524
% of Volume 133 100 98 47 94 99

Total Network Performance 

Vehicles Exited 2377
Hourly Exit Rate 2377
Input Volume 6963
% of Volume 34



SimTraffic Performance Report Existing Conditions
Calibration PM Peak Hour

Erhard BMW Novi TIS SimTraffic Report
Fleis & VandenBrink Engineering 09/18/2017

1: Meadowbrook Road & Grand River Avenue (Push-Buttons) Performance by movement 

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Vehicles Exited 64 562 212 81 828 80 196 202 61 128 357 110
Hourly Exit Rate 64 562 212 81 828 80 196 202 61 128 357 110
Input Volume 65 571 205 86 814 87 203 206 58 131 352 111
% of Volume 98 98 104 94 102 92 97 98 106 98 101 99

1: Meadowbrook Road & Grand River Avenue (Push-Buttons) Performance by movement 

Movement All
Vehicles Exited 2881
Hourly Exit Rate 2881
Input Volume 2888
% of Volume 100

2: Meadowbrook Road & Cherry Hill Road/Clermont Avenue (Push-Buttons) Performance by movement 

Movement EBL EBT EBR WBL WBR NBL NBT NBR SBL SBT SBR All
Vehicles Exited 29 1 28 4 18 24 400 9 14 560 84 1171
Hourly Exit Rate 29 1 28 4 18 24 400 9 14 560 84 1171
Input Volume 31 1 27 6 16 24 410 6 13 550 88 1173
% of Volume 94 100 103 70 111 99 98 144 106 102 95 100

3: Funeral Home Drive/Grandview Lane & Grand River Avenue  Performance by movement 

Movement EBL EBT WBT WBR SBL SBR All
Vehicles Exited 8 833 1120 22 5 6 1994
Hourly Exit Rate 8 833 1120 22 5 6 1994
Input Volume 6 832 1116 19 8 5 1986
% of Volume 133 100 100 114 61 120 100

Total Zone Performance 

Vehicles Exited 22
Hourly Exit Rate 22
Input Volume 6047
% of Volume 0



Queuing and Blocking Report Existing Conditions
AM Peak Hour

Erhard BMW Novi TIS SimTraffic Report
Fleis & VandenBrink Engineering 09/18/2017

Intersection: 1: Meadowbrook Road & Grand River Avenue (Push-Buttons)

Movement EB EB EB WB WB WB NB NB NB SB SB SB
Directions Served L T R L T R L T R L T R
Maximum Queue (ft) 274 433 31 102 359 134 259 427 274 145 154 65
Average Queue (ft) 72 257 6 14 162 34 91 202 56 69 51 18
95th Queue (ft) 192 431 17 62 296 89 187 333 157 125 112 46
Link Distance (ft) 335 335 1196 669 739
Upstream Blk Time (%) 5
Queuing Penalty (veh) 23
Storage Bay Dist (ft) 250 300 450 350 200 300 325
Storage Blk Time (%) 10 1 11
Queuing Penalty (veh) 12 4 28

Intersection: 2: Meadowbrook Road & Cherry Hill Road/Clermont Avenue (Push-Buttons)

Movement EB EB WB NB NB NB SB SB SB
Directions Served LT R LTR L T R L T R
Maximum Queue (ft) 88 30 38 27 128 12 30 83 36
Average Queue (ft) 33 13 11 4 40 1 2 22 3
95th Queue (ft) 69 31 30 18 98 6 15 63 20
Link Distance (ft) 396 509 469 669
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 100 300 35 300 250
Storage Blk Time (%) 0 5 0
Queuing Penalty (veh) 0 1 0

Intersection: 3: Funeral Home Drive/Grandview Lane & Grand River Avenue 

Movement EB EB EB SB
Directions Served L T TR R
Maximum Queue (ft) 65 196 55 45
Average Queue (ft) 4 18 2 3
95th Queue (ft) 36 101 39 18
Link Distance (ft) 641
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 200 200 50
Storage Blk Time (%) 0 0
Queuing Penalty (veh) 2 0

Network Summary
Network wide Queuing Penalty: 70



Queuing and Blocking Report Existing Conditions
PM Peak Hour

Erhard BMW Novi TIS SimTraffic Report
Fleis & VandenBrink Engineering 09/18/2017

Intersection: 1: Meadowbrook Road & Grand River Avenue (Push-Buttons)

Movement EB EB EB WB WB WB NB NB NB SB SB SB
Directions Served L T R L T R L T R L T R
Maximum Queue (ft) 274 406 125 325 1219 500 255 231 88 325 663 400
Average Queue (ft) 66 257 39 143 819 150 135 128 31 173 388 141
95th Queue (ft) 191 407 92 370 1353 518 229 212 71 370 709 386
Link Distance (ft) 335 335 1196 669 739
Upstream Blk Time (%) 4 11 7
Queuing Penalty (veh) 15 0 0
Storage Bay Dist (ft) 250 300 450 350 200 300 325
Storage Blk Time (%) 10 0 41 0 2 0 24
Queuing Penalty (veh) 6 0 71 0 5 0 59

Intersection: 2: Meadowbrook Road & Cherry Hill Road/Clermont Avenue (Push-Buttons)

Movement EB EB WB NB NB NB SB SB SB
Directions Served LT R LTR L T R L T R
Maximum Queue (ft) 71 34 46 49 112 8 40 167 43
Average Queue (ft) 21 13 12 11 29 1 5 46 8
95th Queue (ft) 55 31 33 35 76 6 25 121 32
Link Distance (ft) 396 509 469 669
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 100 300 35 300 250
Storage Blk Time (%) 0 3 0
Queuing Penalty (veh) 0 1 0

Intersection: 3: Funeral Home Drive/Grandview Lane & Grand River Avenue 

Movement EB EB WB SB SB
Directions Served L T R LT R
Maximum Queue (ft) 24 52 8 33 31
Average Queue (ft) 5 3 0 5 4
95th Queue (ft) 19 28 4 21 18
Link Distance (ft) 641 209
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 200 15 50
Storage Blk Time (%) 0 0 0
Queuing Penalty (veh) 1 0 0

Zone Summary
Zone wide Queuing Penalty: 158



HCM 6th Signalized Intersection Summary Existing Conditions W / Improvements
1: Meadowbrook Road & Grand River Avenue (Push-Buttons) AM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/19/2017

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 115 677 106 23 412 234 148 278 99 97 70 38
Future Volume (veh/h) 115 677 106 23 412 234 148 278 99 97 70 38
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1938 1938 1938 1953 1953 1953 1969 1969 1969 1953 1953 1953
Adj Flow Rate, veh/h 121 713 112 27 485 275 156 293 104 113 81 44
Peak Hour Factor 0.95 0.95 0.95 0.85 0.85 0.85 0.95 0.95 0.95 0.86 0.86 0.86
Percent Heavy Veh, % 4 4 4 3 3 3 2 2 2 3 3 3
Cap, veh/h 401 1026 978 265 1151 650 362 350 330 210 343 366
Arrive On Green 0.05 0.53 0.53 0.02 0.50 0.50 0.02 0.06 0.06 0.06 0.18 0.18
Sat Flow, veh/h 1845 1938 1640 1860 2285 1290 1875 1969 1668 1860 1953 1655
Grp Volume(v), veh/h 121 713 112 27 393 367 156 293 104 113 81 44
Grp Sat Flow(s),veh/h/ln 1845 1938 1640 1860 1856 1720 1875 1969 1668 1860 1953 1655
Q Serve(g_s), s 3.8 32.9 3.5 0.8 16.0 16.1 8.0 17.7 7.0 5.9 4.3 2.6
Cycle Q Clear(g_c), s 3.8 32.9 3.5 0.8 16.0 16.1 8.0 17.7 7.0 5.9 4.3 2.6
Prop In Lane 1.00 1.00 1.00 0.75 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 401 1026 978 265 935 866 362 350 330 210 343 366
V/C Ratio(X) 0.30 0.69 0.11 0.10 0.42 0.42 0.43 0.84 0.32 0.54 0.24 0.12
Avail Cap(c_a), veh/h 401 1026 978 314 935 866 362 492 450 214 488 490
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 0.33 0.33 0.33 1.00 1.00 1.00
Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00 0.96 0.96 0.96 1.00 1.00 1.00
Uniform Delay (d), s/veh 14.3 21.0 10.5 17.7 18.8 18.8 39.5 54.8 47.4 38.3 42.6 37.4
Incr Delay (d2), s/veh 0.4 3.9 0.2 0.2 1.4 1.5 0.8 9.0 0.6 2.6 0.4 0.2
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 1.5 14.5 1.3 0.3 6.7 6.3 4.0 10.2 3.1 2.8 2.1 1.0
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 14.8 24.9 10.7 17.8 20.2 20.3 40.3 63.8 48.1 40.9 43.0 37.5
LnGrp LOS B C B B C C D E D D D D
Approach Vol, veh/h 946 787 553 238
Approach Delay, s/veh 21.9 20.1 54.2 41.0
Approach LOS C C D D

Timer - Assigned Phs 1 2 3 4 5 6 7 8
Phs Duration (G+Y+Rc), s 8.9 70.1 14.0 27.1 12.0 66.9 13.7 27.3
Change Period (Y+Rc), s * 6.5 * 6.5 6.0 6.0 * 6.5 * 6.5 6.0 6.0
Max Green Setting (Gmax), s * 5.5 * 52 8.0 30.0 * 5.5 * 52 8.0 30.0
Max Q Clear Time (g_c+I1), s 2.8 34.9 10.0 6.3 5.8 18.1 7.9 19.7
Green Ext Time (p_c), s 0.0 5.3 0.0 0.6 0.0 5.8 0.0 1.7

Intersection Summary
HCM 6th Ctrl Delay 30.2
HCM 6th LOS C

Notes
* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.



HCM 6th Signalized Intersection Summary Existing Conditions W / Improvements
2: Meadowbrook Road & Cherry Hill Road/Clermont Avenue (Push-Buttons) AM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/19/2017

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 60 0 29 4 0 18 7 447 6 5 177 17
Future Volume (veh/h) 60 0 29 4 0 18 7 447 6 5 177 17
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1984 1984 1984 2000 2000 2000 1969 1969 1969 1938 1938 1938
Adj Flow Rate, veh/h 65 0 31 7 0 30 7 471 6 6 216 21
Peak Hour Factor 0.93 0.93 0.93 0.61 0.61 0.61 0.95 0.95 0.95 0.82 0.82 0.82
Percent Heavy Veh, % 1 1 1 0 0 0 2 2 2 4 4 4
Cap, veh/h 278 0 179 88 17 145 926 1389 1177 673 1366 1158
Arrive On Green 0.11 0.00 0.11 0.11 0.00 0.11 0.71 0.71 0.71 1.00 1.00 1.00
Sat Flow, veh/h 1481 0 1682 158 161 1367 1143 1969 1668 903 1938 1642
Grp Volume(v), veh/h 65 0 31 37 0 0 7 471 6 6 216 21
Grp Sat Flow(s),veh/h/ln1481 0 1682 1686 0 0 1143 1969 1668 903 1938 1642
Q Serve(g_s), s 1.0 0.0 1.0 0.0 0.0 0.0 0.1 5.6 0.1 0.1 0.0 0.0
Cycle Q Clear(g_c), s 2.2 0.0 1.0 1.2 0.0 0.0 0.1 5.6 0.1 5.6 0.0 0.0
Prop In Lane 1.00 1.00 0.19 0.81 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 278 0 179 251 0 0 926 1389 1177 673 1366 1158
V/C Ratio(X) 0.23 0.00 0.17 0.15 0.00 0.00 0.01 0.34 0.01 0.01 0.16 0.02
Avail Cap(c_a), veh/h 408 0 336 403 0 0 926 1389 1177 673 1366 1158
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 2.00 2.00 2.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 0.00 0.00 1.00 1.00 1.00 0.99 0.99 0.99
Uniform Delay (d), s/veh 24.9 0.0 24.4 24.5 0.0 0.0 2.6 3.4 2.6 0.4 0.0 0.0
Incr Delay (d2), s/veh 0.4 0.0 0.5 0.3 0.0 0.0 0.0 0.7 0.0 0.0 0.2 0.0
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln0.9 0.0 0.4 0.5 0.0 0.0 0.0 1.2 0.0 0.0 0.1 0.0
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 25.3 0.0 24.9 24.7 0.0 0.0 2.6 4.1 2.6 0.4 0.2 0.0
LnGrp LOS C A C C A A A A A A A A
Approach Vol, veh/h 96 37 484 243
Approach Delay, s/veh 25.1 24.7 4.1 0.2
Approach LOS C C A A

Timer - Assigned Phs 2 4 6 8
Phs Duration (G+Y+Rc), s 47.6 12.4 47.6 12.4
Change Period (Y+Rc), s * 5.3 6.0 * 5.3 6.0
Max Green Setting (Gmax), s * 37 12.0 * 37 12.0
Max Q Clear Time (g_c+I1), s 7.6 4.2 7.6 3.2
Green Ext Time (p_c), s 3.0 0.2 1.3 0.1

Intersection Summary
HCM 6th Ctrl Delay 6.2
HCM 6th LOS A

Notes
* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.



HCM 6th Signalized Intersection Summary Existing Conditions W / Improvements
1: Meadowbrook Road & Grand River Avenue (Push-Buttons) PM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/19/2017

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 65 570 205 86 814 87 203 196 58 131 352 111
Future Volume (veh/h) 65 570 205 86 814 87 203 196 58 131 352 111
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 0.99 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1984 1984 1984 1984 1984 1984 1984 1984 1984 2000 2000 2000
Adj Flow Rate, veh/h 68 600 216 91 857 92 221 213 63 160 429 135
Peak Hour Factor 0.95 0.95 0.95 0.95 0.95 0.95 0.92 0.92 0.92 0.82 0.82 0.82
Percent Heavy Veh, % 1 1 1 1 1 1 1 1 1 0 0 0
Cap, veh/h 262 826 853 249 1458 157 263 505 496 388 484 465
Arrive On Green 0.03 0.42 0.42 0.04 0.42 0.42 0.06 0.17 0.17 0.08 0.24 0.24
Sat Flow, veh/h 1890 1984 1680 1890 3434 369 1890 1984 1672 1905 2000 1689
Grp Volume(v), veh/h 68 600 216 91 470 479 221 213 63 160 429 135
Grp Sat Flow(s),veh/h/ln 1890 1984 1680 1890 1885 1918 1890 1984 1672 1905 2000 1689
Q Serve(g_s), s 2.5 30.4 8.7 3.3 23.0 23.0 10.5 11.5 3.6 7.5 24.8 7.6
Cycle Q Clear(g_c), s 2.5 30.4 8.7 3.3 23.0 23.0 10.5 11.5 3.6 7.5 24.8 7.6
Prop In Lane 1.00 1.00 1.00 0.19 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 262 826 853 249 800 814 263 505 496 388 484 465
V/C Ratio(X) 0.26 0.73 0.25 0.37 0.59 0.59 0.84 0.42 0.13 0.41 0.89 0.29
Avail Cap(c_a), veh/h 286 826 853 257 800 814 263 579 558 412 583 549
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 0.67 0.67 0.67 1.00 1.00 1.00
Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00 0.96 0.96 0.96 1.00 1.00 1.00
Uniform Delay (d), s/veh 21.1 29.3 16.7 23.0 26.5 26.5 34.5 41.9 34.5 30.7 43.9 34.2
Incr Delay (d2), s/veh 0.5 5.6 0.7 0.9 3.2 3.1 20.2 0.6 0.1 0.7 13.9 0.4
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 1.1 14.7 3.4 1.4 10.3 10.5 6.4 5.9 1.5 3.4 13.8 3.1
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 21.6 34.9 17.4 23.9 29.6 29.6 54.7 42.5 34.6 31.4 57.8 34.6
LnGrp LOS C C B C C C D D C C E C
Approach Vol, veh/h 884 1040 497 724
Approach Delay, s/veh 29.6 29.1 46.9 47.6
Approach LOS C C D D

Timer - Assigned Phs 1 2 3 4 5 6 7 8
Phs Duration (G+Y+Rc), s 11.5 56.4 17.0 35.0 10.5 57.4 15.5 36.6
Change Period (Y+Rc), s * 6.5 * 6.5 6.0 6.0 * 6.5 * 6.5 6.0 6.0
Max Green Setting (Gmax), s * 5.5 * 44 11.0 35.0 * 5.5 * 44 11.0 35.0
Max Q Clear Time (g_c+I1), s 5.3 32.4 12.5 26.8 4.5 25.0 9.5 13.5
Green Ext Time (p_c), s 0.0 3.8 0.0 2.2 0.0 6.2 0.1 1.5

Intersection Summary
HCM 6th Ctrl Delay 36.3
HCM 6th LOS D

Notes
* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.



HCM 6th Signalized Intersection Summary Existing Conditions W / Improvements
2: Meadowbrook Road & Cherry Hill Road/Clermont Avenue (Push-Buttons) PM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/19/2017

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 31 1 27 6 0 16 24 410 6 13 542 88
Future Volume (veh/h) 31 1 27 6 0 16 24 410 6 13 542 88
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 2000 2000 2000 2000 2000 2000 1984 1984 1984 2000 2000 2000
Adj Flow Rate, veh/h 33 1 28 11 0 29 28 477 7 14 602 98
Peak Hour Factor 0.95 0.95 0.95 0.55 0.55 0.55 0.86 0.86 0.86 0.90 0.90 0.90
Percent Heavy Veh, % 0 0 0 0 0 0 1 1 1 0 0 0
Cap, veh/h 244 6 146 101 15 104 666 1440 1220 712 1452 1229
Arrive On Green 0.09 0.09 0.09 0.09 0.00 0.09 0.73 0.73 0.73 1.00 1.00 1.00
Sat Flow, veh/h 1469 68 1695 284 173 1205 752 1984 1681 926 2000 1694
Grp Volume(v), veh/h 34 0 28 40 0 0 28 477 7 14 602 98
Grp Sat Flow(s),veh/h/ln1537 0 1695 1662 0 0 752 1984 1681 926 2000 1694
Q Serve(g_s), s 0.0 0.0 0.9 0.0 0.0 0.0 0.6 5.2 0.1 0.1 0.0 0.0
Cycle Q Clear(g_c), s 1.0 0.0 0.9 1.3 0.0 0.0 0.6 5.2 0.1 5.3 0.0 0.0
Prop In Lane 0.97 1.00 0.27 0.72 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 250 0 146 219 0 0 666 1440 1220 712 1452 1229
V/C Ratio(X) 0.14 0.00 0.19 0.18 0.00 0.00 0.04 0.33 0.01 0.02 0.41 0.08
Avail Cap(c_a), veh/h 365 0 282 349 0 0 666 1440 1220 712 1452 1229
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 2.00 2.00 2.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 0.00 0.00 1.00 1.00 1.00 0.75 0.75 0.75
Uniform Delay (d), s/veh 25.5 0.0 25.5 25.6 0.0 0.0 2.3 3.0 2.3 0.3 0.0 0.0
Incr Delay (d2), s/veh 0.3 0.0 0.9 0.6 0.0 0.0 0.1 0.6 0.0 0.0 0.7 0.1
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln0.5 0.0 0.4 0.5 0.0 0.0 0.1 1.0 0.0 0.0 0.3 0.0
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 25.9 0.0 26.4 26.2 0.0 0.0 2.5 3.6 2.3 0.4 0.7 0.1
LnGrp LOS C A C C A A A A A A A A
Approach Vol, veh/h 62 40 512 714
Approach Delay, s/veh 26.1 26.2 3.5 0.6
Approach LOS C C A A

Timer - Assigned Phs 2 4 6 8
Phs Duration (G+Y+Rc), s 48.8 11.2 48.8 11.2
Change Period (Y+Rc), s * 5.3 6.0 * 5.3 6.0
Max Green Setting (Gmax), s * 39 10.0 * 39 10.0
Max Q Clear Time (g_c+I1), s 7.2 3.0 7.3 3.3
Green Ext Time (p_c), s 3.2 0.1 4.5 0.1

Intersection Summary
HCM 6th Ctrl Delay 3.7
HCM 6th LOS A

Notes
* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.



Queuing and Blocking Report Existing Conditions W / Improvements
AM Peak Hour

Erhard BMW Novi TIS SimTraffic Report
Fleis & VandenBrink Engineering 09/19/2017

Intersection: 1: Meadowbrook Road & Grand River Avenue (Push-Buttons)

Movement EB EB EB WB WB WB NB NB NB SB SB SB
Directions Served L T R L T TR L T R L T R
Maximum Queue (ft) 274 415 43 36 239 196 276 334 144 154 124 44
Average Queue (ft) 86 228 6 11 120 80 90 169 47 57 43 15
95th Queue (ft) 233 390 24 31 208 171 180 273 102 119 97 38
Link Distance (ft) 331 331 1196 669 725
Upstream Blk Time (%) 3
Queuing Penalty (veh) 12
Storage Bay Dist (ft) 250 300 450 350 200 300 325
Storage Blk Time (%) 0 7 7
Queuing Penalty (veh) 0 8 17

Intersection: 2: Meadowbrook Road & Cherry Hill Road/Clermont Avenue (Push-Buttons)

Movement EB EB WB NB NB NB SB SB SB
Directions Served LT R LTR L T R L T R
Maximum Queue (ft) 76 35 39 25 105 19 30 65 30
Average Queue (ft) 33 13 11 2 40 1 2 17 2
95th Queue (ft) 64 31 31 13 88 7 14 50 16
Link Distance (ft) 396 509 469 669
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 100 300 35 300 250
Storage Blk Time (%) 0 4 0
Queuing Penalty (veh) 0 1 0

Intersection: 3: Funeral Home Drive/Grandview Lane & Grand River Avenue 

Movement EB EB SB
Directions Served L T R
Maximum Queue (ft) 24 102 62
Average Queue (ft) 2 6 8
95th Queue (ft) 13 50 39
Link Distance (ft) 613
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 200 50
Storage Blk Time (%) 0
Queuing Penalty (veh) 0

Zone Summary
Zone wide Queuing Penalty: 38



Queuing and Blocking Report Existing Conditions W / Improvements
PM Peak Hour

Erhard BMW Novi TIS SimTraffic Report
Fleis & VandenBrink Engineering 09/19/2017

Intersection: 1: Meadowbrook Road & Grand River Avenue (Push-Buttons)

Movement EB EB EB WB WB WB NB NB NB SB SB SB
Directions Served L T R L T TR L T R L T R
Maximum Queue (ft) 274 404 99 304 363 337 266 214 76 324 425 215
Average Queue (ft) 65 256 33 54 242 196 123 108 29 77 213 41
95th Queue (ft) 208 411 79 157 341 317 225 183 63 194 360 131
Link Distance (ft) 331 331 1196 669 725
Upstream Blk Time (%) 4
Queuing Penalty (veh) 16
Storage Bay Dist (ft) 250 300 450 350 200 300 325
Storage Blk Time (%) 10 0 2 1 3
Queuing Penalty (veh) 7 0 13 1 8

Intersection: 2: Meadowbrook Road & Cherry Hill Road/Clermont Avenue (Push-Buttons)

Movement EB EB WB NB NB NB SB SB SB
Directions Served LT R LTR L T R L T R
Maximum Queue (ft) 60 38 32 52 128 19 30 106 44
Average Queue (ft) 23 14 11 13 35 1 6 40 10
95th Queue (ft) 50 32 29 39 91 8 24 95 34
Link Distance (ft) 396 509 469 669
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 100 300 35 300 250
Storage Blk Time (%) 0 4 0
Queuing Penalty (veh) 0 1 0

Intersection: 3: Funeral Home Drive/Grandview Lane & Grand River Avenue 

Movement EB EB WB WB SB SB
Directions Served L T T TR LT R
Maximum Queue (ft) 28 75 118 44 48 39
Average Queue (ft) 3 4 11 2 14 5
95th Queue (ft) 17 36 62 26 41 26
Link Distance (ft) 613 331 331 210
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 200 50
Storage Blk Time (%) 0 5 0
Queuing Penalty (veh) 0 0 0

Zone Summary
Zone wide Queuing Penalty: 47



HCM 6th Signalized Intersection Summary Background Conditions
1: Meadowbrook Road & Grand River Avenue (Push-Buttons) AM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/18/2017

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 135 707 113 23 421 235 150 279 99 97 70 43
Future Volume (veh/h) 135 707 113 23 421 235 150 279 99 97 70 43
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1938 1938 1938 1953 1953 1953 1969 1969 1969 1953 1953 1953
Adj Flow Rate, veh/h 142 744 119 27 495 276 158 294 104 113 81 50
Peak Hour Factor 0.95 0.95 0.95 0.85 0.85 0.85 0.95 0.95 0.95 0.86 0.86 0.86
Percent Heavy Veh, % 4 4 4 3 3 3 2 2 2 3 3 3
Cap, veh/h 403 1099 1071 275 1048 995 354 336 316 197 294 330
Arrive On Green 0.05 0.57 0.57 0.02 0.54 0.54 0.09 0.17 0.17 0.07 0.15 0.15
Sat Flow, veh/h 1845 1938 1641 1860 1953 1654 1875 1969 1668 1860 1953 1655
Grp Volume(v), veh/h 142 744 119 27 495 276 158 294 104 113 81 50
Grp Sat Flow(s),veh/h/ln 1845 1938 1641 1860 1953 1654 1875 1969 1668 1860 1953 1655
Q Serve(g_s), s 4.8 37.8 3.8 0.9 22.0 11.2 9.8 20.4 7.5 7.1 5.1 3.5
Cycle Q Clear(g_c), s 4.8 37.8 3.8 0.9 22.0 11.2 9.8 20.4 7.5 7.1 5.1 3.5
Prop In Lane 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 403 1099 1071 275 1048 995 354 336 316 197 294 330
V/C Ratio(X) 0.35 0.68 0.11 0.10 0.47 0.28 0.45 0.88 0.33 0.57 0.28 0.15
Avail Cap(c_a), veh/h 437 1099 1071 367 1048 995 395 436 400 275 432 448
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00 0.97 0.97 0.97 1.00 1.00 1.00
Uniform Delay (d), s/veh 15.2 21.3 9.1 18.2 20.1 13.3 44.8 56.6 49.1 47.1 52.7 46.2
Incr Delay (d2), s/veh 0.5 3.4 0.2 0.2 1.5 0.7 0.9 15.0 0.7 2.6 0.6 0.3
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 1.9 16.8 1.4 0.4 9.9 4.2 4.6 11.4 3.2 3.4 2.6 1.5
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 15.7 24.6 9.3 18.4 21.7 14.0 45.6 71.6 49.8 49.8 53.3 46.5
LnGrp LOS B C A B C B D E D D D D
Approach Vol, veh/h 1005 798 556 244
Approach Delay, s/veh 21.6 18.9 60.1 50.3
Approach LOS C B E D

Timer - Assigned Phs 1 2 3 4 5 6 7 8
Phs Duration (G+Y+Rc), s 9.1 85.9 17.9 27.1 13.4 81.6 15.1 29.9
Change Period (Y+Rc), s * 6.5 * 6.5 6.0 6.0 * 6.5 * 6.5 6.0 6.0
Max Green Setting (Gmax), s * 9.5 * 60 15.0 31.0 * 9.5 * 60 15.0 31.0
Max Q Clear Time (g_c+I1), s 2.9 39.8 11.8 7.1 6.8 24.0 9.1 22.4
Green Ext Time (p_c), s 0.0 6.0 0.1 0.6 0.1 5.0 0.1 1.5

Intersection Summary
HCM 6th Ctrl Delay 31.7
HCM 6th LOS C

Notes
* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.



HCM 6th Signalized Intersection Summary Background Conditions
2: Meadowbrook Road & Cherry Hill Road/Clermont Avenue (Push-Buttons) AM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/18/2017

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 60 0 29 4 0 18 7 450 6 5 184 17
Future Volume (veh/h) 60 0 29 4 0 18 7 450 6 5 184 17
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1984 1984 1984 2000 2000 2000 1969 1969 1969 1938 1938 1938
Adj Flow Rate, veh/h 65 0 31 7 0 30 7 474 6 6 224 21
Peak Hour Factor 0.93 0.93 0.93 0.61 0.61 0.61 0.95 0.95 0.95 0.82 0.82 0.82
Percent Heavy Veh, % 1 1 1 0 0 0 2 2 2 4 4 4
Cap, veh/h 149 0 108 42 9 66 992 1658 1405 773 1631 1382
Arrive On Green 0.06 0.00 0.06 0.06 0.00 0.06 0.84 0.84 0.84 0.84 0.84 0.84
Sat Flow, veh/h 1395 0 1682 91 148 1025 1135 1969 1668 900 1938 1642
Grp Volume(v), veh/h 65 0 31 37 0 0 7 474 6 6 224 21
Grp Sat Flow(s),veh/h/ln1395 0 1682 1264 0 0 1135 1969 1668 900 1938 1642
Q Serve(g_s), s 0.1 0.0 2.1 0.0 0.0 0.0 0.1 6.0 0.1 0.2 2.5 0.2
Cycle Q Clear(g_c), s 5.5 0.0 2.1 5.5 0.0 0.0 2.6 6.0 0.1 6.2 2.5 0.2
Prop In Lane 1.00 1.00 0.19 0.81 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 149 0 108 116 0 0 992 1658 1405 773 1631 1382
V/C Ratio(X) 0.44 0.00 0.29 0.32 0.00 0.00 0.01 0.29 0.00 0.01 0.14 0.02
Avail Cap(c_a), veh/h 477 0 505 501 0 0 992 1658 1405 773 1631 1382
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 0.00 0.00 1.00 1.00 1.00 0.99 0.99 0.99
Uniform Delay (d), s/veh 55.1 0.0 53.6 53.7 0.0 0.0 1.9 2.0 1.5 2.6 1.7 1.5
Incr Delay (d2), s/veh 2.0 0.0 1.5 1.5 0.0 0.0 0.0 0.4 0.0 0.0 0.2 0.0
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln2.0 0.0 0.9 1.1 0.0 0.0 0.0 1.4 0.0 0.0 0.6 0.0
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 57.1 0.0 55.0 55.3 0.0 0.0 1.9 2.4 1.5 2.6 1.9 1.5
LnGrp LOS E A E E A A A A A A A A
Approach Vol, veh/h 96 37 487 251
Approach Delay, s/veh 56.4 55.3 2.4 1.9
Approach LOS E E A A

Timer - Assigned Phs 2 4 6 8
Phs Duration (G+Y+Rc), s 106.3 13.7 106.3 13.7
Change Period (Y+Rc), s * 5.3 6.0 * 5.3 6.0
Max Green Setting (Gmax), s * 73 36.0 * 73 36.0
Max Q Clear Time (g_c+I1), s 8.0 7.5 8.2 7.5
Green Ext Time (p_c), s 3.1 0.4 1.4 0.2

Intersection Summary
HCM 6th Ctrl Delay 10.4
HCM 6th LOS B

Notes
* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.



HCM 6th TWSC Background Conditions
3: Funeral Home Drive/Grandview Lane & Grand River Avenue AM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/18/2017

Intersection
Int Delay, s/veh 0.1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 6 955 0 0 610 4 0 0 0 0 0 4
Future Vol, veh/h 6 955 0 0 610 4 0 0 0 0 0 4
Conflicting Peds, #/hr 2 0 0 0 0 2 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 200 - 200 50 - 15 - - - - - 50
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 95 95 95 83 83 83 92 92 92 50 50 50
Heavy Vehicles, % 3 3 3 5 5 5 0 0 0 0 0 25
Mvmt Flow 6 1005 0 0 735 5 0 0 0 0 0 8
 

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 742 0 0 1005 0 0 1759 1759 503 1252 1754 737
          Stage 1 - - - - - - 1017 1017 - 737 737 -
          Stage 2 - - - - - - 742 742 - 515 1017 -
Critical Hdwy 4.145 - - 4.175 - - 7.3 6.5 6.9 7.3 6.5 6.575
Critical Hdwy Stg 1 - - - - - - 6.5 5.5 - 6.1 5.5 -
Critical Hdwy Stg 2 - - - - - - 6.1 5.5 - 6.5 5.5 -
Follow-up Hdwy 2.2285 - - 2.2475 - - 3.5 4 3.3 3.5 4 3.5375
Pot Cap-1 Maneuver 857 - - 672 - - 61 86 519 140 86 372
          Stage 1 - - - - - - 258 318 - 413 428 -
          Stage 2 - - - - - - 411 425 - 516 318 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 855 - - 672 - - 59 85 519 139 85 371
Mov Cap-2 Maneuver - - - - - - 59 85 - 139 85 -
          Stage 1 - - - - - - 256 316 - 409 427 -
          Stage 2 - - - - - - 402 424 - 512 316 -
 

Approach EB WB NB SB
HCM Control Delay, s 0.1 0 0 14.9
HCM LOS A B
 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1 SBLn2
Capacity (veh/h) - 855 - - 672 - - - 371
HCM Lane V/C Ratio - 0.007 - - - - - - 0.022
HCM Control Delay (s) 0 9.2 - - 0 - - 0 14.9
HCM Lane LOS A A - - A - - A B
HCM 95th %tile Q(veh) - 0 - - 0 - - - 0.1



HCM 6th Signalized Intersection Summary Background Conditions
1: Meadowbrook Road & Grand River Avenue (Push-Buttons) PM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/18/2017

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 75 587 207 86 845 87 210 197 58 132 354 131
Future Volume (veh/h) 75 587 207 86 845 87 210 197 58 132 354 131
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 0.99 1.00 0.99
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1984 1984 1984 1984 1984 1984 1984 1984 1984 2000 2000 2000
Adj Flow Rate, veh/h 79 618 218 91 889 92 228 214 63 161 432 160
Peak Hour Factor 0.95 0.95 0.95 0.95 0.95 0.95 0.92 0.92 0.92 0.82 0.82 0.82
Percent Heavy Veh, % 1 1 1 1 1 1 1 1 1 0 0 0
Cap, veh/h 135 915 955 269 923 916 254 479 468 371 429 420
Arrive On Green 0.03 0.46 0.46 0.04 0.47 0.47 0.11 0.24 0.24 0.08 0.21 0.21
Sat Flow, veh/h 1890 1984 1680 1890 1984 1680 1890 1984 1671 1905 2000 1683
Grp Volume(v), veh/h 79 618 218 91 889 92 228 214 63 161 432 160
Grp Sat Flow(s),veh/h/ln 1890 1984 1680 1890 1984 1680 1890 1984 1671 1905 2000 1683
Q Serve(g_s), s 3.1 34.1 9.0 3.5 60.8 3.7 13.0 12.8 3.9 9.1 30.0 11.0
Cycle Q Clear(g_c), s 3.1 34.1 9.0 3.5 60.8 3.7 13.0 12.8 3.9 9.1 30.0 11.0
Prop In Lane 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 135 915 955 269 923 916 254 479 468 371 429 420
V/C Ratio(X) 0.58 0.68 0.23 0.34 0.96 0.10 0.90 0.45 0.13 0.43 1.01 0.38
Avail Cap(c_a), veh/h 198 915 955 324 923 916 254 479 468 422 429 420
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00 0.97 0.97 0.97 1.00 1.00 1.00
Uniform Delay (d), s/veh 32.9 29.5 15.0 23.2 36.3 15.3 39.9 45.2 37.7 38.4 55.0 43.6
Incr Delay (d2), s/veh 3.9 4.0 0.6 0.7 22.0 0.2 30.5 0.8 0.2 0.8 45.5 0.7
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 1.4 16.4 3.5 1.5 33.0 1.4 8.1 6.4 1.6 4.3 20.2 4.6
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 36.9 33.5 15.5 23.9 58.2 15.5 70.4 45.9 37.9 39.2 100.5 44.3
LnGrp LOS D C B C E B E D D D F D
Approach Vol, veh/h 915 1072 505 753
Approach Delay, s/veh 29.5 51.7 56.0 75.4
Approach LOS C D E E

Timer - Assigned Phs 1 2 3 4 5 6 7 8
Phs Duration (G+Y+Rc), s 11.9 71.1 21.0 36.0 11.4 71.6 17.2 39.8
Change Period (Y+Rc), s * 6.5 * 6.5 6.0 6.0 * 6.5 * 6.5 6.0 6.0
Max Green Setting (Gmax), s * 9.5 * 61 15.0 30.0 * 9.5 * 61 15.0 30.0
Max Q Clear Time (g_c+I1), s 5.5 36.1 15.0 32.0 5.1 62.8 11.1 14.8
Green Ext Time (p_c), s 0.1 5.6 0.0 0.0 0.0 0.0 0.1 1.3

Intersection Summary
HCM 6th Ctrl Delay 51.6
HCM 6th LOS D

Notes
* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.



HCM 6th Signalized Intersection Summary Background Conditions
2: Meadowbrook Road & Cherry Hill Road/Clermont Avenue (Push-Buttons) PM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/18/2017

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 31 1 27 6 0 16 24 418 6 13 546 88
Future Volume (veh/h) 31 1 27 6 0 16 24 418 6 13 546 88
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 2000 2000 2000 2000 2000 2000 1984 1984 1984 2000 2000 2000
Adj Flow Rate, veh/h 33 1 28 11 0 29 28 486 7 14 607 98
Peak Hour Factor 0.95 0.95 0.95 0.55 0.55 0.55 0.86 0.86 0.86 0.90 0.90 0.90
Percent Heavy Veh, % 0 0 0 0 0 0 1 1 1 0 0 0
Cap, veh/h 149 4 99 55 10 70 645 1682 1425 793 1695 1436
Arrive On Green 0.06 0.06 0.06 0.06 0.00 0.06 0.85 0.85 0.85 0.85 0.85 0.85
Sat Flow, veh/h 1538 64 1695 288 169 1204 749 1984 1681 918 2000 1694
Grp Volume(v), veh/h 34 0 28 40 0 0 28 486 7 14 607 98
Grp Sat Flow(s),veh/h/ln1602 0 1695 1661 0 0 749 1984 1681 918 2000 1694
Q Serve(g_s), s 0.0 0.0 1.9 0.2 0.0 0.0 1.0 5.9 0.1 0.4 8.0 1.1
Cycle Q Clear(g_c), s 2.0 0.0 1.9 2.6 0.0 0.0 9.0 5.9 0.1 6.3 8.0 1.1
Prop In Lane 0.97 1.00 0.27 0.72 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 152 0 99 135 0 0 645 1682 1425 793 1695 1436
V/C Ratio(X) 0.22 0.00 0.28 0.30 0.00 0.00 0.04 0.29 0.00 0.02 0.36 0.07
Avail Cap(c_a), veh/h 495 0 508 523 0 0 645 1682 1425 793 1695 1436
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 0.00 0.00 1.00 1.00 1.00 0.66 0.66 0.66
Uniform Delay (d), s/veh 54.2 0.0 54.1 54.4 0.0 0.0 3.0 1.8 1.4 2.5 2.0 1.5
Incr Delay (d2), s/veh 1.0 0.0 2.2 1.7 0.0 0.0 0.1 0.4 0.0 0.0 0.4 0.1
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln1.0 0.0 0.9 1.2 0.0 0.0 0.1 1.3 0.0 0.1 1.7 0.2
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 55.2 0.0 56.3 56.2 0.0 0.0 3.1 2.3 1.4 2.5 2.4 1.5
LnGrp LOS E A E E A A A A A A A A
Approach Vol, veh/h 62 40 521 719
Approach Delay, s/veh 55.7 56.2 2.3 2.3
Approach LOS E E A A

Timer - Assigned Phs 2 4 6 8
Phs Duration (G+Y+Rc), s 107.0 13.0 107.0 13.0
Change Period (Y+Rc), s * 5.3 6.0 * 5.3 6.0
Max Green Setting (Gmax), s * 73 36.0 * 73 36.0
Max Q Clear Time (g_c+I1), s 11.0 4.0 10.0 4.6
Green Ext Time (p_c), s 3.5 0.4 4.7 0.3

Intersection Summary
HCM 6th Ctrl Delay 6.4
HCM 6th LOS A

Notes
* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.



HCM 6th TWSC Background Conditions
3: Funeral Home Drive/Grandview Lane & Grand River Avenue PM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/18/2017

Intersection
Int Delay, s/veh 0.5

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 6 861 0 0 1167 19 0 0 0 8 0 5
Future Vol, veh/h 6 861 0 0 1167 19 0 0 0 8 0 5
Conflicting Peds, #/hr 2 0 0 0 0 2 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 200 - 200 50 - 15 - - - - - 50
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 95 95 95 95 95 95 92 92 92 65 65 65
Heavy Vehicles, % 1 1 1 1 1 1 0 0 0 0 0 0
Mvmt Flow 6 906 0 0 1228 20 0 0 0 12 0 8
 

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 1250 0 0 906 0 0 2160 2168 453 1695 2148 1230
          Stage 1 - - - - - - 918 918 - 1230 1230 -
          Stage 2 - - - - - - 1242 1250 - 465 918 -
Critical Hdwy 4.115 - - 4.115 - - 7.3 6.5 6.9 7.3 6.5 6.2
Critical Hdwy Stg 1 - - - - - - 6.5 5.5 - 6.1 5.5 -
Critical Hdwy Stg 2 - - - - - - 6.1 5.5 - 6.5 5.5 -
Follow-up Hdwy 2.2095 - - 2.2095 - - 3.5 4 3.3 3.5 4 3.3
Pot Cap-1 Maneuver 559 - - 754 - - 31 48 559 67 49 219
          Stage 1 - - - - - - 296 353 - 219 252 -
          Stage 2 - - - - - - 216 247 - 552 353 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 558 - - 754 - - 30 47 559 66 48 219
Mov Cap-2 Maneuver - - - - - - 30 47 - 66 48 -
          Stage 1 - - - - - - 293 349 - 216 251 -
          Stage 2 - - - - - - 208 247 - 546 349 -
 

Approach EB WB NB SB
HCM Control Delay, s 0.1 0 0 52.5
HCM LOS A F
 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1 SBLn2
Capacity (veh/h) - 558 - - 754 - - 66 219
HCM Lane V/C Ratio - 0.011 - - - - - 0.186 0.035
HCM Control Delay (s) 0 11.5 - - 0 - - 71.6 22
HCM Lane LOS A B - - A - - F C
HCM 95th %tile Q(veh) - 0 - - 0 - - 0.6 0.1



Queuing and Blocking Report Background Conditions
AM Peak Hour

Erhard BMW Novi TIS SimTraffic Report
Fleis & VandenBrink Engineering 09/18/2017

Intersection: 1: Meadowbrook Road & Grand River Avenue (Push-Buttons)

Movement EB EB EB WB WB WB NB NB NB SB SB SB
Directions Served L T R L T R L T R L T R
Maximum Queue (ft) 275 432 32 108 335 130 249 404 322 180 149 59
Average Queue (ft) 100 287 6 16 176 38 95 211 69 70 54 18
95th Queue (ft) 244 465 17 66 296 93 192 350 197 138 117 45
Link Distance (ft) 335 335 1196 669 739
Upstream Blk Time (%) 7
Queuing Penalty (veh) 35
Storage Bay Dist (ft) 250 300 450 350 200 300 325
Storage Blk Time (%) 0 13 1 14 0
Queuing Penalty (veh) 0 17 2 36 0

Intersection: 2: Meadowbrook Road & Cherry Hill Road/Clermont Avenue (Push-Buttons)

Movement EB EB WB NB NB NB SB SB SB
Directions Served LT R LTR L T R L T R
Maximum Queue (ft) 94 30 39 31 141 12 30 90 42
Average Queue (ft) 34 13 13 3 46 1 5 24 4
95th Queue (ft) 72 31 32 17 106 6 22 67 21
Link Distance (ft) 396 509 469 669
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 100 300 35 300 250
Storage Blk Time (%) 0 5 0
Queuing Penalty (veh) 0 1 0

Intersection: 3: Funeral Home Drive/Grandview Lane & Grand River Avenue 

Movement EB EB EB SB
Directions Served L T TR R
Maximum Queue (ft) 70 271 55 35
Average Queue (ft) 4 31 2 2
95th Queue (ft) 38 149 39 16
Link Distance (ft) 641
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 200 200 50
Storage Blk Time (%) 1 0
Queuing Penalty (veh) 5 0

Zone Summary
Zone wide Queuing Penalty: 96



Queuing and Blocking Report Background Conditions
PM Peak Hour

Erhard BMW Novi TIS SimTraffic Report
Fleis & VandenBrink Engineering 09/18/2017

Intersection: 1: Meadowbrook Road & Grand River Avenue (Push-Buttons)

Movement EB EB EB WB WB WB NB NB NB SB SB SB
Directions Served L T R L T R L T R L T R
Maximum Queue (ft) 274 413 136 325 1224 500 298 318 89 325 844 400
Average Queue (ft) 79 284 41 145 951 178 149 132 33 184 536 197
95th Queue (ft) 224 436 100 372 1468 563 265 234 71 384 976 465
Link Distance (ft) 335 335 1196 669 829
Upstream Blk Time (%) 6 24 17
Queuing Penalty (veh) 28 0 0
Storage Bay Dist (ft) 250 300 450 350 200 300 325
Storage Blk Time (%) 14 47 1 2 0 39 0
Queuing Penalty (veh) 11 81 2 6 0 106 0

Intersection: 2: Meadowbrook Road & Cherry Hill Road/Clermont Avenue (Push-Buttons)

Movement EB EB WB NB NB NB SB SB SB
Directions Served LT R LTR L T R L T R
Maximum Queue (ft) 68 39 46 40 113 16 35 178 48
Average Queue (ft) 23 14 11 12 28 1 7 49 10
95th Queue (ft) 56 34 31 36 73 7 28 130 33
Link Distance (ft) 396 509 469 669
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 100 300 35 300 250
Storage Blk Time (%) 0 3 0
Queuing Penalty (veh) 0 1 0

Intersection: 3: Funeral Home Drive/Grandview Lane & Grand River Avenue 

Movement EB EB WB SB SB
Directions Served L T R LT R
Maximum Queue (ft) 25 159 12 33 33
Average Queue (ft) 5 11 0 6 4
95th Queue (ft) 20 71 5 23 20
Link Distance (ft) 641 209
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 200 15 50
Storage Blk Time (%) 0 0 0 0
Queuing Penalty (veh) 1 0 0 0

Zone Summary
Zone wide Queuing Penalty: 235



HCM 6th Signalized Intersection Summary Background Conditions W / Improvements
1: Meadowbrook Road & Grand River Avenue (Push-Buttons) AM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/19/2017

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 135 707 113 23 421 235 150 279 99 97 70 43
Future Volume (veh/h) 135 707 113 23 421 235 150 279 99 97 70 43
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1938 1938 1938 1953 1953 1953 1969 1969 1969 1953 1953 1953
Adj Flow Rate, veh/h 142 744 119 27 495 276 158 294 104 113 81 50
Peak Hour Factor 0.95 0.95 0.95 0.85 0.85 0.85 0.95 0.95 0.95 0.86 0.86 0.86
Percent Heavy Veh, % 4 4 4 3 3 3 2 2 2 3 3 3
Cap, veh/h 396 1025 978 247 1157 643 362 351 331 209 344 367
Arrive On Green 0.05 0.53 0.53 0.02 0.50 0.50 0.02 0.06 0.06 0.06 0.18 0.18
Sat Flow, veh/h 1845 1938 1640 1860 2300 1277 1875 1969 1668 1860 1953 1655
Grp Volume(v), veh/h 142 744 119 27 399 372 158 294 104 113 81 50
Grp Sat Flow(s),veh/h/ln 1845 1938 1640 1860 1856 1722 1875 1969 1668 1860 1953 1655
Q Serve(g_s), s 4.5 35.2 3.8 0.8 16.3 16.4 8.0 17.7 7.0 5.9 4.3 2.9
Cycle Q Clear(g_c), s 4.5 35.2 3.8 0.8 16.3 16.4 8.0 17.7 7.0 5.9 4.3 2.9
Prop In Lane 1.00 1.00 1.00 0.74 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 396 1025 978 247 934 866 362 351 331 209 344 367
V/C Ratio(X) 0.36 0.73 0.12 0.11 0.43 0.43 0.44 0.84 0.31 0.54 0.24 0.14
Avail Cap(c_a), veh/h 396 1025 978 295 934 866 362 492 450 214 488 490
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 0.33 0.33 0.33 1.00 1.00 1.00
Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00 0.96 0.96 0.96 1.00 1.00 1.00
Uniform Delay (d), s/veh 14.6 21.6 10.6 18.3 18.9 18.9 39.5 54.7 47.4 38.3 42.5 37.5
Incr Delay (d2), s/veh 0.5 4.5 0.3 0.2 1.4 1.6 0.8 9.1 0.6 2.6 0.4 0.2
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 1.8 15.6 1.4 0.3 6.9 6.4 4.0 10.2 3.1 2.8 2.1 1.2
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 15.2 26.1 10.8 18.5 20.3 20.4 40.3 63.9 48.0 40.9 42.9 37.7
LnGrp LOS B C B B C C D E D D D D
Approach Vol, veh/h 1005 798 556 244
Approach Delay, s/veh 22.7 20.3 54.2 40.9
Approach LOS C C D D

Timer - Assigned Phs 1 2 3 4 5 6 7 8
Phs Duration (G+Y+Rc), s 8.9 70.0 14.0 27.1 12.0 66.9 13.7 27.4
Change Period (Y+Rc), s * 6.5 * 6.5 6.0 6.0 * 6.5 * 6.5 6.0 6.0
Max Green Setting (Gmax), s * 5.5 * 52 8.0 30.0 * 5.5 * 52 8.0 30.0
Max Q Clear Time (g_c+I1), s 2.8 37.2 10.0 6.3 6.5 18.4 7.9 19.7
Green Ext Time (p_c), s 0.0 5.2 0.0 0.6 0.0 5.9 0.0 1.7

Intersection Summary
HCM 6th Ctrl Delay 30.4
HCM 6th LOS C

Notes
* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.



HCM 6th Signalized Intersection Summary Background Conditions W / Improvements
2: Meadowbrook Road & Cherry Hill Road/Clermont Avenue (Push-Buttons) AM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/19/2017

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 60 0 29 4 0 18 7 450 6 5 184 17
Future Volume (veh/h) 60 0 29 4 0 18 7 450 6 5 184 17
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1984 1984 1984 2000 2000 2000 1969 1969 1969 1938 1938 1938
Adj Flow Rate, veh/h 65 0 31 7 0 30 7 474 6 6 224 21
Peak Hour Factor 0.93 0.93 0.93 0.61 0.61 0.61 0.95 0.95 0.95 0.82 0.82 0.82
Percent Heavy Veh, % 1 1 1 0 0 0 2 2 2 4 4 4
Cap, veh/h 278 0 179 88 17 145 920 1389 1177 671 1366 1158
Arrive On Green 0.11 0.00 0.11 0.11 0.00 0.11 0.71 0.71 0.71 1.00 1.00 1.00
Sat Flow, veh/h 1481 0 1682 158 161 1367 1135 1969 1668 900 1938 1642
Grp Volume(v), veh/h 65 0 31 37 0 0 7 474 6 6 224 21
Grp Sat Flow(s),veh/h/ln1481 0 1682 1686 0 0 1135 1969 1668 900 1938 1642
Q Serve(g_s), s 1.0 0.0 1.0 0.0 0.0 0.0 0.1 5.6 0.1 0.1 0.0 0.0
Cycle Q Clear(g_c), s 2.2 0.0 1.0 1.2 0.0 0.0 0.1 5.6 0.1 5.7 0.0 0.0
Prop In Lane 1.00 1.00 0.19 0.81 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 278 0 179 251 0 0 920 1389 1177 671 1366 1158
V/C Ratio(X) 0.23 0.00 0.17 0.15 0.00 0.00 0.01 0.34 0.01 0.01 0.16 0.02
Avail Cap(c_a), veh/h 408 0 336 403 0 0 920 1389 1177 671 1366 1158
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 2.00 2.00 2.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 0.00 0.00 1.00 1.00 1.00 0.99 0.99 0.99
Uniform Delay (d), s/veh 24.9 0.0 24.4 24.5 0.0 0.0 2.6 3.4 2.6 0.4 0.0 0.0
Incr Delay (d2), s/veh 0.4 0.0 0.5 0.3 0.0 0.0 0.0 0.7 0.0 0.0 0.3 0.0
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln0.9 0.0 0.4 0.5 0.0 0.0 0.0 1.2 0.0 0.0 0.1 0.0
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 25.3 0.0 24.9 24.7 0.0 0.0 2.6 4.1 2.6 0.4 0.3 0.0
LnGrp LOS C A C C A A A A A A A A
Approach Vol, veh/h 96 37 487 251
Approach Delay, s/veh 25.1 24.7 4.1 0.2
Approach LOS C C A A

Timer - Assigned Phs 2 4 6 8
Phs Duration (G+Y+Rc), s 47.6 12.4 47.6 12.4
Change Period (Y+Rc), s * 5.3 6.0 * 5.3 6.0
Max Green Setting (Gmax), s * 37 12.0 * 37 12.0
Max Q Clear Time (g_c+I1), s 7.6 4.2 7.7 3.2
Green Ext Time (p_c), s 3.0 0.2 1.3 0.1

Intersection Summary
HCM 6th Ctrl Delay 6.2
HCM 6th LOS A

Notes
* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.



HCM 6th Signalized Intersection Summary Background Conditions W / Improvements
1: Meadowbrook Road & Grand River Avenue (Push-Buttons) PM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/19/2017

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 75 587 207 86 845 87 210 197 58 132 354 131
Future Volume (veh/h) 75 587 207 86 845 87 210 197 58 132 354 131
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 0.99 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1984 1984 1984 1984 1984 1984 1984 1984 1984 2000 2000 2000
Adj Flow Rate, veh/h 79 618 218 91 889 92 228 214 63 161 432 160
Peak Hour Factor 0.95 0.95 0.95 0.95 0.95 0.95 0.92 0.92 0.92 0.82 0.82 0.82
Percent Heavy Veh, % 1 1 1 1 1 1 1 1 1 0 0 0
Cap, veh/h 256 822 850 238 1443 149 263 509 499 389 488 476
Arrive On Green 0.04 0.41 0.41 0.04 0.42 0.42 0.06 0.17 0.17 0.08 0.24 0.24
Sat Flow, veh/h 1890 1984 1680 1890 3448 357 1890 1984 1672 1905 2000 1689
Grp Volume(v), veh/h 79 618 218 91 486 495 228 214 63 161 432 160
Grp Sat Flow(s),veh/h/ln 1890 1984 1680 1890 1885 1920 1890 1984 1672 1905 2000 1689
Q Serve(g_s), s 2.9 31.8 8.8 3.3 24.2 24.2 10.8 11.6 3.6 7.5 25.0 9.0
Cycle Q Clear(g_c), s 2.9 31.8 8.8 3.3 24.2 24.2 10.8 11.6 3.6 7.5 25.0 9.0
Prop In Lane 1.00 1.00 1.00 0.19 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 256 822 850 238 789 803 263 509 499 389 488 476
V/C Ratio(X) 0.31 0.75 0.26 0.38 0.62 0.62 0.87 0.42 0.13 0.41 0.89 0.34
Avail Cap(c_a), veh/h 272 822 850 245 789 803 263 579 558 413 583 556
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 0.67 0.67 0.67 1.00 1.00 1.00
Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00 0.96 0.96 0.96 1.00 1.00 1.00
Uniform Delay (d), s/veh 21.5 29.9 16.8 23.5 27.3 27.3 34.5 41.7 34.3 30.5 43.8 34.2
Incr Delay (d2), s/veh 0.7 6.3 0.7 1.0 3.6 3.5 24.3 0.6 0.1 0.7 13.9 0.5
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 1.2 15.6 3.5 1.4 11.0 11.2 6.8 5.9 1.5 3.4 13.9 3.7
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 22.2 36.2 17.6 24.5 30.9 30.9 58.8 42.4 34.4 31.2 57.6 34.7
LnGrp LOS C D B C C C E D C C E C
Approach Vol, veh/h 915 1072 505 753
Approach Delay, s/veh 30.6 30.4 48.8 47.1
Approach LOS C C D D

Timer - Assigned Phs 1 2 3 4 5 6 7 8
Phs Duration (G+Y+Rc), s 11.5 56.2 17.0 35.3 11.0 56.7 15.5 36.8
Change Period (Y+Rc), s * 6.5 * 6.5 6.0 6.0 * 6.5 * 6.5 6.0 6.0
Max Green Setting (Gmax), s * 5.5 * 44 11.0 35.0 * 5.5 * 44 11.0 35.0
Max Q Clear Time (g_c+I1), s 5.3 33.8 12.8 27.0 4.9 26.2 9.5 13.6
Green Ext Time (p_c), s 0.0 3.6 0.0 2.3 0.0 6.3 0.1 1.5

Intersection Summary
HCM 6th Ctrl Delay 37.2
HCM 6th LOS D

Notes
* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.



HCM 6th Signalized Intersection Summary Background Conditions W / Improvements
2: Meadowbrook Road & Cherry Hill Road/Clermont Avenue (Push-Buttons) PM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/19/2017

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 31 1 27 6 0 16 24 418 6 13 546 88
Future Volume (veh/h) 31 1 27 6 0 16 24 418 6 13 546 88
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 2000 2000 2000 2000 2000 2000 1984 1984 1984 2000 2000 2000
Adj Flow Rate, veh/h 33 1 28 11 0 29 28 486 7 14 607 98
Peak Hour Factor 0.95 0.95 0.95 0.55 0.55 0.55 0.86 0.86 0.86 0.90 0.90 0.90
Percent Heavy Veh, % 0 0 0 0 0 0 1 1 1 0 0 0
Cap, veh/h 244 6 146 101 15 104 663 1440 1220 705 1452 1229
Arrive On Green 0.09 0.09 0.09 0.09 0.00 0.09 0.73 0.73 0.73 1.00 1.00 1.00
Sat Flow, veh/h 1469 68 1695 284 173 1205 748 1984 1681 918 2000 1694
Grp Volume(v), veh/h 34 0 28 40 0 0 28 486 7 14 607 98
Grp Sat Flow(s),veh/h/ln1537 0 1695 1662 0 0 748 1984 1681 918 2000 1694
Q Serve(g_s), s 0.0 0.0 0.9 0.0 0.0 0.0 0.6 5.3 0.1 0.1 0.0 0.0
Cycle Q Clear(g_c), s 1.0 0.0 0.9 1.3 0.0 0.0 0.6 5.3 0.1 5.5 0.0 0.0
Prop In Lane 0.97 1.00 0.27 0.72 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 250 0 146 219 0 0 663 1440 1220 705 1452 1229
V/C Ratio(X) 0.14 0.00 0.19 0.18 0.00 0.00 0.04 0.34 0.01 0.02 0.42 0.08
Avail Cap(c_a), veh/h 365 0 282 349 0 0 663 1440 1220 705 1452 1229
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 2.00 2.00 2.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 0.00 0.00 1.00 1.00 1.00 0.74 0.74 0.74
Uniform Delay (d), s/veh 25.5 0.0 25.5 25.6 0.0 0.0 2.3 3.0 2.3 0.3 0.0 0.0
Incr Delay (d2), s/veh 0.3 0.0 0.9 0.6 0.0 0.0 0.1 0.6 0.0 0.0 0.7 0.1
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln0.5 0.0 0.4 0.5 0.0 0.0 0.1 1.1 0.0 0.0 0.3 0.0
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 25.9 0.0 26.4 26.2 0.0 0.0 2.5 3.6 2.3 0.4 0.7 0.1
LnGrp LOS C A C C A A A A A A A A
Approach Vol, veh/h 62 40 521 719
Approach Delay, s/veh 26.1 26.2 3.5 0.6
Approach LOS C C A A

Timer - Assigned Phs 2 4 6 8
Phs Duration (G+Y+Rc), s 48.8 11.2 48.8 11.2
Change Period (Y+Rc), s * 5.3 6.0 * 5.3 6.0
Max Green Setting (Gmax), s * 39 10.0 * 39 10.0
Max Q Clear Time (g_c+I1), s 7.3 3.0 7.5 3.3
Green Ext Time (p_c), s 3.3 0.1 4.5 0.1

Intersection Summary
HCM 6th Ctrl Delay 3.7
HCM 6th LOS A

Notes
* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.



Queuing and Blocking Report Background Conditions W / Improvements
AM Peak Hour

Erhard BMW Novi TIS SimTraffic Report
Fleis & VandenBrink Engineering 09/19/2017

Intersection: 1: Meadowbrook Road & Grand River Avenue (Push-Buttons)

Movement EB EB EB WB WB WB NB NB NB SB SB SB
Directions Served L T R L T TR L T R L T R
Maximum Queue (ft) 274 408 46 52 240 202 191 320 244 132 126 41
Average Queue (ft) 86 257 7 14 132 101 95 177 56 55 35 17
95th Queue (ft) 222 427 27 38 218 188 170 284 137 106 89 40
Link Distance (ft) 331 331 1196 669 725
Upstream Blk Time (%) 6
Queuing Penalty (veh) 28
Storage Bay Dist (ft) 250 300 450 350 200 300 325
Storage Blk Time (%) 9 9 0
Queuing Penalty (veh) 12 24 0

Intersection: 2: Meadowbrook Road & Cherry Hill Road/Clermont Avenue (Push-Buttons)

Movement EB EB WB NB NB NB SB SB SB
Directions Served LT R LTR L T R L T R
Maximum Queue (ft) 79 35 36 25 134 15 28 89 35
Average Queue (ft) 32 14 11 2 43 1 2 22 2
95th Queue (ft) 64 32 30 13 99 9 15 63 15
Link Distance (ft) 396 509 469 669
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 100 300 35 300 250
Storage Blk Time (%) 0 5 0
Queuing Penalty (veh) 0 1 0

Intersection: 3: Funeral Home Drive/Grandview Lane & Grand River Avenue 

Movement EB EB EB SB
Directions Served L T TR R
Maximum Queue (ft) 17 196 55 60
Average Queue (ft) 1 20 4 6
95th Queue (ft) 9 132 56 31
Link Distance (ft) 613
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 200 200 50
Storage Blk Time (%) 1 0
Queuing Penalty (veh) 4 0

Zone Summary
Zone wide Queuing Penalty: 68



Queuing and Blocking Report Background Conditions W / Improvements
PM Peak Hour

Erhard BMW Novi TIS SimTraffic Report
Fleis & VandenBrink Engineering 09/20/2017

Intersection: 1: Meadowbrook Road & Grand River Avenue (Push-Buttons)

Movement EB EB EB WB WB WB NB NB NB SB SB SB
Directions Served L T R L T TR L T R L T R
Maximum Queue (ft) 274 408 113 234 425 368 242 234 82 289 374 91
Average Queue (ft) 64 274 34 61 258 213 120 117 30 65 208 36
95th Queue (ft) 203 421 88 186 381 337 209 198 64 164 329 69
Link Distance (ft) 331 331 1196 669 725
Upstream Blk Time (%) 4
Queuing Penalty (veh) 19
Storage Bay Dist (ft) 250 300 450 350 200 300 325
Storage Blk Time (%) 12 4 1 2
Queuing Penalty (veh) 9 24 3 5

Intersection: 2: Meadowbrook Road & Cherry Hill Road/Clermont Avenue (Push-Buttons)

Movement EB EB WB NB NB NB SB SB SB
Directions Served LT R LTR L T R L T R
Maximum Queue (ft) 64 34 42 35 113 4 30 135 36
Average Queue (ft) 20 13 11 11 32 0 6 43 9
95th Queue (ft) 51 31 33 32 83 3 25 106 31
Link Distance (ft) 396 509 469 669
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 100 300 35 300 250
Storage Blk Time (%) 3 0
Queuing Penalty (veh) 1 0

Intersection: 3: Funeral Home Drive/Grandview Lane & Grand River Avenue 

Movement EB EB WB WB SB SB
Directions Served L T T TR LT R
Maximum Queue (ft) 28 54 118 76 43 39
Average Queue (ft) 3 4 12 3 12 6
95th Queue (ft) 17 28 57 40 38 27
Link Distance (ft) 613 331 331 210
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 200 50
Storage Blk Time (%) 0 3 0
Queuing Penalty (veh) 0 0 0

Zone Summary
Zone wide Queuing Penalty: 61



HCM 6th Signalized Intersection Summary Future Conditions
1: Meadowbrook Road & Grand River Avenue (Push-Buttons) AM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/19/2017

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 137 711 113 48 421 235 158 281 103 97 83 43
Future Volume (veh/h) 137 711 113 48 421 235 158 281 103 97 83 43
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1938 1938 1938 1953 1953 1953 1969 1969 1969 1953 1953 1953
Adj Flow Rate, veh/h 144 748 119 56 495 276 166 296 108 113 97 50
Peak Hour Factor 0.95 0.95 0.95 0.85 0.85 0.85 0.95 0.95 0.95 0.86 0.86 0.86
Percent Heavy Veh, % 4 4 4 3 3 3 2 2 2 3 3 3
Cap, veh/h 402 1084 1064 277 1045 992 346 338 329 197 289 327
Arrive On Green 0.05 0.56 0.56 0.03 0.53 0.53 0.09 0.17 0.17 0.07 0.15 0.15
Sat Flow, veh/h 1845 1938 1641 1860 1953 1654 1875 1969 1668 1860 1953 1655
Grp Volume(v), veh/h 144 748 119 56 495 276 166 296 108 113 97 50
Grp Sat Flow(s),veh/h/ln 1845 1938 1641 1860 1953 1654 1875 1969 1668 1860 1953 1655
Q Serve(g_s), s 4.9 38.8 3.9 1.9 22.1 11.2 10.4 20.5 7.8 7.1 6.2 3.5
Cycle Q Clear(g_c), s 4.9 38.8 3.9 1.9 22.1 11.2 10.4 20.5 7.8 7.1 6.2 3.5
Prop In Lane 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 402 1084 1064 277 1045 992 346 338 329 197 289 327
V/C Ratio(X) 0.36 0.69 0.11 0.20 0.47 0.28 0.48 0.88 0.33 0.57 0.34 0.15
Avail Cap(c_a), veh/h 436 1084 1064 356 1045 992 380 436 412 275 432 449
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 15.3 22.1 9.3 18.9 20.3 13.4 44.9 56.5 48.3 47.4 53.5 46.5
Incr Delay (d2), s/veh 0.5 3.6 0.2 0.4 1.5 0.7 1.0 15.5 0.7 2.6 0.8 0.3
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 2.0 17.4 1.4 0.8 9.9 4.2 4.9 11.5 3.3 3.4 3.1 1.5
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 15.8 25.7 9.5 19.2 21.8 14.1 45.9 72.0 49.0 50.0 54.3 46.7
LnGrp LOS B C A B C B D E D D D D
Approach Vol, veh/h 1011 827 570 260
Approach Delay, s/veh 22.4 19.1 60.1 51.0
Approach LOS C B E D

Timer - Assigned Phs 1 2 3 4 5 6 7 8
Phs Duration (G+Y+Rc), s 10.0 84.8 18.5 26.7 13.5 81.4 15.1 30.0
Change Period (Y+Rc), s * 6.5 * 6.5 6.0 6.0 * 6.5 * 6.5 6.0 6.0
Max Green Setting (Gmax), s * 9.5 * 60 15.0 31.0 * 9.5 * 60 15.0 31.0
Max Q Clear Time (g_c+I1), s 3.9 40.8 12.4 8.2 6.9 24.1 9.1 22.5
Green Ext Time (p_c), s 0.0 5.9 0.1 0.7 0.1 5.0 0.1 1.5

Intersection Summary
HCM 6th Ctrl Delay 32.2
HCM 6th LOS C

Notes
* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.



HCM 6th Signalized Intersection Summary Future Conditions
2: Meadowbrook Road & Cherry Hill Road/Clermont Avenue (Push-Buttons) AM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/19/2017

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 60 0 29 4 0 18 7 464 6 5 189 17
Future Volume (veh/h) 60 0 29 4 0 18 7 464 6 5 189 17
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1984 1984 1984 2000 2000 2000 1969 1969 1969 1938 1938 1938
Adj Flow Rate, veh/h 65 0 31 7 0 30 7 488 6 6 230 21
Peak Hour Factor 0.93 0.93 0.93 0.61 0.61 0.61 0.95 0.95 0.95 0.82 0.82 0.82
Percent Heavy Veh, % 1 1 1 0 0 0 2 2 2 4 4 4
Cap, veh/h 149 0 108 42 9 66 986 1658 1405 762 1631 1382
Arrive On Green 0.06 0.00 0.06 0.06 0.00 0.06 0.84 0.84 0.84 0.84 0.84 0.84
Sat Flow, veh/h 1395 0 1682 91 148 1025 1129 1969 1668 889 1938 1642
Grp Volume(v), veh/h 65 0 31 37 0 0 7 488 6 6 230 21
Grp Sat Flow(s),veh/h/ln1395 0 1682 1264 0 0 1129 1969 1668 889 1938 1642
Q Serve(g_s), s 0.1 0.0 2.1 0.0 0.0 0.0 0.1 6.3 0.1 0.2 2.6 0.2
Cycle Q Clear(g_c), s 5.5 0.0 2.1 5.5 0.0 0.0 2.7 6.3 0.1 6.4 2.6 0.2
Prop In Lane 1.00 1.00 0.19 0.81 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 149 0 108 116 0 0 986 1658 1405 762 1631 1382
V/C Ratio(X) 0.44 0.00 0.29 0.32 0.00 0.00 0.01 0.29 0.00 0.01 0.14 0.02
Avail Cap(c_a), veh/h 477 0 505 501 0 0 986 1658 1405 762 1631 1382
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 0.00 0.00 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 55.1 0.0 53.6 53.7 0.0 0.0 1.9 2.0 1.5 2.7 1.7 1.5
Incr Delay (d2), s/veh 2.0 0.0 1.5 1.5 0.0 0.0 0.0 0.5 0.0 0.0 0.2 0.0
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln2.0 0.0 0.9 1.1 0.0 0.0 0.0 1.5 0.0 0.0 0.6 0.0
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 57.1 0.0 55.0 55.3 0.0 0.0 2.0 2.4 1.5 2.7 1.9 1.5
LnGrp LOS E A E E A A A A A A A A
Approach Vol, veh/h 96 37 501 257
Approach Delay, s/veh 56.4 55.3 2.4 1.9
Approach LOS E E A A

Timer - Assigned Phs 2 4 6 8
Phs Duration (G+Y+Rc), s 106.3 13.7 106.3 13.7
Change Period (Y+Rc), s * 5.3 6.0 * 5.3 6.0
Max Green Setting (Gmax), s * 73 36.0 * 73 36.0
Max Q Clear Time (g_c+I1), s 8.3 7.5 8.4 7.5
Green Ext Time (p_c), s 3.3 0.4 1.4 0.2

Intersection Summary
HCM 6th Ctrl Delay 10.3
HCM 6th LOS B

Notes
* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.



HCM 6th TWSC Future Conditions
3: Funeral Home Drive/Grandview Lane & Grand River Avenue AM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/19/2017

Intersection
Int Delay, s/veh 0.1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 6 980 0 0 618 4 0 0 0 0 0 4
Future Vol, veh/h 6 980 0 0 618 4 0 0 0 0 0 4
Conflicting Peds, #/hr 2 0 0 0 0 2 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 200 - 200 50 - 15 - - - - - 50
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 95 95 95 83 83 83 92 92 92 50 50 50
Heavy Vehicles, % 3 3 3 5 5 5 0 0 0 0 0 25
Mvmt Flow 6 1032 0 0 745 5 0 0 0 0 0 8
 

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 752 0 0 1032 0 0 1796 1796 516 1275 1791 747
          Stage 1 - - - - - - 1044 1044 - 747 747 -
          Stage 2 - - - - - - 752 752 - 528 1044 -
Critical Hdwy 4.145 - - 4.175 - - 7.3 6.5 6.9 7.3 6.5 6.575
Critical Hdwy Stg 1 - - - - - - 6.5 5.5 - 6.1 5.5 -
Critical Hdwy Stg 2 - - - - - - 6.1 5.5 - 6.5 5.5 -
Follow-up Hdwy 2.2285 - - 2.2475 - - 3.5 4 3.3 3.5 4 3.5375
Pot Cap-1 Maneuver 850 - - 657 - - 57 81 509 135 82 367
          Stage 1 - - - - - - 249 309 - 408 423 -
          Stage 2 - - - - - - 405 421 - 507 309 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 848 - - 657 - - 55 80 509 134 81 366
Mov Cap-2 Maneuver - - - - - - 55 80 - 134 81 -
          Stage 1 - - - - - - 247 307 - 404 422 -
          Stage 2 - - - - - - 396 420 - 503 307 -
 

Approach EB WB NB SB
HCM Control Delay, s 0.1 0 0 15.1
HCM LOS A C
 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1 SBLn2
Capacity (veh/h) - 848 - - 657 - - - 366
HCM Lane V/C Ratio - 0.007 - - - - - - 0.022
HCM Control Delay (s) 0 9.3 - - 0 - - 0 15.1
HCM Lane LOS A A - - A - - A C
HCM 95th %tile Q(veh) - 0 - - 0 - - - 0.1



HCM 6th TWSC Future Conditions
4: Meadowbrook Road & Site Drive AM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/19/2017

Intersection
Int Delay, s/veh 0.4

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 14 5 14 528 206 38
Future Vol, veh/h 14 5 14 528 206 38
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 50 100 - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 95 95 86 86
Heavy Vehicles, % 2 2 0 2 4 0
Mvmt Flow 15 5 15 556 240 44
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 848 262 284 0 - 0
          Stage 1 262 - - - - -
          Stage 2 586 - - - - -
Critical Hdwy 6.42 6.22 4.1 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.2 - - -
Pot Cap-1 Maneuver 332 777 1290 - - -
          Stage 1 782 - - - - -
          Stage 2 556 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 328 777 1290 - - -
Mov Cap-2 Maneuver 431 - - - - -
          Stage 1 773 - - - - -
          Stage 2 556 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 12.6 0.2 0
HCM LOS B
 

Minor Lane/Major Mvmt NBL NBT EBLn1 EBLn2 SBT SBR
Capacity (veh/h) 1290 - 431 777 - -
HCM Lane V/C Ratio 0.011 - 0.035 0.007 - -
HCM Control Delay (s) 7.8 - 13.7 9.7 - -
HCM Lane LOS A - B A - -
HCM 95th %tile Q(veh) 0 - 0.1 0 - -



HCM 6th TWSC Future Conditions
5: Site Drive & Grand River Avenue (Push-Buttons) AM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/19/2017

Intersection
Int Delay, s/veh 0

Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Vol, veh/h 955 25 0 622 0 6
Future Vol, veh/h 955 25 0 622 0 6
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - - 0
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 95 95 85 85 92 92
Heavy Vehicles, % 3 0 0 4 2 2
Mvmt Flow 1005 26 0 732 0 7
 

Major/Minor Major1 Major2 Minor1
Conflicting Flow All 0 0 - - - 516
          Stage 1 - - - - - -
          Stage 2 - - - - - -
Critical Hdwy - - - - - 6.93
Critical Hdwy Stg 1 - - - - - -
Critical Hdwy Stg 2 - - - - - -
Follow-up Hdwy - - - - - 3.319
Pot Cap-1 Maneuver - - 0 - 0 505
          Stage 1 - - 0 - 0 -
          Stage 2 - - 0 - 0 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - - - - - 505
Mov Cap-2 Maneuver - - - - - -
          Stage 1 - - - - - -
          Stage 2 - - - - - -
 

Approach EB WB NB
HCM Control Delay, s 0 0 12.2
HCM LOS B
 

Minor Lane/Major Mvmt NBLn1 EBT EBR WBT
Capacity (veh/h) 505 - - -
HCM Lane V/C Ratio 0.013 - - -
HCM Control Delay (s) 12.2 - - -
HCM Lane LOS B - - -
HCM 95th %tile Q(veh) 0 - - -



HCM 6th Signalized Intersection Summary Future Conditions
1: Meadowbrook Road & Grand River Avenue (Push-Buttons) PM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/19/2017

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 81 599 207 102 845 87 235 203 70 132 363 131
Future Volume (veh/h) 81 599 207 102 845 87 235 203 70 132 363 131
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 0.99 1.00 0.99
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1984 1984 1984 1984 1984 1984 1984 1984 1984 2000 2000 2000
Adj Flow Rate, veh/h 85 631 218 107 889 92 255 221 76 161 443 160
Peak Hour Factor 0.95 0.95 0.95 0.95 0.95 0.95 0.92 0.92 0.92 0.82 0.82 0.82
Percent Heavy Veh, % 1 1 1 1 1 1 1 1 1 0 0 0
Cap, veh/h 137 905 946 267 919 913 254 479 477 364 429 424
Arrive On Green 0.04 0.46 0.46 0.04 0.46 0.46 0.11 0.24 0.24 0.08 0.21 0.21
Sat Flow, veh/h 1890 1984 1680 1890 1984 1680 1890 1984 1671 1905 2000 1683
Grp Volume(v), veh/h 85 631 218 107 889 92 255 221 76 161 443 160
Grp Sat Flow(s),veh/h/ln 1890 1984 1680 1890 1984 1680 1890 1984 1671 1905 2000 1683
Q Serve(g_s), s 3.3 35.5 9.1 4.2 61.0 3.7 15.0 13.3 4.8 9.1 30.0 11.0
Cycle Q Clear(g_c), s 3.3 35.5 9.1 4.2 61.0 3.7 15.0 13.3 4.8 9.1 30.0 11.0
Prop In Lane 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 137 905 946 267 919 913 254 479 477 364 429 424
V/C Ratio(X) 0.62 0.70 0.23 0.40 0.97 0.10 1.00 0.46 0.16 0.44 1.03 0.38
Avail Cap(c_a), veh/h 195 905 946 312 919 913 254 479 477 416 429 424
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 33.0 30.4 15.4 23.9 36.6 15.5 41.7 45.4 37.5 38.4 55.0 43.3
Incr Delay (d2), s/veh 4.5 4.4 0.6 1.0 22.9 0.2 57.6 0.8 0.2 0.8 52.4 0.7
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 1.6 17.2 3.6 1.8 33.4 1.5 11.0 6.6 2.0 4.3 21.1 4.6
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 37.5 34.8 15.9 24.9 59.4 15.7 99.3 46.2 37.7 39.3 107.4 44.0
LnGrp LOS D C B C E B F D D D F D
Approach Vol, veh/h 934 1088 552 764
Approach Delay, s/veh 30.7 52.3 69.6 79.8
Approach LOS C D E E

Timer - Assigned Phs 1 2 3 4 5 6 7 8
Phs Duration (G+Y+Rc), s 12.7 70.3 21.0 36.0 11.7 71.3 17.2 39.8
Change Period (Y+Rc), s * 6.5 * 6.5 6.0 6.0 * 6.5 * 6.5 6.0 6.0
Max Green Setting (Gmax), s * 9.5 * 61 15.0 30.0 * 9.5 * 61 15.0 30.0
Max Q Clear Time (g_c+I1), s 6.2 37.5 17.0 32.0 5.3 63.0 11.1 15.3
Green Ext Time (p_c), s 0.1 5.6 0.0 0.0 0.1 0.0 0.1 1.4

Intersection Summary
HCM 6th Ctrl Delay 55.4
HCM 6th LOS E

Notes
* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.



HCM 6th Signalized Intersection Summary Future Conditions
2: Meadowbrook Road & Cherry Hill Road/Clermont Avenue (Push-Buttons) PM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/19/2017

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 31 1 27 6 0 16 24 427 6 13 560 88
Future Volume (veh/h) 31 1 27 6 0 16 24 427 6 13 560 88
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 2000 2000 2000 2000 2000 2000 1984 1984 1984 2000 2000 2000
Adj Flow Rate, veh/h 33 1 28 11 0 29 28 497 7 14 622 98
Peak Hour Factor 0.95 0.95 0.95 0.55 0.55 0.55 0.86 0.86 0.86 0.90 0.90 0.90
Percent Heavy Veh, % 0 0 0 0 0 0 1 1 1 0 0 0
Cap, veh/h 149 4 99 55 10 70 635 1682 1425 784 1695 1436
Arrive On Green 0.06 0.06 0.06 0.06 0.00 0.06 0.85 0.85 0.85 0.85 0.85 0.85
Sat Flow, veh/h 1538 64 1695 288 169 1204 738 1984 1681 909 2000 1694
Grp Volume(v), veh/h 34 0 28 40 0 0 28 497 7 14 622 98
Grp Sat Flow(s),veh/h/ln1602 0 1695 1661 0 0 738 1984 1681 909 2000 1694
Q Serve(g_s), s 0.0 0.0 1.9 0.2 0.0 0.0 1.0 6.1 0.1 0.4 8.3 1.1
Cycle Q Clear(g_c), s 2.0 0.0 1.9 2.6 0.0 0.0 9.3 6.1 0.1 6.5 8.3 1.1
Prop In Lane 0.97 1.00 0.27 0.72 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 152 0 99 135 0 0 635 1682 1425 784 1695 1436
V/C Ratio(X) 0.22 0.00 0.28 0.30 0.00 0.00 0.04 0.30 0.00 0.02 0.37 0.07
Avail Cap(c_a), veh/h 495 0 508 523 0 0 635 1682 1425 784 1695 1436
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 0.00 0.00 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 54.2 0.0 54.1 54.4 0.0 0.0 3.1 1.9 1.4 2.5 2.0 1.5
Incr Delay (d2), s/veh 1.0 0.0 2.2 1.7 0.0 0.0 0.1 0.4 0.0 0.0 0.6 0.1
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln1.0 0.0 0.9 1.2 0.0 0.0 0.1 1.4 0.0 0.1 1.9 0.2
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 55.2 0.0 56.3 56.2 0.0 0.0 3.2 2.3 1.4 2.6 2.6 1.6
LnGrp LOS E A E E A A A A A A A A
Approach Vol, veh/h 62 40 532 734
Approach Delay, s/veh 55.7 56.2 2.3 2.5
Approach LOS E E A A

Timer - Assigned Phs 2 4 6 8
Phs Duration (G+Y+Rc), s 107.0 13.0 107.0 13.0
Change Period (Y+Rc), s * 5.3 6.0 * 5.3 6.0
Max Green Setting (Gmax), s * 73 36.0 * 73 36.0
Max Q Clear Time (g_c+I1), s 11.3 4.0 10.3 4.6
Green Ext Time (p_c), s 3.6 0.4 4.9 0.3

Intersection Summary
HCM 6th Ctrl Delay 6.4
HCM 6th LOS A

Notes
* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.



HCM 6th TWSC Future Conditions
3: Funeral Home Drive/Grandview Lane & Grand River Avenue PM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/19/2017

Intersection
Int Delay, s/veh 0.5

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 6 877 0 0 1192 19 0 0 0 8 0 5
Future Vol, veh/h 6 877 0 0 1192 19 0 0 0 8 0 5
Conflicting Peds, #/hr 2 0 0 0 0 2 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 200 - 200 50 - 15 - - - - - 50
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 95 95 95 95 95 95 92 92 92 65 65 65
Heavy Vehicles, % 1 1 1 1 1 1 0 0 0 0 0 0
Mvmt Flow 6 923 0 0 1255 20 0 0 0 12 0 8
 

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 1277 0 0 923 0 0 2204 2212 462 1731 2192 1257
          Stage 1 - - - - - - 935 935 - 1257 1257 -
          Stage 2 - - - - - - 1269 1277 - 474 935 -
Critical Hdwy 4.115 - - 4.115 - - 7.3 6.5 6.9 7.3 6.5 6.2
Critical Hdwy Stg 1 - - - - - - 6.5 5.5 - 6.1 5.5 -
Critical Hdwy Stg 2 - - - - - - 6.1 5.5 - 6.5 5.5 -
Follow-up Hdwy 2.2095 - - 2.2095 - - 3.5 4 3.3 3.5 4 3.3
Pot Cap-1 Maneuver 546 - - 743 - - 29 45 552 64 46 211
          Stage 1 - - - - - - 289 347 - 212 245 -
          Stage 2 - - - - - - 208 239 - 545 347 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 545 - - 743 - - 28 44 552 63 45 211
Mov Cap-2 Maneuver - - - - - - 28 44 - 63 45 -
          Stage 1 - - - - - - 286 343 - 209 245 -
          Stage 2 - - - - - - 200 239 - 539 343 -
 

Approach EB WB NB SB
HCM Control Delay, s 0.1 0 0 55.2
HCM LOS A F
 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1 SBLn2
Capacity (veh/h) - 545 - - 743 - - 63 211
HCM Lane V/C Ratio - 0.012 - - - - - 0.195 0.036
HCM Control Delay (s) 0 11.7 - - 0 - - 75.5 22.7
HCM Lane LOS A B - - A - - F C
HCM 95th %tile Q(veh) - 0 - - 0 - - 0.7 0.1



HCM 6th TWSC Future Conditions
4: Meadowbrook Road & Site Drive PM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/19/2017

Intersection
Int Delay, s/veh 0.9

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 43 14 9 465 647 25
Future Vol, veh/h 43 14 9 465 647 25
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 50 100 - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 89 89 90 90
Heavy Vehicles, % 2 2 0 1 0 0
Mvmt Flow 47 15 10 522 719 28
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1275 733 747 0 - 0
          Stage 1 733 - - - - -
          Stage 2 542 - - - - -
Critical Hdwy 6.42 6.22 4.1 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.2 - - -
Pot Cap-1 Maneuver 184 421 870 - - -
          Stage 1 475 - - - - -
          Stage 2 583 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 182 421 870 - - -
Mov Cap-2 Maneuver 318 - - - - -
          Stage 1 470 - - - - -
          Stage 2 583 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 17.2 0.2 0
HCM LOS C
 

Minor Lane/Major Mvmt NBL NBT EBLn1 EBLn2 SBT SBR
Capacity (veh/h) 870 - 318 421 - -
HCM Lane V/C Ratio 0.012 - 0.147 0.036 - -
HCM Control Delay (s) 9.2 - 18.3 13.9 - -
HCM Lane LOS A - C B - -
HCM 95th %tile Q(veh) 0 - 0.5 0.1 - -



HCM 6th TWSC Future Conditions
5: Site Drive & Grand River Avenue (Push-Buttons) PM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/19/2017

Intersection
Int Delay, s/veh 0.1

Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Vol, veh/h 869 16 0 1211 0 18
Future Vol, veh/h 869 16 0 1211 0 18
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - - 0
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 95 95 95 95 92 92
Heavy Vehicles, % 1 0 0 1 2 2
Mvmt Flow 915 17 0 1275 0 20
 

Major/Minor Major1 Major2 Minor1
Conflicting Flow All 0 0 - - - 466
          Stage 1 - - - - - -
          Stage 2 - - - - - -
Critical Hdwy - - - - - 6.93
Critical Hdwy Stg 1 - - - - - -
Critical Hdwy Stg 2 - - - - - -
Follow-up Hdwy - - - - - 3.319
Pot Cap-1 Maneuver - - 0 - 0 544
          Stage 1 - - 0 - 0 -
          Stage 2 - - 0 - 0 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - - - - - 544
Mov Cap-2 Maneuver - - - - - -
          Stage 1 - - - - - -
          Stage 2 - - - - - -
 

Approach EB WB NB
HCM Control Delay, s 0 0 11.9
HCM LOS B
 

Minor Lane/Major Mvmt NBLn1 EBT EBR WBT
Capacity (veh/h) 544 - - -
HCM Lane V/C Ratio 0.036 - - -
HCM Control Delay (s) 11.9 - - -
HCM Lane LOS B - - -
HCM 95th %tile Q(veh) 0.1 - - -



Queuing and Blocking Report Future Conditions
AM Peak Hour

Erhard BMW Novi TIS SimTraffic Report
Fleis & VandenBrink Engineering 09/19/2017

Intersection: 1: Meadowbrook Road & Grand River Avenue (Push-Buttons)

Movement EB EB EB WB WB WB NB NB NB SB SB SB
Directions Served L T R L T R L T R L T R
Maximum Queue (ft) 225 322 43 186 316 175 300 389 296 169 137 67
Average Queue (ft) 112 269 8 34 169 39 118 208 69 67 63 20
95th Queue (ft) 245 356 27 113 301 104 242 341 177 131 119 48
Link Distance (ft) 225 225 1196 300 829
Upstream Blk Time (%) 0 19 0 3 0
Queuing Penalty (veh) 0 90 0 17 0
Storage Bay Dist (ft) 250 300 450 275 200 300 325
Storage Blk Time (%) 0 19 1 0 14
Queuing Penalty (veh) 1 26 2 0 37

Intersection: 2: Meadowbrook Road & Cherry Hill Road/Clermont Avenue (Push-Buttons)

Movement EB EB WB NB NB NB SB SB SB
Directions Served LT R LTR L T R L T R
Maximum Queue (ft) 95 35 38 26 114 12 25 83 28
Average Queue (ft) 36 12 11 2 44 0 3 22 2
95th Queue (ft) 75 30 30 14 96 5 17 64 15
Link Distance (ft) 396 509 469 300
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 100 300 35 150 250
Storage Blk Time (%) 0 5 0
Queuing Penalty (veh) 0 1 0

Intersection: 3: Funeral Home Drive/Grandview Lane & Grand River Avenue 

Movement EB EB EB WB WB SB
Directions Served L T TR T R R
Maximum Queue (ft) 64 356 164 16 18 48
Average Queue (ft) 3 43 6 1 1 4
95th Queue (ft) 34 187 70 9 9 27
Link Distance (ft) 641 55
Upstream Blk Time (%) 0
Queuing Penalty (veh) 0
Storage Bay Dist (ft) 200 200 15 50
Storage Blk Time (%) 1 0 0 0
Queuing Penalty (veh) 7 0 0 0



Queuing and Blocking Report Future Conditions
AM Peak Hour

Erhard BMW Novi TIS SimTraffic Report
Fleis & VandenBrink Engineering 09/19/2017

Intersection: 4: Meadowbrook Road & Site Drive

Movement EB EB NB NB
Directions Served L R L T
Maximum Queue (ft) 43 31 24 133
Average Queue (ft) 10 6 2 7
95th Queue (ft) 36 26 15 61
Link Distance (ft) 307 300
Upstream Blk Time (%) 0
Queuing Penalty (veh) 0
Storage Bay Dist (ft) 50 100
Storage Blk Time (%) 1 0 0
Queuing Penalty (veh) 0 0 0

Intersection: 5: Site Drive & Grand River Avenue (Push-Buttons)

Movement EB NB
Directions Served T R
Maximum Queue (ft) 154 40
Average Queue (ft) 62 9
95th Queue (ft) 162 33
Link Distance (ft) 55 211
Upstream Blk Time (%) 11
Queuing Penalty (veh) 52
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Zone Summary
Zone wide Queuing Penalty: 234



Queuing and Blocking Report Future Conditions
PM Peak Hour

Erhard BMW Novi TIS SimTraffic Report
Fleis & VandenBrink Engineering 09/18/2017

Intersection: 1: Meadowbrook Road & Grand River Avenue (Push-Buttons)

Movement EB EB EB WB WB WB NB NB NB SB SB SB
Directions Served L T R L T R L T R L T R
Maximum Queue (ft) 225 304 134 325 1148 500 274 303 182 324 688 352
Average Queue (ft) 80 252 40 146 848 136 168 157 40 189 461 145
95th Queue (ft) 201 347 93 365 1466 487 276 294 114 387 882 379
Link Distance (ft) 225 225 1196 300 829
Upstream Blk Time (%) 0 17 24 1 2 0 14
Queuing Penalty (veh) 0 76 0 0 9 0 0
Storage Bay Dist (ft) 250 300 450 275 200 300 325
Storage Blk Time (%) 0 17 39 2 3 0 29
Queuing Penalty (veh) 0 14 74 7 9 0 79

Intersection: 2: Meadowbrook Road & Cherry Hill Road/Clermont Avenue (Push-Buttons)

Movement EB EB WB NB NB NB SB SB SB
Directions Served LT R LTR L T R L T R
Maximum Queue (ft) 59 35 37 40 116 12 62 180 44
Average Queue (ft) 21 13 11 11 30 0 7 47 11
95th Queue (ft) 54 34 30 32 85 5 36 125 37
Link Distance (ft) 396 509 469 300
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 100 300 35 150 250
Storage Blk Time (%) 3 0 0
Queuing Penalty (veh) 1 0 0

Intersection: 3: Funeral Home Drive/Grandview Lane & Grand River Avenue 

Movement EB EB EB WB SB SB
Directions Served L T TR R LT R
Maximum Queue (ft) 30 202 108 31 33 29
Average Queue (ft) 4 21 6 3 8 3
95th Queue (ft) 18 133 69 16 28 16
Link Distance (ft) 641 209
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 200 200 15 50
Storage Blk Time (%) 1 0 3 0
Queuing Penalty (veh) 4 0 0 0



Queuing and Blocking Report Future Conditions
PM Peak Hour

Erhard BMW Novi TIS SimTraffic Report
Fleis & VandenBrink Engineering 09/18/2017

Intersection: 4: Meadowbrook Road & Site Drive

Movement EB EB NB NB SB
Directions Served L R L T TR
Maximum Queue (ft) 92 64 35 61 4
Average Queue (ft) 33 16 6 6 0
95th Queue (ft) 68 47 25 63 3
Link Distance (ft) 307 300 300
Upstream Blk Time (%) 0
Queuing Penalty (veh) 0
Storage Bay Dist (ft) 50 100
Storage Blk Time (%) 6 0 0
Queuing Penalty (veh) 1 0 0

Intersection: 5: Site Drive & Grand River Avenue (Push-Buttons)

Movement EB NB
Directions Served T R
Maximum Queue (ft) 136 53
Average Queue (ft) 43 16
95th Queue (ft) 126 45
Link Distance (ft) 55 211
Upstream Blk Time (%) 8
Queuing Penalty (veh) 33
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Zone Summary
Zone wide Queuing Penalty: 308



HCM 6th Signalized Intersection Summary Future Conditions W / Improvements
1: Meadowbrook Road & Grand River Avenue (Push-Buttons) AM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/19/2017

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 137 711 113 48 421 235 158 281 103 97 83 43
Future Volume (veh/h) 137 711 113 48 421 235 158 281 103 97 83 43
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1938 1938 1938 1953 1953 1953 1969 1969 1969 1953 1953 1953
Adj Flow Rate, veh/h 144 748 119 56 495 276 166 296 108 113 97 50
Peak Hour Factor 0.95 0.95 0.95 0.85 0.85 0.85 0.95 0.95 0.95 0.86 0.86 0.86
Percent Heavy Veh, % 4 4 4 3 3 3 2 2 2 3 3 3
Cap, veh/h 395 1007 962 250 1155 641 351 353 346 209 346 369
Arrive On Green 0.05 0.52 0.52 0.03 0.50 0.50 0.02 0.06 0.06 0.06 0.18 0.18
Sat Flow, veh/h 1845 1938 1640 1860 2300 1277 1875 1969 1668 1860 1953 1655
Grp Volume(v), veh/h 144 748 119 56 399 372 166 296 108 113 97 50
Grp Sat Flow(s),veh/h/ln 1845 1938 1640 1860 1856 1722 1875 1969 1668 1860 1953 1655
Q Serve(g_s), s 4.6 36.2 3.9 1.7 16.4 16.5 8.0 17.9 7.2 5.9 5.2 2.9
Cycle Q Clear(g_c), s 4.6 36.2 3.9 1.7 16.4 16.5 8.0 17.9 7.2 5.9 5.2 2.9
Prop In Lane 1.00 1.00 1.00 0.74 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 395 1007 962 250 932 865 351 353 346 209 346 369
V/C Ratio(X) 0.36 0.74 0.12 0.22 0.43 0.43 0.47 0.84 0.31 0.54 0.28 0.14
Avail Cap(c_a), veh/h 395 1007 962 283 932 865 351 492 464 214 488 490
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 0.33 0.33 0.33 1.00 1.00 1.00
Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 14.7 22.5 11.1 19.0 18.9 19.0 39.9 54.7 46.5 38.2 42.8 37.4
Incr Delay (d2), s/veh 0.6 4.9 0.3 0.4 1.4 1.6 1.0 9.5 0.6 2.6 0.5 0.2
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 1.8 16.3 1.4 0.7 6.9 6.5 4.5 10.4 3.1 2.8 2.5 1.2
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 15.3 27.5 11.3 19.4 20.4 20.5 40.9 64.3 47.1 40.8 43.3 37.6
LnGrp LOS B C B B C C D E D D D D
Approach Vol, veh/h 1011 827 570 260
Approach Delay, s/veh 23.8 20.4 54.2 41.1
Approach LOS C C D D

Timer - Assigned Phs 1 2 3 4 5 6 7 8
Phs Duration (G+Y+Rc), s 9.9 68.9 14.0 27.2 12.0 66.8 13.7 27.5
Change Period (Y+Rc), s * 6.5 * 6.5 6.0 6.0 * 6.5 * 6.5 6.0 6.0
Max Green Setting (Gmax), s * 5.5 * 52 8.0 30.0 * 5.5 * 52 8.0 30.0
Max Q Clear Time (g_c+I1), s 3.7 38.2 10.0 7.2 6.6 18.5 7.9 19.9
Green Ext Time (p_c), s 0.0 5.0 0.0 0.7 0.0 5.9 0.0 1.7

Intersection Summary
HCM 6th Ctrl Delay 30.9
HCM 6th LOS C

Notes
* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.



HCM 6th Signalized Intersection Summary Future Conditions W / Improvements
2: Meadowbrook Road & Cherry Hill Road/Clermont Avenue (Push-Buttons) AM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/19/2017

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 60 0 29 4 0 18 7 464 6 5 189 17
Future Volume (veh/h) 60 0 29 4 0 18 7 464 6 5 189 17
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1984 1984 1984 2000 2000 2000 1969 1969 1969 1938 1938 1938
Adj Flow Rate, veh/h 65 0 31 7 0 30 7 488 6 6 230 21
Peak Hour Factor 0.93 0.93 0.93 0.61 0.61 0.61 0.95 0.95 0.95 0.82 0.82 0.82
Percent Heavy Veh, % 1 1 1 0 0 0 2 2 2 4 4 4
Cap, veh/h 278 0 179 88 17 145 916 1389 1177 660 1366 1158
Arrive On Green 0.11 0.00 0.11 0.11 0.00 0.11 0.71 0.71 0.71 1.00 1.00 1.00
Sat Flow, veh/h 1481 0 1682 158 161 1367 1129 1969 1668 889 1938 1642
Grp Volume(v), veh/h 65 0 31 37 0 0 7 488 6 6 230 21
Grp Sat Flow(s),veh/h/ln1481 0 1682 1686 0 0 1129 1969 1668 889 1938 1642
Q Serve(g_s), s 1.0 0.0 1.0 0.0 0.0 0.0 0.1 5.8 0.1 0.1 0.0 0.0
Cycle Q Clear(g_c), s 2.2 0.0 1.0 1.2 0.0 0.0 0.1 5.8 0.1 5.9 0.0 0.0
Prop In Lane 1.00 1.00 0.19 0.81 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 278 0 179 251 0 0 916 1389 1177 660 1366 1158
V/C Ratio(X) 0.23 0.00 0.17 0.15 0.00 0.00 0.01 0.35 0.01 0.01 0.17 0.02
Avail Cap(c_a), veh/h 408 0 336 403 0 0 916 1389 1177 660 1366 1158
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 2.00 2.00 2.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 0.00 0.00 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 24.9 0.0 24.4 24.5 0.0 0.0 2.6 3.5 2.6 0.4 0.0 0.0
Incr Delay (d2), s/veh 0.4 0.0 0.5 0.3 0.0 0.0 0.0 0.7 0.0 0.0 0.3 0.0
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln0.9 0.0 0.4 0.5 0.0 0.0 0.0 1.3 0.0 0.0 0.1 0.0
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 25.3 0.0 24.9 24.7 0.0 0.0 2.6 4.2 2.6 0.4 0.3 0.0
LnGrp LOS C A C C A A A A A A A A
Approach Vol, veh/h 96 37 501 257
Approach Delay, s/veh 25.1 24.7 4.1 0.3
Approach LOS C C A A

Timer - Assigned Phs 2 4 6 8
Phs Duration (G+Y+Rc), s 47.6 12.4 47.6 12.4
Change Period (Y+Rc), s * 5.3 6.0 * 5.3 6.0
Max Green Setting (Gmax), s * 37 12.0 * 37 12.0
Max Q Clear Time (g_c+I1), s 7.8 4.2 7.9 3.2
Green Ext Time (p_c), s 3.1 0.2 1.3 0.1

Intersection Summary
HCM 6th Ctrl Delay 6.1
HCM 6th LOS A

Notes
* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.



HCM 6th Signalized Intersection Summary Future Conditions W / Improvements
1: Meadowbrook Road & Grand River Avenue (Push-Buttons) PM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/19/2017

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 81 599 207 102 845 87 235 203 70 132 363 131
Future Volume (veh/h) 81 599 207 102 845 87 235 203 70 132 363 131
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 0.99 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1984 1984 1984 1984 1984 1984 1984 1984 1984 2000 2000 2000
Adj Flow Rate, veh/h 85 631 218 107 889 92 255 221 76 161 443 160
Peak Hour Factor 0.95 0.95 0.95 0.95 0.95 0.95 0.92 0.92 0.92 0.82 0.82 0.82
Percent Heavy Veh, % 1 1 1 1 1 1 1 1 1 0 0 0
Cap, veh/h 249 788 835 223 1387 144 278 535 528 398 497 489
Arrive On Green 0.04 0.40 0.40 0.05 0.40 0.40 0.07 0.18 0.18 0.08 0.25 0.25
Sat Flow, veh/h 1890 1984 1680 1890 3448 357 1890 1984 1672 1905 2000 1689
Grp Volume(v), veh/h 85 631 218 107 486 495 255 221 76 161 443 160
Grp Sat Flow(s),veh/h/ln 1890 1984 1680 1890 1885 1920 1890 1984 1672 1905 2000 1689
Q Serve(g_s), s 3.2 33.7 9.0 4.0 24.9 24.9 12.0 11.8 4.3 7.4 25.7 8.9
Cycle Q Clear(g_c), s 3.2 33.7 9.0 4.0 24.9 24.9 12.0 11.8 4.3 7.4 25.7 8.9
Prop In Lane 1.00 1.00 1.00 0.19 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 249 788 835 223 758 772 278 535 528 398 497 489
V/C Ratio(X) 0.34 0.80 0.26 0.48 0.64 0.64 0.92 0.41 0.14 0.40 0.89 0.33
Avail Cap(c_a), veh/h 259 788 835 223 758 772 278 579 565 438 583 561
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 0.67 0.67 0.67 1.00 1.00 1.00
Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 22.7 32.0 17.4 25.4 28.9 28.9 34.1 40.8 33.2 30.0 43.5 33.5
Incr Delay (d2), s/veh 0.8 8.4 0.8 1.6 4.1 4.1 33.3 0.6 0.1 0.7 14.6 0.5
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 1.4 16.9 3.5 1.8 11.4 11.6 8.2 6.0 1.8 3.4 14.4 3.7
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 23.5 40.4 18.2 27.0 33.0 32.9 67.4 41.4 33.4 30.7 58.2 33.9
LnGrp LOS C D B C C C E D C C E C
Approach Vol, veh/h 934 1088 552 764
Approach Delay, s/veh 33.7 32.4 52.3 47.3
Approach LOS C C D D

Timer - Assigned Phs 1 2 3 4 5 6 7 8
Phs Duration (G+Y+Rc), s 12.0 54.2 18.0 35.8 11.4 54.8 15.5 38.3
Change Period (Y+Rc), s * 6.5 * 6.5 6.0 6.0 * 6.5 * 6.5 6.0 6.0
Max Green Setting (Gmax), s * 5.5 * 43 12.0 35.0 * 5.5 * 43 12.0 35.0
Max Q Clear Time (g_c+I1), s 6.0 35.7 14.0 27.7 5.2 26.9 9.4 13.8
Green Ext Time (p_c), s 0.0 2.9 0.0 2.2 0.0 6.0 0.1 1.6

Intersection Summary
HCM 6th Ctrl Delay 39.4
HCM 6th LOS D

Notes
* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.



HCM 6th Signalized Intersection Summary Future Conditions W / Improvements
2: Meadowbrook Road & Cherry Hill Road/Clermont Avenue (Push-Buttons) PM Peak Hour

Erhard BMW Novi TIS Synchro 10 Report
Fleis & VandenBrink Engineering 09/19/2017

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 31 1 27 6 0 16 24 427 6 13 560 88
Future Volume (veh/h) 31 1 27 6 0 16 24 427 6 13 560 88
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 2000 2000 2000 2000 2000 2000 1984 1984 1984 2000 2000 2000
Adj Flow Rate, veh/h 33 1 28 11 0 29 28 497 7 14 622 98
Peak Hour Factor 0.95 0.95 0.95 0.55 0.55 0.55 0.86 0.86 0.86 0.90 0.90 0.90
Percent Heavy Veh, % 0 0 0 0 0 0 1 1 1 0 0 0
Cap, veh/h 244 6 146 101 15 104 656 1440 1220 696 1452 1229
Arrive On Green 0.09 0.09 0.09 0.09 0.00 0.09 0.73 0.73 0.73 1.00 1.00 1.00
Sat Flow, veh/h 1469 68 1695 284 173 1205 738 1984 1681 909 2000 1694
Grp Volume(v), veh/h 34 0 28 40 0 0 28 497 7 14 622 98
Grp Sat Flow(s),veh/h/ln1537 0 1695 1662 0 0 738 1984 1681 909 2000 1694
Q Serve(g_s), s 0.0 0.0 0.9 0.0 0.0 0.0 0.6 5.5 0.1 0.1 0.0 0.0
Cycle Q Clear(g_c), s 1.0 0.0 0.9 1.3 0.0 0.0 0.6 5.5 0.1 5.6 0.0 0.0
Prop In Lane 0.97 1.00 0.27 0.72 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 250 0 146 219 0 0 656 1440 1220 696 1452 1229
V/C Ratio(X) 0.14 0.00 0.19 0.18 0.00 0.00 0.04 0.35 0.01 0.02 0.43 0.08
Avail Cap(c_a), veh/h 365 0 282 349 0 0 656 1440 1220 696 1452 1229
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 2.00 2.00 2.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 0.00 0.00 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 25.5 0.0 25.5 25.6 0.0 0.0 2.3 3.0 2.3 0.4 0.0 0.0
Incr Delay (d2), s/veh 0.3 0.0 0.9 0.6 0.0 0.0 0.1 0.7 0.0 0.1 0.9 0.1
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln0.5 0.0 0.4 0.5 0.0 0.0 0.1 1.1 0.0 0.0 0.4 0.0
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 25.9 0.0 26.4 26.2 0.0 0.0 2.5 3.7 2.3 0.4 0.9 0.1
LnGrp LOS C A C C A A A A A A A A
Approach Vol, veh/h 62 40 532 734
Approach Delay, s/veh 26.1 26.2 3.6 0.8
Approach LOS C C A A

Timer - Assigned Phs 2 4 6 8
Phs Duration (G+Y+Rc), s 48.8 11.2 48.8 11.2
Change Period (Y+Rc), s * 5.3 6.0 * 5.3 6.0
Max Green Setting (Gmax), s * 39 10.0 * 39 10.0
Max Q Clear Time (g_c+I1), s 7.5 3.0 7.6 3.3
Green Ext Time (p_c), s 3.4 0.1 4.7 0.1

Intersection Summary
HCM 6th Ctrl Delay 3.8
HCM 6th LOS A

Notes
* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.



Queuing and Blocking Report Future Conditions W / Improvements
AM Peak Hour

Erhard BMW Novi TIS SimTraffic Report
Fleis & VandenBrink Engineering 09/20/2017

Intersection: 1: Meadowbrook Road & Grand River Avenue (Push-Buttons)

Movement EB EB EB WB WB WB NB NB NB SB SB SB
Directions Served L T R L T TR L T R L T R
Maximum Queue (ft) 221 311 50 81 229 200 297 350 222 119 105 51
Average Queue (ft) 101 259 8 28 130 93 97 174 58 54 47 17
95th Queue (ft) 234 356 28 61 220 183 195 288 145 107 98 42
Link Distance (ft) 221 221 1196 300 815
Upstream Blk Time (%) 0 19 0 2 0
Queuing Penalty (veh) 0 90 0 9 0
Storage Bay Dist (ft) 250 300 450 275 200 300 325
Storage Blk Time (%) 0 19 7
Queuing Penalty (veh) 1 26 19

Intersection: 2: Meadowbrook Road & Cherry Hill Road/Clermont Avenue (Push-Buttons)

Movement EB EB WB NB NB NB SB SB SB
Directions Served LT R LTR L T R L T R
Maximum Queue (ft) 81 34 39 26 125 19 31 87 30
Average Queue (ft) 30 12 10 2 43 1 3 23 3
95th Queue (ft) 62 30 30 14 94 7 18 67 20
Link Distance (ft) 396 509 469 300
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 100 300 35 150 250
Storage Blk Time (%) 0 5 0 0
Queuing Penalty (veh) 0 1 0 0

Intersection: 3: Funeral Home Drive/Grandview Lane & Grand River Avenue 

Movement EB EB EB WB SB SB
Directions Served L T TR T LT R
Maximum Queue (ft) 24 294 55 10 32 55
Average Queue (ft) 2 40 2 0 1 6
95th Queue (ft) 12 168 39 5 16 33
Link Distance (ft) 642 55 210
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 200 200 50
Storage Blk Time (%) 1 0
Queuing Penalty (veh) 6 0



Queuing and Blocking Report Future Conditions W / Improvements
AM Peak Hour

Erhard BMW Novi TIS SimTraffic Report
Fleis & VandenBrink Engineering 09/20/2017

Intersection: 4: Meadowbrook Road & Site Drive

Movement EB EB NB NB
Directions Served L R L T
Maximum Queue (ft) 43 31 31 62
Average Queue (ft) 12 4 4 3
95th Queue (ft) 37 20 20 33
Link Distance (ft) 307 300
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 50 100
Storage Blk Time (%) 0 0 0
Queuing Penalty (veh) 0 0 0

Intersection: 5: Site Drive & Grand River Avenue (Push-Buttons)

Movement EB NB
Directions Served T R
Maximum Queue (ft) 140 35
Average Queue (ft) 64 9
95th Queue (ft) 161 31
Link Distance (ft) 55 211
Upstream Blk Time (%) 11
Queuing Penalty (veh) 54
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Zone Summary
Zone wide Queuing Penalty: 205



Queuing and Blocking Report Future Conditions W / Improvements
PM Peak Hour

Erhard BMW Novi TIS SimTraffic Report
Fleis & VandenBrink Engineering 09/19/2017

Intersection: 1: Meadowbrook Road & Grand River Avenue (Push-Buttons)

Movement EB EB EB WB WB WB NB NB NB SB SB SB
Directions Served L T R L T TR L T R L T R
Maximum Queue (ft) 221 314 130 297 461 405 262 291 168 289 485 338
Average Queue (ft) 83 269 36 67 284 234 153 133 36 84 234 61
95th Queue (ft) 222 347 93 183 413 358 255 246 99 216 439 215
Link Distance (ft) 221 221 1196 300 815
Upstream Blk Time (%) 0 27 0 0 0 0 0
Queuing Penalty (veh) 0 120 0 0 2 0 0
Storage Bay Dist (ft) 250 300 450 275 200 300 325
Storage Blk Time (%) 0 27 5 0 0 2 5
Queuing Penalty (veh) 1 22 34 0 1 6 16

Intersection: 2: Meadowbrook Road & Cherry Hill Road/Clermont Avenue (Push-Buttons)

Movement EB EB WB NB NB NB SB SB SB
Directions Served LT R LTR L T R L T R
Maximum Queue (ft) 55 43 50 35 126 15 39 206 40
Average Queue (ft) 17 14 13 10 32 1 5 55 11
95th Queue (ft) 44 35 35 32 85 7 24 145 37
Link Distance (ft) 396 509 469 300
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 100 300 35 150 250
Storage Blk Time (%) 0 3 0 1
Queuing Penalty (veh) 0 1 0 1

Intersection: 3: Funeral Home Drive/Grandview Lane & Grand River Avenue 

Movement EB EB EB WB SB SB
Directions Served L T TR T LT R
Maximum Queue (ft) 62 240 55 66 56 30
Average Queue (ft) 4 43 9 7 17 4
95th Queue (ft) 36 189 90 35 56 20
Link Distance (ft) 639 55 210
Upstream Blk Time (%) 0
Queuing Penalty (veh) 0
Storage Bay Dist (ft) 200 200 50
Storage Blk Time (%) 2 0 14 0
Queuing Penalty (veh) 10 0 1 0



Queuing and Blocking Report Future Conditions W / Improvements
PM Peak Hour

Erhard BMW Novi TIS SimTraffic Report
Fleis & VandenBrink Engineering 09/19/2017

Intersection: 4: Meadowbrook Road & Site Drive

Movement EB EB NB NB
Directions Served L R L T
Maximum Queue (ft) 73 47 30 4
Average Queue (ft) 30 12 5 0
95th Queue (ft) 62 39 22 3
Link Distance (ft) 307 300
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 50 100
Storage Blk Time (%) 6 0
Queuing Penalty (veh) 1 0

Intersection: 5: Site Drive & Grand River Avenue (Push-Buttons)

Movement EB WB WB NB
Directions Served T T T R
Maximum Queue (ft) 136 125 31 116
Average Queue (ft) 67 12 1 36
95th Queue (ft) 163 69 13 118
Link Distance (ft) 55 221 221 211
Upstream Blk Time (%) 16 0 1
Queuing Penalty (veh) 70 0 0
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Zone Summary
Zone wide Queuing Penalty: 285



MEADOWBROOK ROAD & SITE DRIVE RIGHT TURN LANE WARRANT

AM: 38
PM: 25

2016 AADT = 9,398
+ 0.5% / year to 2018
+ 70% of site traffic = 
10,695 2018 AADT
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GEO-TECHNICAL STUDY 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 













































PLANNING REVIEW



 
 

 
 
 
 
 
 
 

PETITIONER 
Erhard Motor Sales, Inc 
  
 
REVIEW TYPE 
Preliminary Site Plan with a SDO Option and Final Site Plan 
 
PROPERTY CHARACTERISTICS 

 Section 23 

 Site Location 
southwest corner of Grand River Avenue and Meadowbrook Road 
50-22-23-251-018 (5.62 acres) and 22-23-251-019(3.86 acres) 
 
  Site School 

 
Novi Community School District 

 Site Zoning Gateway East (GE) 
 Adjoining 

Zoning North GE with a consent judgment 

  East OS-1 Office Service 
    

 
  West NCC: Non-Commercial Center 

       South RM-2: High-Density Multiple-Family 
 Current Site 

 
Vacant 

 Adjoining Uses 

North Gateway Village 
East Vacant 
West O’Brien-Sullivan Funeral Home 

     South Meadowbrook  Commons: Novi Senior Center 
 Site Size 9.48 Acres 
 Plan Date February 11, 2019 

 
PROJECT SUMMARY  
The subject property is comprised of two parcels totaling 9.48 acres. It is located on the southwest 
corner of Grand River Avenue and Meadowbrook Road (Section 23). The applicant is proposing to build 
a 58,663 square feet car sales facility for Jaguar Land Rover. The proposed facility includes sales and 
service area. The concept plan proposes 138 parking spaces for employee and visitors and 287 parking 
spaces for storing cars for sale. A storm water pond is proposed on the south side that also acts a buffer 
from the residential use on south side of Cherry Hill Road. It has access from both Meadowbrook Road 
and Grand River Avenue.  
 
RECOMMENDATION 
Approval of the Preliminary Site Plan and Final Site Plan is recommended. The plan mostly conforms to 
the requirements of the Zoning Ordinance, with a few deviations listed in this and other review 
letters. City Council approval of the Preliminary Site Plan with a SDO Option, a Wetland Permit, a 
Woodland Permit and Storm Water Management Plan is required. 
 
PROJECT HISTORY 
City Council approved a rezoning request for the subject property from NCC (Non-Center Commercial) 
and OS-1 (Office Service) to GE (Gateway East) at their December 4, 2017 meeting. 

 
PLAN REVIEW CENTER REPORT 

March 18, 2019 
Planning Review 

JAGUAR 
JSP 17-65 
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A public hearing for the request was held by the Planning Commission on September 26, 2018. At that 
meeting, the Planning Commission recommended approval of the Jaguar Land Rover Special 
Development Option Concept Plan JSP 17-65. 
 
The City Council held a public hearing on the proposed Concept Plan at the November 13, 2018 City 
Council meeting.  Tentative approval of the plan was granted at that time, subject to a number of 
conditions, and direction was provided for the City Attorney to prepare an SDO Agreement to be 
brought back before the City Council for final approval. 
 
The City Council approved the SDO Concept Plan and the agreement at their January 7, 2019 meeting.  
 
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 see the attached chart for information pertaining to ordinance requirements. 
Items in bold below must be addressed and incorporated as part of the Final Site Plan submittal: 
 

1. Deviations approved as part of SDO Agreement:  
a. Planning deviation from Section 3.11.8 for absence of  required sidewalk along Cherry Hill 

Road due to existing wetlands;  
b. Deviations from Section 5.15. Exterior Building Wall Façade  Materials for the following: 

i. Underage of brick (30% minimum required, 25% on north façade and 28% on 
east façade proposed); 

ii. Overage of flat metal panels (50% maximum allowed, 58% on north façade 
and 56% on east façade proposed); 

iii. Overage of horizontal rib metal panels for roof top screening (0% allowed,17% 
on north, 16% on east, 12% on south and 18% on west proposed); 

c. Defer the Traffic Impact Study to the time of Preliminary Site Plan review, as the site falls 
under the study boundaries for the ongoing Comprehensive Traffic study by the City; 

d. Traffic deviation for variance from Design and Construction Standards Section 11-216(d) for 
not meeting the minimum distance required for same-side commercial driveways along 
Grand River Avenue; 

e. Landscape deviation from Section. 5.5.3.E.i.c for lack of street trees along Grand River 
Road frontage due to lack of space (8 trees required); 

f. Landscape deviation from Section. 5.5.3.E.i.c for lack of street trees along Cherry Hill Road 
frontage due to lack of space (8 trees required); 

g. Landscape deviation from Section 5.5.3.B.ii and iii for not providing greenbelt berm or 
plantings in area of wetland in order to preserve wetland along Cherry Hill Road frontage; 

h. Landscape deviation from Section 5.5.3.B.ii and iii for not providing greenbelt berm or 
plantings between Cherry Hill and the parking lot area not behind the wetland; 

 
2. Conditions of the SDO Agreement:  

The following conditions from the SDO agreement should be met prior to final site plan 
approval. 
a. All loading and unloading from car carriers shall occur at non-peak traffic hours.  

 
b. Remaining woodlands and wetlands areas on the southerly portion of the property are to 

be placed in a conservation easement, in a form and manner to be approved by the City 
attorney, in accordance with applicable ordinances and regulations. Please provide draft 
easements for review.  

 
c. Dedication of the right-of-way, to the proposed future right-of-way line, along 

Meadowbrook Road, as shown on the approved Site Plan. Please provide the drafts and 
related ROW exhibits for review.  
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3. Traffic Impact Study: As part of the SDO Concept plan approval, the applicant received 

approval to defer the Traffic Impact Study to the time of Preliminary Site Plan review, as the site 
falls under the study boundaries for the ongoing Comprehensive Traffic study by the City. The 
applicant has shared a Full Impact Study recently. It is currently under review.  
 

4. Bicycle Parking (Sec. 4.16): When 4 or more spaces are required for a building with multiple 
entrances, the spaces shall be provided in multiple locations. All six spaces are provided in one 
location. This deviation was not included in the SDO agreement. Please revise to conform.  
 

5. Max. Illumination adjacent to Non-Residential (Sec. 5.7.3.K): When site abuts a non-residential 
district, maximum illumination at the property line shall not exceed 1 foot candle. Spillover 
exceeds 1 along Grand River and Meadowbrook frontage near the entry drive. Please revise.  

 
6. Conservation Easements: Draft conservation easements are required along with electronic site 

plan submittal.  
 

7. Plan Review Chart: Planning review chart provides additional comments and requests 
clarification for certain items. Please address them in addition to the comments provided in this 
letter.  
 

8. Exterior Signage: Exterior Signage is not regulated by the Planning Division or Planning 
Commission. Sign permit applications that relate to construction of a new building or an addition 
to an existing building may submitted, reviewed, and approved as part of a site plan 
application.  In that case, the proposed signs shall be shown on the Preliminary Site Plan.  
Alternatively, an applicant may choose to submit a sign application to the Building Official for 
administrative review after Site plan approval. Following Preliminary Site Plan approval, any 
application to amend a sign permit or for a new or additional sign shall be submitted to the 
Building Official. Please contact the Ordinance Division 248.735.5678 for information regarding 
sign permits.  

 
OTHER REVIEWS 

a. Engineering Review: Engineering recommends approval of the Preliminary site plan. Final site 
plan is not recommended. Additional comments to be addressed with revised final site plan. 

b. Landscape Review: Landscape recommends approval of the Preliminary and Final site plan. 
Additional comments to be addressed with electronic stamping sets. 

c. Woodland Review: A City of Novi Woodland permit is required for proposed impacts. Woodland 
review. Additional comments to be addressed with electronic stamping sets. 

d. Wetlands Review: A City of Novi Wetland permit and letter of authorization is required. Wetlands 
review recommends approval of Preliminary Site plan provided additional information is 
provided prior to City Council meeting. Final site plan is not recommended. Additional 
comments to be addressed with revised final site plan. 

e. Traffic Review: Traffic recommends approval of the Preliminary site plan. Final site plan is not 
recommended. Additional comments to be addressed with revised final site plan.  

f. Facade Review: Façade recommends approval.  
g. Fire Review:  Fire recommends approval. 

 
 
NEXT STEP: CITY COUNCIL MEETING 
The plan is scheduled for the City Council public hearing on April 1, 2019. Please provide the following 
by March 22, 2019 
 

1. Original Site Plan submittal in PDF format (maximum of 10MB). NO CHANGES MADE. 
2. A response letter addressing ALL the comments from ALL the review letters. 
3. Revised wetland plan with missing information noted in the review letter.  
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REVISED FINAL SITE PLAN SUBMITTAL 
Wetlands, Traffic and Engineering are not recommending final site plan approval. After receiving the 
City Council approval, please submit the following for reconsideration 

1. Site plan revision form 
2. Four copies of revised site plan. Please do not include standard detail sheets.  
3. A response letter addressing ALL the comments from ALL the review letters. 
4. Draft legal documents for conservation easements and Right-of-Way dedication. 

 
ELECTRONIC STAMPING SET SUBMITTAL AND RESPONSE LETTER 
After receiving Final Site Plan approval, please submit the following for Electronic stamping set approval: 

1. Plans addressing the comments in all of the staff and consultant review letters in PDF format. 
2. Response letter addressing all comments in ALL letters and ALL charts and refer to sheet numbers 

where the change is reflected. 
 
STAMPING SET APPROVAL 
Stamping sets are still 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 10 size 24” x 36” 
copies with original signature and original seals, to the Community Development Department for final 
Stamping Set approval.   
 
SITE ADDRESSING 
The building would require a new address. The applicant should contact the Building Division for an 
address prior to applying for a building permit.  Building permit applications cannot be processed 
without a correct address.  The address application can be found on the Internet at www.cityofnovi.org 
under the forms page of the Community Development Department. 
 
Please contact Brian Riley [248.347.0438] in the Community Development Department with any specific 
questions regarding addressing of sites. 
 
STREET AND PROJECT NAME 
Not Applicable 
 
PRE-CONSTRUCTION MEETING 
A Pre-Construction meeting is required for this project. Prior to the start of any work on the site, Pre-
Construction (Pre-Con) meetings must be held with the applicant’s contractor and the City’s consulting 
engineer. Pre-Con meetings are generally held after Stamping Sets have been issued. No work on the 
site may be commenced before a pre-construction meeting is held.   There are a variety of 
requirements, fees and permits that must be issued before a Pre-Con can be scheduled.  If you have 
questions regarding the checklist or the Pre-Con itself, please contact Sarah Marchioni [248.347.0430 or 
smarchioni@cityofnovi.org] in the Community Development Department. 
 
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 skomaragiri@cityofnovi.org. 

 

__________________________________________________ 
Sri Ravali Komaragiri – Planner 

http://www.cityofnovi.org/
mailto:skomaragiri@cityofnovi.org
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PREVIOUS CITY COUNCIL ACTIONS 
 
The City Council approved the SDO Concept Plan and the agreement at their January 7, 2019 meeting.  
 
To approve of the request of Applicant Erhard Motor Sales, Inc., and Developer Winfried Dahm for a 
Special Development Option (SDO) Agreement for the Jaguar Land Rover development JSPl 7-65, 
Regular Meeting of the Council of the City of Novi Monday, January 7, 2019 Page 4 consisting of a 
58,663 square foot car sales facility, subject to execution of the Consent to Agreement by the Owners of 
the property and also subject to final review and approval of the Agreement as to form, including any 
required minor and nonsubstantive changes, by the City Manager and City Attorney's office. This 
motion is made because the Agreement meets the spirit and intent of the tentative approval granted 
by the City Council at the meeting of November 13, 2018. 
 
The City Council held a public hearing on the proposed Concept Plan at the November 13, 2018 City 
Council meeting.  Tentative approval of the plan was granted at that time, subject to a number of 
conditions, and direction was provided for the City Attorney to prepare an SDO Agreement to be 
brought back before the City Council for final approval. 
 
In the matter of Jaguar JSP17-65 motion to approve the Special Development Option Concept Plan, 
and direction to the City Attorney to prepare a Special Development Option (SDO) Agreement to 
return to the City Council for consideration and approval.   
 
1. This motion is based on following conditions and deviations: 

i. The applicant shall work with staff to provide acceptable amount of Open Space as 
defined in Section 3.11.7 GE District required conditions, prior to City Council’s 
 consideration of SDO Concept Plan; 

j. The applicant shall work with City’s Façade consultant to provide alternate design 
elements to meet the intent of Section 3.11.8;  

k. Planning deviation from Section 3.11.8 for absence of  required sidewalk along Cherry Hill 
Road due to existing wetlands;  

l. Deviations from Section 5.15. Exterior Building Wall Façade  Materials for the following: 
iv. Underage of brick (30% minimum required, 25% on north façade and 28% on 

east façade proposed); 
v. Overage of flat metal panels (50% maximum allowed, 58% on north façade 

and 56% on east façade proposed); 
vi. Overage of horizontal rib metal panels for roof top screening (0% allowed,17% 

on north, 16% on east, 12% on south and 18% on west proposed); 
m. Defer the Traffic Impact Study to the time of Preliminary Site Plan review, as the site falls 

under the study boundaries for the ongoing Comprehensive Traffic study by the City; 
n. Traffic deviation for variance from Design and Construction Standards Section 11-216(d) for 

not meeting the minimum distance required for same-side commercial driveways along 
Grand River Avenue; 

o. Landscape deviation from Section. 5.5.3.E.i.c for lack of street trees along Grand River 
Road frontage due to lack of space (8 trees required); 

p. Landscape deviation from Section. 5.5.3.E.i.c for lack of street trees along Cherry Hill Road 
frontage due to lack of space (8 trees required); 

q. Landscape deviation from Section 5.5.3.B.ii and iii for not providing greenbelt berm or 
plantings in area of wetland in order to preserve wetland along Cherry Hill Road frontage; 

r. Landscape deviation from Section 5.5.3.B.ii and iii for not providing greenbelt berm or 
plantings between Cherry Hill and the parking lot area not behind the wetland; 

s. The Applicant shall comply with the conditions and items listed in the staff and consultant 
review letters as a  requirement noted in the Special Development Option 
Agreement. 
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2. The applicant’s compliance with the conditions and items listed  in the staff and consultant 
review letters shall be noted in the  Special Development Option Agreement. 
 
3. The City Council authorizes the approval of the SDO Concept Plan which consists of a non-
residential use permitted elsewhere in this Zoning Ordinance but not otherwise permitted in the GE 
district, on the condition that such use meets all of the  following criteria, as determined by the City 
Council: 

a. The proposed use exemplifies the intent of the GE district as  stated in Section 3.1.16.A, 
and the intent of the SDO as stated in Section 3.1.16. (since the proposed plan provides for a 
high-quality and distinctive development that will  complement and support the City's 
Main Street/Town Center area.) 

b. The proposed use incorporates as a predominant physical component of the development 
that provides a unique entry feature along Grand River Avenue for the GE district, 
characterized by a distinct, high-profile appearance (since, in the opinion of the City’s 
Façade consultant and Landscape Architect, the rendering provided by the applicant after 
the preparation of the review letters, provides a unique entry feature including a small park 
and attractive landscaping). 

c. The proposed use is compatible with, and will promote, the  uses permitted with the GE 
district and SDO. 

d. The proposed use will not create an inconsistency with the City's Master Plan for Land Use in 
terms of the general activities on the site and the impacts upon the surrounding area (since 
the area is developed with commercial and multiple family uses, and landscape buffering is 
being provided to the extent possible). 

e. The proposed use is designed in a manner that will result in traffic and pedestrian safely, 
consistent with the adjoining pedestrian and vehicular thoroughfares (as noted in the Traffic 
Engineer’s Review letter). 

f. The proposed use is designed with exceptional aesthetic quality, including building design, 
building materials and landscaping design, not likely to be achieved except based upon this 
authorization (since, in the opinion of the City’s Façade consultant and Landscape 
Architect, the rendering provided by the applicant after the preparation of the review 
letters, provides a unique entry feature including a small park and attractive landscaping). 

 
4. This motion is made based on the following findings: 

a. The project results in a recognizable and substantial benefit to the ultimate users of the project 
and to the community, where such benefit would otherwise be unfeasible or unlikely to be 
achieved by a traditional development; 

b. In relation to a development otherwise permissible as a Principal Permitted Use under Section 
3.1.16.B the proposed type and density of development does not result in an unreasonable 
increase in the use of public services, facilities and utilities, and does not place an 
unreasonable burden upon the subject and/or surrounding land and/or property owners and 
occupants and/or the natural environment (as  noted in the Community Impact Statement); 

c. Based upon proposed uses, layout and design of the overall project, the proposed building 
facade treatment, the proposed landscaping treatment and the proposed signage, the 
Special Development Option project will result in a material enhancement to the area of the 
City in which it is situated (as the proposed corner park and building facade are designed to 
enhance the gateway to Town Center); 

d. The proposed development does not have a materially adverse impact upon the Master Plan 
for Land Use of the City, and is consistent with the intent and spirit of the Zoning Ordinance  (as 
the development is consistent with the standards provided for the Special Development 
Option, particularly related to the four corners of the intersection of  Grand River and 
Meadowbrook Road); 

e. In relation to a development otherwise permissible as a Principal Permitted Use under Section 
3.1.16.B, the proposed development does not result in an unreasonable negative economic 
impact upon surrounding properties (as the proposed use is comparable to the vehicle 
dealership on the opposite corner, and the proposed placement of the building near Grand 
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River Avenue and Meadowbrook Road Right of Way, along with the proposed landscaping 
provide buffers to the nearby residential uses); 

f. The proposed development contains at least as much usable open space as would be 
required in this Ordinance  in relation to the most dominant use in the development (as the 
applicant has provided two usable open space areas for public use as part of the 
development); 

g. Each particular proposed use in the development, as well as the size and location of such use, 
results in and contributes to a reasonable and mutually supportive mix of uses on the site, and 
a compatibility of uses in harmony with the surrounding area and other downtown areas of the 
City (as the use is compatible with an existing car dealership use on the northeast corner of 
Grand River Avenue and Meadowbrook Road, and other commercial uses along Grand River; 

h. The proposed development is under single ownership and/or control such that there is a single 
person or entity having responsibility for completing the project in conformity with  this 
Ordinance (as the proposed development is owned and operated by Erhard Motor Sales, 
Inc.); 

i. Relative to other feasible uses of the site, 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 (as noted in Traffic Engineering review letter); 

j. Relative to other feasible uses of the site, 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 (as noted in the Community Impact Statement); 

k. Relative to other feasible uses of the site, the proposed use is compatible with the natural 
features and characteristics of the land, including existing woodlands, wetlands, watercourses 
and wildlife habitats (as the plan does not propose any impacts to wetlands and acceptable 
impacts to woodlands and wetlands buffers); 

l. Relative to other feasible uses of the site, 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 (as noted in the Community Impact Statement); 

m. Relative to other feasible uses of the site, the proposed use is consistent with the goals, 
objectives and recommendations of the City’s Master Plan for Land Use (as the development 
fosters economic growth); 

n. Relative to other feasible uses of the site, the proposed use will promote the use of land in a 
socially and economically desirable manner; and 

o. Relative to other feasible uses of the site, 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. 



Items in Bold need to be addressed by the applicant with next submittal 
 

Item Required Code Proposed Meets 
Code 

Comments 

Zoning and Use Requirements 

Master Plan 
(Adopted July 26, 
2017) 

Town Center Gateway 
(Gateway East) 

Gateway East (SDO) Yes City  

Density 
(Adopted July 26, 
2017) 

13.6  DUA Not applicable NA 

Area Study Grand River Corridor Study as 
part of the 2017 Master plan 
update 

 NA 

Zoning 
(Eff. Dec. 25, 2013) 

Gateway East (SDO) GE: Gateway East with 
SDO 

Yes 

Uses Permitted  
(Sec 3.1.16.B & C) 
 

Sec 3.1.16.B Principal Uses 
Permitted. 
Sec 3.1.16.C Special Land Uses 
3.12 Special Development 
Option (SDO) for the GE district  

Jaguar Land Rover Car 
dealership (See note 
below) 

Yes  

Phasing Indicate how many phases 
Show phase lines on the plans 
Tentative timeline for 
completion of all phases 

Phasing is not proposed NA  

Note: The subject property is located at the “entry” area of the Gateway East District, since it is located on one 
of the four properties at the intersection of Grand River and Meadowbrook. Following a recommendation of 
the Planning Commission, Council may approve an SDO project which consists of a non-residential use 
permitted elsewhere in the ordinance, but not otherwise permitted in the GE district for these properties, 
subject to conditions listed in Section 3.12.2.A.ii 

Development Standards (Sec 3.1.16.D) 

Lot Size Minimum Area: 2 acres 
Minimum Lot Width: 200 ft. 

9.48 acres 
407 ft.  

Yes  

Lot Coverage See Section 3.11    

Setbacks See Section 3.11    

 
PLANNING REVIEW CHART:    GE Gateway East 

Review Date: March 14, 2019 
Review Type: Preliminary and Final Site Plan 
Project Name: Jaguar Land Rover 
Plan Date: February 11, 2019 
Prepared by: Sri Ravali Komaragiri, Planner   
Contact:  E-mail: skomaragiri@cityofnovi.org     Phone: 248.735.5607 
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Item Required Code Proposed Meets 
Code 

Comments 

Building Height 35 ft. or 2 stories, whichever is 
less 

25 ft. Yes  

Parking Setbacks See Section 3.11    

Building Setbacks (Sec 3.11.5) 

Major Thoroughfare (Grand River Avenue) 

Front (Grand River) Min: 70 ft. from centerline 
Max: 90 ft. from centerline 

90 ft. (Grand River 
Avenue) 

Yes  

Exterior Side 
(Meadowbrook) 

90 ft. (Meadowbrook 
Road) 

 

Side (west) 0 ft. 59.76 ft.  Yes 

Rear (south) 30 ft. Minimum 326.74 ft. Yes 

Parking Setback (Sec 3.11.6.A) 

Front (Grand River) No front yard parking allowed None proposed Yes  

Exterior Side 
(Meadowbrook) 

   

Side 10 ft. with 5 ft. from building 
facade 

35.34 ft. Yes 

Rear (south) 10 ft. 124.15 ft.  Yes 

Notes To District Standards for GE/SDO Option (Sec 3.6.2) 

Maximum number 
of stories for SDO 
(Sec 3.6.2.G)  

3 stories max 
See Sec. 3.12.5.E.vi 

2 stories proposed Yes  

Minimum lot size for 
SDO  
(Sec 3.6.2.I) 

Min: 5 acres 
Minimum lot width: 300 ft. 

9.48 acres 
407  ft. 

Yes  

Maximum building 
height  
for SDO 
(Sec 3.6.2.J) 

May be increased to 50 ft. 
Any structure within 300 ft. of 
one-family residential is 35 ft. 

25 ft. Yes  

Parking setback 
screening  
(Sec 3.6.2.P) 

Required parking setback area 
shall be landscaped per Sec. 
5.5.3. Abutting residential 
requires a berm. 

Meets the minimum 
requirements 

Yes Refer to Landscape 
review for additional 
comments 

Modification of 
Parking Setback 
Requirements 
(Sec. 3.6.2.Q) 

Planning Commission may 
modify if determined 
modification will improve the 
use of the site and 
landscaping 

None requested NA  

District Required Conditions for GE (Sec. 3.11)

Maximum FAR Maximum floor area ratio shall 0.158 Yes  



 
Planning Review: Preliminary/Final Site Plan March 14, 2019 
JSP17-65: Jaguar Land Rover Page 3 of 12 

Item Required Code Proposed Meets 
Code 

Comments 

(Sec. 3.11.2.A) be 0.275. 

Max. Stories 
(Sec. 3.11.2.B) 

Maximum number of stories is 
limited to two. 

NA  
See SDO Requirements 

NA  

Off-street Parking 
(Sec. 3.11.3) 

Off-street parking shall be 
provided within the building, 
parking structure, or designed 
parking area within 300 ft. Stilt 
parking is not allowed. All 
parking in a structure must be 
screened. 

Parking lot within 300 
feet.  

Yes  

Outdoor storage 
(Sec. 3.11.4) 

The outdoor storage of goods 
or material shall be prohibited. 

Car for sale will be 
stored outside 

Yes  

Building Setbacks 
(Sec. 3.11.5) 

See Chart 3.11.5. See above. 
 

   

Parking Lot 
Screening 
(Sec. 3.11.6.B) 

Parking lots shall be screened 
from all major thoroughfares 
by a 2.5 foot brick or stone wall 
or 3 foot planting screen or 
existing vegetation to achieve 
80% winter opacity and 90% 
summer opacity. 

Meets the minimum 
requirements 

Yes Refer to Landscape 
review for additional 
comments 

Open Space 
(Sec. 3.11.7) 

25% of gross area of each 
development site shall be 
comprised of open space. 
Areas less than 20 ft. wide shall 
not be considered. Additional 
conditions apply per Sec. 
3.11.7 
 
Substantially all of the total 
open space area must be 
designed as useable space. 

2.37 acres required 
2.63 acres provided per 
site data 

Yes  

Building Façade 
and Scale 

Street corner buildings should 
have greater massing and 
height.  
Additional height upto 40 ft. 
may be approved by Council 
to provide additional massing.  

Current elevations do 
meet the massing 
requirement. 
 
 

Yes  

Sidewalks and 
Bicycle Paths 
(Sec. 3.11.9) 

8 ft. pathway along Grand 
River.  
6 ft. sidewalk  along 
Meadowbrook Road 
Bicycle Paths are required per 
the Master Plan. 

Sidewalk on 
Meadowbrook existing 
 
8 feet pathway on 
Grand River proposed 

Yes  

Streetscape 
Amenities 

Decorative pedestrian-scale 
parking lot lighting, public 

 A corner pedestrian 
plaza is proposed 

Yes?  
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Item Required Code Proposed Meets 
Code 

Comments 

(Sec. 3.11.10) pathways, bicycle racks, etc. 
Grand River lighting, 
landscape plantings, etc. 

Loading 
(Sec. 3.11.12) 

Located in rear yard or interior 
side yard, if fronting on more 
than one road 

Loading proposed in 
rear yard 

Yes  

Adjacency 
(Sec. 3.11.14) 

City Council may impose 
additional conditions in order 
to ensure compatibility with 
and between adjacent 
properties 

City Council did not 
include additional 
conditions at the time 
of SDO Concept plan 
approval 

Yes? This plan City Council 
approval for Preliminary 
site plan 

Special Development Option (SDO) for the GE District (Sec. 3.12) 

Intent 
(Sec. 3.12.1) 

- Mixed use developments 
- Quality residential 

development 
- Conserving natural resources 
- Compatibility between 

neighboring properties and 
downtown district 

- Unique “entry” 
developments at the 
intersection of Grand River 
and Meadowbrook 

Car dealership, 
compatible with 
existing car dealership 
use nearby 
 

Yes?  

Eligibility Criteria 
(Sec. 3.12.3.A) 

SDO uses can be proposed 
only for properties located in 
GE district, subject to City 
Council approval 

It is zoned for SDO uses Yes   

Eligibility Criteria 
(Sec. 3.12.3.B) 

The proposed development 
should comply with the criteria 
listed in Section 3.12.3.B 

Complies 
 

Yes  

Project Design 
Standards: Non-
Residential  
(Sec. 3.12.4.B) 

The design standards listed in 
Section 3.12.4.B shall apply 

A pedestrian plaza 
area is indicated 

Yes  

General Design 
Standards 
(Sec. 3.12.4.C) 

Perimeter setback as 
determined by City Council 

 

No setback provided 
near Grand River and 
Meadowbrook 
intersection 

  

underground installation of 
utilities 

None proposed?? NA  

Safe pedestrian connectivity Pathway along Grand 
River Avenue and 
sidewalk along 
Meadowbrook Road is 
existing 

Yes?  
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Item Required Code Proposed Meets 
Code 

Comments 

The City's Grand River Corridor 
Plan and reasonably shall be 
incorporated in terms of design 
features and concepts 
applicable to the subject 
property. 

More information on 
street lights, 
streetscape etc. 

Yes  

noise reduction and visual 
screening provisions when 
abutting residential uses 

Abuts residential use to 
the south. The 
applicant provided a 
very detailed noise 
impact statement that 
address all kinds of 
noise that would be 
generated within the 
proposed site and all 
noise levels are under 
the maximum allowed 

Yes   

Reduce driveways and curb 
cuts along Grand River 
Avenue. Additional conditions 
apply 

A new curb cut is 
proposed 

No? The applicant indicated 
in the response letter 
that discussion with the 
neighbor to have 
shared access weren’t 
successful.  

On retail buildings, windows 
within areas of the premises to 
which the public is invited shall 
be made of materials which 
do not materially obstruct 
transparency 

Glazed windows Yes  

The City Council shall resolve 
ambiguities in the 
interpretation of applicable 
regulations using the Zoning 
Ordinance, Master Plan, the 
intent of this Article and other 
City standards or policies as a 
guide. 

Will be determined at 
the time of Council 
meeting 

  

Plan Information 
(Sec. 3.12.7.C.i.u) 

Community impact statement 
is required. 

Abbreviated 
community impact 
statement is provided 
which address Traffic 
and Noise.  

Yes  

Site Standards: Parking and Circulation 

Number of Parking 
Spaces 
(Sec.5.2.12.C) 
 

1 space for each 200 square 
feet of usable floor area and 1 
for each auto service stall in 
service room 

Total parking for facility 
proposed: 104 
spaces)@ 1 space for 
each 200 square feet 
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Item Required Code Proposed Meets 
Code 

Comments 

Motor vehicle sales 
and service 
establishments 

 
 

of 20, 798 sf of  usable 
floor area) 
 
Service bay: 34 spaces 
(1 space for each of 34 
service bays) 
 
Vehicle Storage: 287 
spaces 
 
Total: 426 spaces 
 

Parking Space 
Dimensions and 
Maneuvering Lanes  
(Sec. 5.3.2) 

- 90° Parking: 9 ft. x 19 ft.  
- 24 ft. two way drives 
- 9 ft. x 17 ft. parking spaces 

allowed along 7 ft. wide 
interior sidewalks as long as 
detail indicates a 4” curb at 
these locations and along 
landscaping. 

9 x 19 ft. proposed 
24 ft. proposed 
9 ft. x 17 ft. parking 
spaces along 
landscape islands 
 
Some of the display 
spaces are double-
stacked. 

Yes 
 

 

Parking stall 
located adjacent to 
a parking lot 
entrance(public or 
private) 
(Sec. 5.3.13) 

Shall not be located closer 
than twenty-five (25) feet from 
the street right-of-way (ROW) 
line, street easement or 
sidewalk, whichever is closer 

None proposed Yes  

End Islands  
(Sec. 5.3.12) 

- End Islands with landscaping 
and raised curbs are required 
at the end of all parking bays 
that abut traffic circulation 
aisles.   

- The end islands shall 
generally be at least 8 feet 
wide, have an outside radius 
of 15 feet, and be 
constructed 3’ shorter than 
the adjacent parking stall as 
illustrated in the Zoning 
Ordinance 

End islands are 
proposed. 

Yes? Refer to Traffic for more 
comments 

Site Standards: Barrier Free (ADA) 

Barrier Free Spaces 
Michigan Building 
Code 2012 / Barrier 
Free Code 

5 barrier free parking spaces 
(for total 101-200); at least 1 
van barrier free parking space  

5 proposed including 1 
van  

Yes?  
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Item Required Code Proposed Meets 
Code 

Comments 

Barrier Free Space 
Dimensions  
Michigan Building 
Code 2012 / Barrier 
Free Code 

- 8‘wide with an 8’ wide 
access aisle for van 
accessible spaces. 

- 5’ wide with a 5’ wide access 
aisle for regular accessible 
spaces. 

1 - 8’ wide van 
accessible spaces 
provided. 

Yes 

Barrier Free Signs  
MMUTCD / Barrier 
Free Code 

One sign for each accessible 
parking space. 

Provided Yes 

Site Standards: Bicycle Parking 

Minimum number of 
Bicycle Parking  
(Sec. 5.16.1) 

Minimum two spaces 6 spaces 
 
 

Yes  

Bicycle Parking  
General 
requirements 
(Sec. 5.16) 

- No farther than 120 ft. from 
the entrance being served. 

- When 4 or more spaces are 
required for a building with 
multiple entrances, the 
spaces shall be provided in 
multiple locations. 

- Spaces to be paved and the 
bike rack shall be inverted 
“U” design. 

- Shall be accessible via 6 ft. 
paved sidewalk. 

All 6 spaces provided in 
one location 
 
 

No? This is considered a 
deviation for having 
more than 4 spaces I 
none location.  
 
This deviation was not 
included in the SDO 
agreement. Please 
revise to conform 

Covered Bicycle 
Parking 
(Sec. 5.16.4) 

When 20 or more bicycle 
parking spaces are required, 
25% shall be covered spaces. 

Not applicable NA 

Bicycle Parking Lot 
layout 
(Sec 5.16.6) 

Parking space width: 6 ft. 
One tier width: 10 ft.  
Two tier width: 16 ft. 
Maneuvering lane width: 4 ft.  
Parking space depth: 2 ft. 
single, 2 ½ ft. double 

Meets the standard Yes  

Site Standards: Loading and Dumpsters 

Loading Spaces 
(Sec. 5.4.2) 
 

- Loading, unloading space 
shall be provided in the rear 
yard at a ratio of 10 sq. ft. for 
each front foot of building. 

- Except in the case of a 
double frontage lot, loading-
unloading, as well as trash 
receptacles may be located 
in an interior side yard 
beyond the minimum side 
yard setback requirement of 

Loading space 
proposed in side yard 
 
2460 square feet space 
is provided. It appears 
to  meet the 
requirement 

Yes?  Provide the required 
and proposed loading 
area calculation 
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Item Required Code Proposed Meets 
Code 

Comments 

the district. 

Dumpster 
(Sec 4.19.2.F) 
 
 

- Located in rear yard or 
interior side yard in case of 
double frontage 

- Attached to the building or  
- No closer than 10 ft. from 

building if not attached 
- Not located in parking 

setback  
- If no setback, then it cannot 

be any closer than 10 ft. from 
property line.  

- Away from Barrier free 
Spaces 

Appears to be located 
in interior side yard 
Attached to the 
building 

Yes?  

Dumpster Enclosure 
(Sec. 21-145. (c)) 

- Screened from public view 
- A wall or fence 1 ft. higher 

than height of refuse bin  
- And no less than 5 ft. on 

three sides 
- Posts or bumpers to protect 

the screening 
- Hard surface pad.  
- Screening Materials: 

Masonry, wood or evergreen 
shrubbery 

It appears to be brick 
as indicated on south 
building elevation 

Yes?  

Site Standards: Lighting and Rooftop 

Exterior lighting  
(Sec. 5.7) 

- All residential developments 
shall provide lighting at each 
entrance intersecting with a 
major thoroughfare sufficient 
to illuminate the entrance of 
the development.  

- Minimum illumination shall be 
0.2  fc  

- Fixtures shall not exceed 25 ft.  
- Lighting shall be subject to 

the requirements of this 
Section of the Zoning 
Ordinance. 

Lighting plan is 
provided. 

Yes? Provide the missing 
information with the 
next submittal 

Roof top equipment 
and wall mounted 
utility equipment 
(Sec. 4.19.2.E.ii) 

All roof top equipment must be 
screened and all wall mounted 
utility equipment must be 
enclosed and integrated into 
the design and color of the 
building. 

Unknown No Provide location of 
utility equipment. 

Roof top 
appurtenances 

Roof top appurtenances shall 
be screened in accordance 

Unknown No Will be reviewed for 
conformance at the 
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Item Required Code Proposed Meets 
Code 

Comments 

screening with applicable facade 
regulations, and shall not be 
visible from any street, road or 
adjacent property.  

time of site plan review. 

Accessory 
Structures 

Additional regulations apply 
per Section 4.19 

None proposed   

Site Standards: Streets & Sidewalks 

Frontage on a 
Public Street 
(Sec. 5.12)  

Frontage on a Public Street is 
required 

Frontage on Grand 
River 

Yes   

Access to a Major 
Thoroughfare 
(Sec. 5.13) 

Vehicular access provided to 
an existing or planned major 
thoroughfare 

Access to Grand River Yes  

Off-Road Non-
Motorized Facilities 
City Ordinance 
Ch. 11, Sec. 11-256 
 

- New streets shall have a 
sidewalk on both sides of the 
proposed street. 

- Sidewalks identified by the 
master plan as arterials and 
collectors shall be 6 ft. or 8 ft. 
wide designated by the 
Bike/Ped Plan.  

- Local streets and private 
roads shall be 5 ft.  

Sidewalk existing on 
Meadowbrook Road.  
 
8 feet wide asphalt 
path along Grand River 
Avenue 
 
None proposed along 
Cherry Hill Road 

No Absence of sidewalk 
along Cherry Hill Road is 
approved as part of the 
SDO.  

Pedestrian 
Connectivity 

Whether the traffic circulation 
features within the site and 
location of automobile parking 
areas are designed to assure 
safety and convenience of 
both vehicular and pedestrian 
traffic both within the site and 
in relation to access streets  

Connection to sidewalk 
along Meadowbrook is 
proposed 
 
Connection to sidewalk 
along Grand River 
Avenue is proposed 
along Meadowbrook 

Yes  

Building Code and other design standard Requirements 

Building Exits 
Michigan Building 
Code 2012 

Building exits must be 
connected to sidewalk system 
or parking lot. 

Some of the exits are 
not connected to a 
sidewalk system or 
parking lot.  

No  

Design and 
Construction 
Standards Manual 

Land description, Sidwell 
number (metes and bounds for 
acreage parcel, lot number(s), 
Liber, and page for 
subdivisions). 

Provided Yes  
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Item Required Code Proposed Meets 
Code 

Comments 

General layout and 
dimension of 
proposed physical 
improvements 

Location of all existing and 
proposed buildings, proposed 
building heights, building 
layouts, (floor area in square 
feet), location of proposed 
parking and parking layout, 
streets and drives, and 
indicate square footage of 
pavement area (indicate 
public or private). 

Mostly provided Yes? Refer to all review letters 
for additional 
dimensions requested 

Economic Impact 
 

- Total cost of the proposed 
building & site improvements 

- Number of anticipated jobs 
created (during construction 
& after building is occupied, 
if known) 

None provided No  

Development/ 
Business Sign 

- Signage if proposed requires 
a permit. 

- Exterior Signage is not 
regulated by the Planning 
Division or Planning 
Commission. 

One is not proposed at 
this time 

NA For sign permit 
information contact 
Ordinance at  
248-735-5678 

Project and Street 
Naming 

Project and Street Names are 
to be approved for public 
safety concerns 

Not applicable NA  

Legal Documents - Conservation Easement Draft easements are 
required at the time of 
electronic stamping 
sets 

No  

Lighting and Photometric Plan (Sec. 5.7) 

Intent (Sec. 5.7.1) 
 

Establish appropriate 
minimum levels, prevent 
unnecessary glare, reduce 
spillover onto adjacent 
properties & reduce 
unnecessary transmission of 
light into the night sky 

One is provided Yes? 

Some information is 
missing 

Lighting Plan  
(Sec. 5.7.A.i) 
 

Site plan showing location of 
all existing & proposed 
buildings, landscaping, 
streets, drives, parking areas & 
exterior lighting fixtures 

Indicated as required Yes? 

 

Building Lighting 
(Sec. 5.7.2.A.iii) 

Relevant building elevation 
drawings showing all fixtures, 
the portions of the walls to be 
illuminated, illuminance levels 
of walls and the aiming points 
of any remote fixtures. 

Not provided No 

Will be reviewed for 
conformance at the 
time of site plan 
review. 
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Item Required Code Proposed Meets 
Code 

Comments 

Lighting Plan 
(Sec.5.7.2.A.ii) 

 

Specifications for all proposed 
& existing lighting fixtures 

Provided  
Yes  

 

Photometric data Provided Yes? 
Fixture height 25 feet Yes 
Mounting & design Text provided Yes? 
Glare control devices  
(Also see Sec. 5.7.3.D) 

LED  

Type & color rendition of 
lamps 

LED Yes 

Hours of operation Not included  
Photometric plan illustrating 
all light sources that impact 
the subject site, including spill-
over information from 
neighboring properties 

 

 

Maximum Height 
(Sec. 5.7.3.A) 
 

Height not to exceed 
maximum height of zoning 
district (or 25 ft. where 
adjacent to residential 
districts or uses) 

25 ft. maximum 
proposed  Yes 

 

Standard Notes 
(Sec. 5.7.3.B) 

 

- Electrical service to light 
fixtures shall be placed 
underground 

- Flashing light shall not be 
permitted 

- Only necessary lighting for 
security purposes & limited 
operations shall be 
permitted after a site’s hours 
of operation 

Notes added to plan Yes 

 

Security Lighting 
(Sec. 5.7.3.H) 

 
Lighting for security 
purposes shall be 
directed only onto 
the area to be 
secured. 

- All fixtures shall be located, 
shielded and aimed at the 
areas to be secured.   

- Fixtures mounted on the 
building and designed to 
illuminate the facade are 
preferred 

Automatic lighting 
control to reduce load 
by 50% during non 
peak business hours. 

Yes 

 

Lighting Ratio 
(Sec.5.7.3.E) 
 

Average light level of the 
surface being lit to the lowest 
light of the surface being lit 
shall not exceed 4:1 

3.6:1 Yes 

 

Type of Lighting 
(Sec. 5.7.3.F) 
 

Use of true color rendering 
lamps such as metal halide is 
preferred over high & low 
pressure sodium lamps 

LED Yes 

 

Min. Illumination 
(Sec. 5.7.3.k) 

 

Parking areas: 0.2 min 0.2 min Yes  
Loading & unloading areas: 
0.4 min 0.4 min Yes 
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Item Required Code Proposed Meets 
Code 

Comments 

Walkways: 0.2 min 0.2 min Yes  
Building entrances, frequent 
use: 1.0 min 1.0 min Yes 

Building entrances, infrequent 
use: 0.2 min 0.2 mins Yes 

Max. Illumination 
adjacent to Non-
Residential  
(Sec. 5.7.3.K) 

When site abuts a non-
residential district, maximum 
illumination at the property 
line shall not exceed 1 foot 
candle 

Abuts non-residential 
on the south North 
West 

Yes 

Spillover exceeds 1 
along Grand River and 
Meadowbrook 
frontage near the entry 
drive. Please revise.  
 
Spillover should be 
calculated at the 
future ROW line 

Cut off Angles 
(Sec. 5.7.3.L) 
 

when adjacent to 
residential districts 

- All cut off angles of fixtures 
must be 90°  

- maximum illumination at the 
property line shall not 
exceed 0.5 foot candle 

Does not exceed 0.5 
along southwest 
boundary where it 
abuts residential 

Yes 

 

NOTES: 
1. This table is a working summary chart and not intended to substitute for any Ordinance or City of Novi 

requirements or standards.  
2. The section of the applicable ordinance or standard is indicated in parenthesis. Please refer to those 

sections in Article 3, 4 and 5 of the zoning ordinance for further details 
3. Please include a written response to any points requiring clarification or for any corresponding site plan 

modifications to the City of Novi Planning Department with future submittals. 
 



 
ENGINEERING REVIEW 



  

 
_______________________________________________________________________ 
 

Applicant 

Erhard Motors Sales, Inc. 

 

Review Type 

Preliminary/Final Site Plan 

 

Property Characteristics 

 Site Location:  South of Grand River Avenue, West of Meadowbrook Road  

 Site Size:   9.48 acres 

 Plan Date:  02/11/2019 

 Design Engineer:  PEA, Inc. 

Project Summary  

 Construction of an approximately 53,211 square-foot dealership and associated 

parking.  Site access would be provided via an entrance on Grand River Avenue 

and Meadowbrook Road. 

 Water service would be provided by an 8-inch extension from the existing 16-inch 

water main along Grand River Avenue.  A 2-inch domestic lead and a 6-inch fire 

lead would be provided to serve the building, along with three additional hydrants. 

 Sanitary sewer service would be provided by a 6-inch extension from the existing      

8-inch sanitary sewer that crosses Grand River Avenue.  

 Storm water would be collected by a single storm sewer collection system and   

discharged to an on-site detention basin and off-site regional detention basin. 

 

Recommendation 

Approval of the Preliminary Site Plan and Preliminary Storm Water Management Plan is 

recommended. 

 

Approval of the Final Site Plan and Final Storm Water Management Plan is not 

recommended. 

 

 

 

 

 

 

 

PLAN REVIEW CENTER REPORT 
March 15, 2019 

 

Engineering Review 
Jaguar Land Rover 

 JSP17-0065 
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Comments: 

The Preliminary Site Plan meets the general requirements of Chapter 11 of the Code of 

Ordinances, the Storm Water Management Ordinance and the Engineering Design 

Manual with the following exceptions, which can be addressed at the Revised Final Site 

Plan submittal: 

General 

1. Revise the plan set to tie in at least one city established benchmark. An 
interactive map of the City’s established survey benchmarks can be found 

under the ‘Map Gallery’ tab on www.cityofnovi.org. City benchmark number 

2411 is located southeast of the Grand River and Meadowbrook intersection.  

2. Provide a note along with the traffic control sign table stating all traffic 

signage will comply with the current MMUTCD standards.   

3. Provide a note stating if dewatering is anticipated or encountered during 

construction a dewatering plan must be submitted to the Engineering Division 

for review. 

4. Generally, all proposed trees shall remain outside utility easements.  Where 

proposed trees are required within a utility easement, the trees shall maintain 

a minimum 5-foot horizontal separation distance from any existing or 

proposed utility.  All utilities shall be shown on the landscape plan, or other 

appropriate sheet, to confirm the separation distance. 

5. Provide the City’s standard detail sheets for water main (5 sheets-rev. 

02/16/2018), sanitary sewer (3 sheets- rev. 02/16/2018), storm sewer (2 sheets- 

rev. 02/16/2018), paving (2 sheets-rev. 03/05/2018) and Pathways (1 sheet-

rev. 04/12/2018) at the time of the Stamping Set submittal. These details can 

be found on the City’s website at this location: 

http://cityofnovi.org/Government/City-Services/Public-Services/Engineering-

Division/Engineering-Standards-and-Construction-Details.aspx 

Water Main 

6. A tapping sleeve, valve and well is required at the connection to the existing 

water main. 

7. Add shut-off valves to the two leads to the building. 

8. Three (3) sealed sets of revised utility plans along with the MDEQ permit 

application (06/12 rev.) for water main construction and the Streamlined 

Water Main Permit Checklist should be submitted to the Engineering Division 

for review, assuming no further design changes are anticipated.  Utility plan 

sets shall include only the cover sheet, any applicable utility sheets and the 

standard detail sheets. 

Sanitary Sewer 

1. Provide a sanitary sewer monitoring manhole, unique to this site, within a 

dedicated access easement or within the road right-of-way.  If not in the 

right-of-way, provide a 20-foot wide access easement to the monitoring 

http://cityofnovi.org/Government/City-Services/Public-Services/Engineering-Division/Engineering-Standards-and-Construction-Details.aspx
http://cityofnovi.org/Government/City-Services/Public-Services/Engineering-Division/Engineering-Standards-and-Construction-Details.aspx
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manhole from the right-of-way (rather than a public sanitary sewer 

easement). 

2. Revise the sanitary sewer basis of design using the City’s Standard Sewer Unit 

Factor Chart (attached). A value of 3.2 people per REU should be used 

instead of 3.5 people per REU. 

3. Note on the construction materials table that 6-inch sanitary leads shall be a 

minimum SDR 23.5, and mains shall be SDR 26. 

4. Provide a note on the Utility Plan and sanitary profile stating the sanitary leads 

will be buried at least 5 feet deep where under the influence of pavement. 

Storm Sewer 

5. A minimum cover depth of 3 feet shall be maintained over all proposed storm 

sewer.    Grades shall be elevated and minimum pipe slopes shall be used to 

maximize the cover depth.  In situations where the minimum cover cannot be 

achieved, Class V pipe must be used with an absolute minimum cover depth 

of 2 feet.  An explanation shall be provided where the cover depth cannot 

be provided.  

6. Label the four-foot deep sump and an oil/gas separator in the last storm 

structure prior to discharge to the storm water basin. 

7. An easement is required over any storm sewers accepting and conveying 

off-site drainage. 

8. Provide a schedule listing the casting type and other relevant information for 

each proposed storm structure on the utility plan.  Round castings shall be 

provided on all catch basins except curb inlet structures. 

9. Show and label all roof conductors, and show where they tie into the storm 

sewer. 

Storm Water Management Plan 

10. The Storm Water Management Plan for this development shall be designed in 

accordance with the Storm Water Ordinance and Chapter 5 of the new 

Engineering Design Manual.   

11. Provide calculations verifying the post-development runoff rate directed to 

the proposed receiving drainage course does not exceed the pre-

development runoff rate for the site. 

12. Provide release rate calculations for the three design storm events (first flush, 

bank full, 100-year). 

13. Label the 5-foot wide stone bridge/access route allowing direct access to the 

standpipe from the bank of the basin during high-water conditions (i.e. stone 

6-inches above high water elevation).  Provide a detail and/or note as 

necessary. 

14. Provide an access easement for maintenance over the pretreatment 

structure.   
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15. Provide a soil boring in the vicinity of the storm water basin to determine soil 

conditions and to establish the high water elevation of the groundwater 

table. 

16. A 4-foot wide safety shelf is required one-foot below the permanent water 

surface elevation within the basin. 

 

Paving and Grading 

17. Provide a minimum of 6 spot elevations where the pathway crosses each 

driveway (one at each corner and two in the center of the driveway on 

each side of the pathway).  Spot elevations shall be provided to demonstrate 

a level landing adjacent to each side of the pathway crossing. 

18. Detectable warning plates are required at all barrier free ramps, hazardous 

vehicular crossings and other areas where the sidewalk is flush with the 

adjacent drive or parking pavement.  The barrier-free ramps shall comply 

with current MDOT specifications for ADA Sidewalk Ramps.  Provide the latest 

version of the MDOT standard detail for detectable surfaces.   

19. The grade of the drive approach shall not exceed 2-percent within the first 25 

feet of the intersection.  Provide spot grades as necessary to establish this 

grade. 

20. If the materials for the sidewalk within the right-of-way are used for the drive, 

the sidewalk shall be striped through the approach.  Provide additional spot 

grades as necessary to verify the maximum 2-percent cross-slope is being 

maintained along the walk. 

21. The end islands shall conform to the City standard island design, or variations 

of the standard design, while still conforming to the standards as outlined in 

Section 2506 of Appendix A of the Zoning ordinance (i.e. 2’ minor radius, 15’ 

major radius, minimum 8’ wide, 3’ shorter than adjacent 19’ stall). 

22. Provide top of curb/walk and pavement/gutter grades to indicate height of 

curb adjacent to parking stalls and drive areas. 

23. Provide a line designation representing the effective 19-foot stall length for 

17-foot perimeter stalls. 

24. Provide dimensions for all parking spaces. 

25. Provide the standard MDOT detail ‘M’ approach at the Grand River Avenue 

and Meadowbrook Road driveway entrances. 

26. Per Section 26.5-35(c), a statement is required on any plan containing a 

private street with the following language: "City of Novi has no responsibility 

to improve or maintain the private streets contained within or private streets 

providing access to the property described in this plan". 

Soil Erosion and Sediment Control 

27. A SESC permit is required. A full review has not been completed at this time. 

The review checklist detailing all SESC requirements is attached to this letter. 

Please address the comments below and submit a SESC permit application 
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under separate cover. The application can be found on the City’s website at 

http://cityofnovi.org/Reference/Forms-and-Permits.aspx.  

Off-Site Easements 

28. Any off-site utility easements anticipated must be executed prior to final 

approval of the plans.  If you have not already done so, drafts of the 

easements and a recent title search shall be submitted to the Community 

Development Department as soon as possible for review, and shall be 

approved by the Engineering Division and the City Attorney prior to 

executing the easements. 

The following must be submitted with the Revised Final Site Plan: 

29. A letter from either the applicant or the applicant’s engineer must be 

submitted with the Stamping Set highlighting the changes made to the plans 

addressing each of the comments listed above and indicating the revised 

sheets involved. Additionally, a statement must be provided stating that all 

changes to the plan have been discussed in the applicant’s response letter. 

30. An itemized construction cost estimate must be submitted to the Community 

Development Department for the determination of plan review and 

construction inspection fees. This estimate should only include the civil site 

work and not any costs associated with construction of the building or any 

demolition work.  The estimate must be itemized for each utility (water, 

sanitary, storm sewer), on-site paving (square yardage), right-of-way paving 

(including proposed right-of-way), grading, and the storm water basin (basin 

construction, control structure, pre-treatment structure and restoration). 

The following must be submitted with the Stamping Set: 

(Please note that all documents must be submitted together as a package with the 

Stamping Set submittal with a legal review transmittal form that can be found on the 

City’s website.  Partial submittals will not be accepted.) 

31. A draft copy of the Storm Drainage Facility Maintenance Easement 

Agreement (SDFMEA), as outlined in the Storm Water Management 

Ordinance, must be submitted to the Community Development Department. 

Once the agreement is approved by the City’s Legal Counsel, this 

agreement will then be sent to City Council for approval/acceptance. The 

SDFMEA will then be recorded at the office of the Oakland County Register of 

Deeds.  This document is available on our website. 

32. A draft copy of the 20-foot wide easement for the water main to be 

constructed onsite must be submitted to the Community Development 

Department.  This document is available on our website. 

33. A draft copy of the 20-foot wide easement for the sanitary sewer and 

monitoring manhole to be constructed onsite must be submitted to the 

Community Development Department.  This document is available on our 

website. 

http://cityofnovi.org/Reference/Forms-and-Permits.aspx
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34. A 20-foot wide easement where storm sewer or surface drainage crosses lot 

boundaries must be shown on the Exhibit B drawings of the Master Deed.     

The following must be addressed prior to construction: 

35. A pre-construction meeting shall be required prior to any site work being 

started. Please contact Sarah Marchioni in the Community Development 

Department to setup a meeting (248-347-0430).  

36. A City of Novi Grading Permit will be required prior to any grading on the site.  

This permit will be issued at the pre-construction meeting (no application 

required).  No fee is required for this permit. 

37. Material certifications must be submitted to Spalding DeDecker for review 

prior to the construction of any onsite utilities.  Contact Ted Meadows at 248-

844-5400 for more information. 

38. Construction inspection fees an amount that is to be determined must be 

paid to the Community Development Department. 

39. Legal escrow fees in an amount that is to be determined must be deposited 

with the Community Development Department.  All unused escrow will be 

returned to the payee at the end of the project. This amount includes 

engineering legal fees only. There may be additional legal fees for planning 

legal documents. 

40. A storm water performance guarantee in an amount equal to 120% of the 

cost required to complete the storm water management facilities as 

specified in the Storm Water Management Ordinance must be posted at the 

Community Development Department. 

41. Water and Sanitary Sewer Fees must be paid prior to the pre-construction 

meeting.  Contact the Water & Sewer Division at 248-347-0498 to determine 

the amount of these fees. 

42. A street sign financial guarantee in the amount of $6,000 ($400 per traffic 

control sign proposed) must be posted at the Community Development 

Department.  Signs must be installed in accordance with MMUTCD standards. 

43. A Soil Erosion Control Permit must be obtained from the City of Novi.  Contact 

Sarah Marchioni in the Community Development Department, Building 

Division (248-347-0430) for forms and information.  The financial guarantee 

and inspection fees will be determined during the SESC review. 

44. A permit for all proposed work activities within the road right-of-way must be 

obtained from the City of Novi.  This application is available from the City 

Engineering Division or on the City website and can be filed once the Final 

Site Plan has been submitted.  Please contact the Engineering Division at 248-

347-0454 for further information.  Please submit the cover sheet, standard 

details and plan sheets applicable to the permit only.   
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45. A permit for work within the road right-of-way of Grand River Avenue must be 

obtained from the Road Commission for Oakland County (RCOC).  Please 

contact the RCOC (248-858-4835) directly with any questions.  The applicant 

must forward a copy of this permit to the City.  Provide a note on the plans 

indicating all work within the road right-of-way will be constructed in 

accordance with the RCOC standards. 

46. A permit for water main construction must be obtained from the MDEQ.  This 

permit application must be submitted through the Engineering Division after 

the water main plans have been approved.  Please submit the cover sheet, 

overall utility sheet, standard details and plan/profile sheets applicable to the 

permit. 

47. An NPDES permit must be obtained from the MDEQ since the site is over 5 

acres in size.  The MDEQ may require an approved SESC plan to be submitted 

with the Notice of Coverage. 

48. An inspection permit for the sanitary sewer tap must be obtained from the 

Oakland County Water Resource Commissioner (OCWRC). 

49. Permits for the construction of each retaining wall exceeding 48 inches in 

height (measured from bottom of the footing to top of the wall) must be 

obtained from the Community Development Department (248-347-0415). 

To the extent this review letter addresses items and requirements that require the 

approval of or a permit from an agency or entity other than the City, this review shall 

not be considered an indication or statement that such approvals or permits will be 

issued. 

Please contact Kate Richardson at (248) 347-0586 with any questions. 

 

_______________________________    
Kate Richardson, EIT       

Plan Review Engineer      
 

cc: Sri Komaragiri, Community Development  

Angela Sosnowski, Community Development 

Tina Glenn, Treasurers 

Kristin Pace, Treasurers 

Ben Croy, PE, Water and Sewer 

George Melistas, Engineering 

Darcy Rechtien, PE, Engineering  

T. Meadows, T. Reynolds,; Spalding DeDecker 
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Review Type      Job #   
Preliminary/Final Site Plan Landscape Review JSP17-0065 
 
Property Characteristics 
• Site Location:   Southwest Corner of Grand River and Meadowbrook  
• Site Acreage:  8.2 acres 
• Site Zoning:   GE 
• Adjacent Zoning: North:  Grand River/NCC, East: Meadowbrook/OS-1, South: Cherry 

Hill/RM-2, West: GE(Multifamily) and NCC 
• Plan Date:    2/11/2019 
 
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 Preliminary Site Plan submittal. Underlined items must be addressed in revised Final 
Site Plans.  Please follow guidelines of the Zoning Ordinance and Landscape Design Guidelines. 
This review and the accompanying Landscape Chart are summaries and are not intended to 
substitute for any Ordinance.  
 
Recommendation 
This project is recommended for approval of Preliminary Site Plans but not Final Site Plans.  The 
corrections noted below should be addressed in revised Final Site Plans. 
 
LANDSCAPE DEVIATIONS GRANTED BY THE CITY COUNCIL ON JANUARY 7, 2019: 
1. Deviation to not provide street trees along Grand River (8 trees)  
2. Deviation to not provide street trees along Cherry Hill (11 trees)  
3. Deviation to not provide greenbelt berm or plantings in area of wetland in order to preserve 

wetland  
4. Deviation to not provide greenbelt berm in greenbelt between Cherry Hill and the parking 

lot area not behind the wetland  
 
Please copy the above deviations, including the meeting date, to Sheet L-1.0 of the Landscape 
Plans. 
 
Ordinance Considerations 
Existing Soils (Preliminary Site Plan checklist #10, #17) 

Please provided somewhere in the set. 
 
Existing and proposed overhead and underground utilities, including hydrants.(LDM 2.e.(4)) 

1. Provided. 
2. The overhead utility lines in the vicinity of the project are clearly noted. 

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

 
PLAN REVIEW CENTER REPORT 

March 20, 2019 
Combined Preliminary/Final Site Plan - 

Landscaping 
Jaguar/Land Rover 
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Provided. 
 

Adjacent to Residential - Buffer (Zoning Sec. 5.5.3.B.ii and iii) 
1. While the property is not adjacent to residentially zoned property, the property to the 

west is a multi-family project under construction. 
2. The 5 foot tall berm provided meets the requirement for parking adjacent to residential 

and the west property line is heavily landscaped with a mix of woodland replacement 
deciduous canopy trees. 

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

1. The required greenbelt width is provided along both frontages. 
2. There are some minor shortages in landscaping provided along the frontages that are 

outlined on the landscape chart, and should be corrected on the revised Final Site Plans. 
3. Please increase the height of the berm along Meadowbrook, especially south of the 

entry to at least 3 feet, to block lights from the residence across Meadowbrook. 
4. The applicant is not providing a berm or landscaping in the Cherry Hill Road greenbelt in 

order to preserve existing trees and the wetland.  This waiver was granted by the 
Planning Commission. 

5. Please change at least the southern three Crimean lindens east of the parking lot to 
large evergreens to help block lights from impacting the single family residence across 
Meadowbrook. 

 
Street Tree Requirements (Zoning Sec. 5.5.3.E.i.c and LDM 1.d.) 

1. Street trees are provided along Meadowbrook as required. 
2. Street trees are not provided along either Grand River or Cherry Hill.  These deviations are 

supported by staff because a drainage ditch and utility lines do not provide room for the 
trees along Grand River, and a deep ditch along Cherry Hill does not allow room for 
street trees there. 

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

1. Based on the vehicular use areas, 4,751 sf of islands and 24 trees are required.  12,620 sf 
of islands and 24 trees are provided. 

2. Each interior island and endcap island must have 200sf of green space and have at least 
one tree planted in it. 
a. The corner island on the south side of the Meadowbrook entry without a tree should 

have a tree in it.  It can be one of the 3 perimeter trees east of the pathway. 
b. Please shift the detention basin access aisle to the east 5 feet and plant endcap 

tree(s) in the space between the aisle and the parking lot. 
c. Please increase the width of the endcap closest to the loading zone to at least 10 

feet. 
3. Woodland replacement trees should not be planted in parking lot islands.  Please 

remove them from all interior islands and access way perimeters (they should all be able 
to be included in a conservation easement). 

4. There must be at least 200sf of green space per tree planted in interior islands.  Please 
remove trees from islands as necessary to meet that requirement. 

 
Parking Lot Perimeter Canopy Trees (Zoning Sec. 5.5.3.C.(3) Chart footnote)   

1. Based on the 2,072lf of perimeter, 59 trees are required.  44 new canopy trees, 7 
greenbelt canopy trees within 15 feet of the parking lot being double-counted as 
perimeter trees, and 7 existing trees being preserved that are within 15 feet of the 
parking lot are provided. 

2. To increase the screening of lights from the residence across Meadowbrook Drive, please 
replace at least the southern 3 of the Crimean lindens being double counted as 
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perimeter and greenbelt trees with a large evergreen such as white spruce or Norway 
spruce. 

 
Loading Zone screening (Zoning Sec. 3.14, 3.15, 4.55, 4.56, 5.5)   

Provided 
 
Building Foundation Landscape (Zoning Sec 5.5.3.D.) 

1. Based on the building perimeter, less doors and other paved entry points, 6,712sf of 
foundation landscape area is required, and 6,902sf are provided adjacent to the 
building. 

2. Greater than 60% of the building along both frontages has foundation landscaping. 
 
Woodland Replacement Trees (Section 37) 

1. Please do not locate woodland replacement trees in areas where they cannot be 
protected, such as in the greenbelt where utilities are nearby, in parking lot islands, etc. 

2. Please show the boundaries of the protective conservation easement for the 
replacement trees on the landscape plan. 

 
Plant List, Notations and Details (LDM 2.h. and t., LDM 4) 

1. Provided. 
2. The diversity requirements apply to non-replacement trees. Please see the Landscape 

Chart and attached spreadsheet regarding Ostrya virginiana and the diversity 
requirements.   

3. 25 of 36 species (69%) non-replacement species are native to Michigan. 
4. Please note that straight species (not Grow Low) Rhus aromatica should be used around 

the detention basin. 
 

Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 1.d.(3) 
Provided 

 
Irrigation (LDM 1.a.(1)(e) and 2.s) 

1. The proposed landscaping must be provided with sufficient water to become 
established and survive over the long term. 

2. Please note how this will be accomplished if an irrigation plan is not provided. 
 

Proposed topography. 2’ contour minimum (LDM 2.e.(1))  
Provided 

 
Proposed trees to be saved (Sec 37 Woodland Protection 37-9, LDM 2.e.(1))  

Provided 
 

Corner Clearance (Zoning Sec 5.9) 
1. Provided 
2. The 25 foot clearance zone lines can be removed from the Grand River entry. 

 
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 rmeader@cityofnovi.org. 
 
 
 

 

_____________________________________________________ 
Rick Meader – Landscape Architect 

mailto:rmeader@cityofnovi.org
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Review Date: February 25, 2019 
Project Name: JSP17 – 0065:  Jaguar/Land Rover 
Plan Date: February 11, 2019 
Prepared by: Rick Meader, Landscape Architect  E-mail: rmeader@cityofnovi.org; 

 Phone: (248) 735-5621 
 
Items in Bold need to be addressed by the applicant before approval of the Preliminary Site Plan.  
Underlined items need to be addressed for Final Site Plan. 
 
LANDSCAPE DEVIATIONS APPROVED BY CITY COUNCIL ON JANUARY 1, 2019 

1. Deviation to not provide street trees along Grand River (8 trees)  
2. Deviation to not provide street trees along Cherry Hill (11 trees 
3. Deviation to not provide greenbelt berm or plantings in area of wetland in order to preserve 

wetland 
4. Deviation to not provide greenbelt berm in greenbelt between Cherry Hill and the parking lot area 

not behind the wetland 
 

Please copy the above to Sheet L-1.0 of the Landscape Plans. 
 

Item Required Proposed Meets 
Code Comments 

Landscape Plan Requirements (LDM (2) 

Landscape Plan  
(Zoning Sec 5.5.2, 
LDM 2.e.) 

 New commercial or 
residential 
developments 
 Addition to existing 

building greater than 
25% increase in overall 
footage or 400 SF 
whichever is less. 
 1”=20’ minimum with 

proper North.  
Variations from this 
scale can be 
approved by LA 
 Consistent with plans 

throughout set 

 Overall Scale 
1”=50’ 
 Foundation plans 

scale 1”=20’ 

Yes  

Project Information 
(LDM 2.d.) Name and Address Yes Yes  

Owner/Developer 
Contact Information 
(LDM 2.a.) 

Name, address and 
telephone number of 
the owner and 
developer or 
association 

Yes Yes  

Landscape Architect 
contact information 
(LDM 2.b.) 

Name, Address and 
telephone number of 
RLA 

Yes Yes  

Sealed by LA.  
(LDM 2.g.) 

Requires original 
signature Yes Yes Need original signature 

on Stamping Sets 
Miss Dig Note 
(800) 482-7171 Show on all plan sheets Yes Yes  

mailto:rmeader@cityofnovi.org
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Item Required Proposed Meets 
Code Comments 

(LDM.3.a.(8)) 

Zoning (LDM 2.f.) Include all adjacent 
zoning 

Parcel:  GE 
North: Grand River  
East:  
Meadowbrook Rd 
South: Cherry Hill Rd 
West: GE & NCC 

Yes 
Please show zoning of 
all adjacent parcels on 
landscape plan. 

Survey information 
(LDM 2.c.) 

 Legal description or 
boundary line survey 
 Existing topography 

Topo, description 
on C-1.0 Yes  

Existing plant material 
Existing woodlands or 
wetlands 
(LDM 2.e.(2)) 

 Show location type 
and size.  Label to be 
saved or removed.  
 Plan shall state if none 

exists. 

 Existing trees 
shown on T-1.0, 
T1.1 
 Proposed 

removals, 
calculations on T-
1.0 
 Tree Chart on T-

1.1 

Yes 

1. See ECT review for 
full analysis of 
Wetlands & 
Woodlands. 

2. Please provide all 
replacement trees in 
areas that can be 
protected with a 
conservation 
easement. 

3. Please show tree 
protection fencing 
on Demolition Plan. 

Soil types (LDM.2.r.) 

 As determined by Soils 
survey of Oakland 
county 
 Show types, 

boundaries 

Not provided. No Please provide 
somewhere in plan set. 

Existing and 
proposed 
improvements 
(LDM 2.e.(4)) 

Existing and proposed 
buildings, easements, 
parking spaces, 
vehicular use areas, and 
R.O.W 

Yes Yes  

Existing and 
proposed utilities 
(LDM 2.e.(4)) 

 Overhead and 
underground utilities, 
including hydrants 

 Show light posts 

Yes Yes  

Proposed grading. 2’ 
contour minimum 
(LDM 2.e.(1)) 

Provide proposed 
contours at 2’ interval 

Berms shown on 
Sheet C-3.0 TBD 

1. Please increase 
height of berm along 
Meadowbrook Road 
to at least 3 feet, with 
undulations above 
that if possible.  This is 
especially important 
in the frontage south 
of the Meadowbrook 
entry. 

2. Slopes should be no 
steeper than 1:3. 

Snow deposit 
(LDM.2.q.) 

Show snow deposit 
areas on plan Yes Yes  
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Item Required Proposed Meets 
Code Comments 

LANDSCAPING REQUIREMENTS 

Parking Area Landscape Requirements LDM 1.c. & Calculations (LDM 2.o.) 

General requirements 
(LDM 1.c) 

 Clear sight distance 
within parking islands 
 No evergreen trees 

No evergreen trees 
are proposed in 
islands 

Yes  

Name, type and 
number of ground 
cover (LDM 1.c.(5)) 

As proposed on planting 
islands 

Seed and/or sod 
are indicated on 
islands 

Yes  

General (Zoning Sec 5.5.3.C.ii) 

Parking lot Islands  
(a, b. i) 

 A minimum of 200 SF 
to qualify 
 A minimum of 200sf 

unpaved area per 
tree planted in an 
island 
 6” curbs 
 Islands minimum width 

10’ BOC to BOC 

Yes Yes  

Curbs and Parking 
stall reduction (c) 

Parking stall can be 
reduced to 17’ and the 
curb to 4” adjacent to a 
sidewalk of minimum 7 
ft. 

Yes Yes  

Contiguous space 
limit (i) 

 Maximum of 15 
contiguous spaces. 

 Maximum of 25 
contiguous spaces in 
vehicular storage area 

 15 is maximum 
bay length 

 Most endcaps 
and interior 
islands have trees 
as required. 

Yes  

Plantings around Fire 
Hydrant (d) 

No plantings with 
matured height greater 
than 12’ within 10 ft. of 
fire hydrants 

None are too close Yes  

Landscaped area (g) 

Areas not dedicated to 
parking use or driveways 
exceeding 100 sq. ft. 
shall  be landscaped 

Yes Yes  

Clear Zones (LDM 
2.3.(5)) 

25 ft corner clearance 
required.  Refer to 
Zoning Section 5.5.9 

 25’ clear vision 
zone shown for 
both Grand River 
and 
Meadowbrook 
Rd. 
 The RCOC sight 

clear vision zone is 
provided 

Yes 

1. The city clear vision 
zone can be 
removed from the 
Grand River entry. 

2. Please revise the 
clear zone at the 
Meadowbrook Road 
entry per the drawing 
at the bottom of this 
chart and remove 
any shrubs taller than 
30” or trees from the 
zone. 
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Item Required Proposed Meets 
Code Comments 

Category 1: For  OS-1, OS-2, OSC, OST, B-1, B-2, B-3, NCC, EXPO, FS, TC, TC-1, RC, Special Land Use or non-
residential use in any R district (Zoning Sec 5.5.3.C.iii) 
A = Total square 
footage of vehicular 
use areas up to 
50,000sf x 7.5% 

• A = x sf  * 7.5 % = A sf 
• 50,000 * 7.5% = 3750 sf  Yes  

B = Total square 
footage of additional 
paved vehicular use 
areas (not including 
A or B) over 50,000 SF) 
x 1 % 

• B =  x sf * 1% =  B sf 
• (150,110– 50000) * 1% 

= 1,001 sf 
 Yes  

Category 2: For: I-1 and I-2 (Zoning Sec 5.5.3.C.iii) 
A. = Total square 
footage of vehicular 
use area up to 50,000 
sf x 5% 

A = x sf * 5% = A  sf NA   

B = Total square 
footage of additional 
paved vehicular use 
areas over 50,000 SF x 
0.5% 

B = 0.5% x 0 sf = B  SF NA   

All Categories 
C = A+B 
Total square footage 
of landscaped islands 

3750 + 1001 = 4751 SF 12,620 sf Yes  

D = C/200 
Number of canopy 
trees required 

4751/200 = 24 Trees 24 trees Yes 

1. Please increase the 
size of the inset 
showing the island 
areas and perimeter 
line by at least 25% 
to make it more 
legible. 

2. Please move 
woodland 
replacement trees 
from areas where 
they can’t be placed 
in a conservation 
easement. 

3. If they cannot fit on 
the site in 
acceptable 
locations, a deposit 
for the trees that 
can’t be planted can 
be made to the city’s 
tree fund. 

4. Please move one of 
the OVs from the 
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Item Required Proposed Meets 
Code Comments 

interior island with 
less than 400sf to 
another location. 

5. Please add an 
interior tree to the 
interior corner island 
of the Meadowbrook 
entry without a tree.  
That area should be 
at least 10 feet wide 
with a greenspace of 
at least 200sf. 

6. Please increase the 
width of the green 
space between the 
detention basin 
access drive and the 
edge of the curb to 
10 feet and plant at 
least one tree in that 
area, which is an 
endcap. 

7. Please increase the 
width of the narrow 
endcap closest to 
the southern loading 
zone to at least 10 
feet. 

Perimeter Green 
space 

 1 Canopy tree per 35 lf  
 2072/35 = 59 trees 

44 new trees + 
8 perimeter trees + 
7 existing trees 
within 15 feet of the 
curb to remain. 

Yes 

1. Please make the 
perimeter line more 
visible for 
verification. 

2. Please make sure all 
perimeter trees are 
within 15 feet of the 
curb.  One of the 
double-counted 
greenbelt trees 
appears to be more 
than 15 feet from the 
nearest curb. 

3. If any of the existing 
trees to remain are 
damaged in the 
course of 
construction, they 
need to be replaced 
with new perimeter 
canopy trees. 

Access way 
perimeter 

1 canopy tree per 35 lf 
on each side of road, Included in above   
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Item Required Proposed Meets 
Code Comments 

less widths of access 
drives. 

Parking land banked NA None   

Berms, Walls and ROW Planting Requirements 

Berms 
 All berms shall have a maximum slope of 33%. Gradual slopes are encouraged. Show 1ft. contours 
 Berm should be located on lot line except in conflict with utilities. 
 Berms should be constructed with 6” of top soil. 
Residential Adjacent to Non-residential (Sec 5.5.3.A) & (LDM 1.a) 

Berm requirements  
(Zoning Sec 5.5.A) 

Landscaped berm 4.5-6 
feet high required 
abutting multi-family 
project west of site. 

5-6 foot tall 
landscaped berm is 
provided along 
west property line 

Yes  

Planting requirements  
(LDM 1.a.) LDM Novi Street Tree List 

Berm is heavily 
landscaped with 
deciduous canopy 
trees 

Yes  

Adjacent to Public Rights-of-Way (Sec 5.5.B) and (LDM 1.b) 

Berm requirements  
(Zoning Sec 
5.5.3.A.(5)) 

An undulating berm a 
minimum of 3 feet high 
with a 3 foot wide crest 
is required between 
parking and right-of-way 

 Berms are 
provided 
between Grand 
River and 
Meadowbrook 
and parking 
areas. 

 No berm is 
provided along 
Cherry Hill Road. 

Yes 
Yes 
No 

1. Please ensure the 
proposed berms 
along Grand River 
and Meadowbrook 
have a maximum 
slope of 1:3. 

2. Please increase the 
height of the 
Meadowbrook Road 
berm south of the 
entry to at least 3 
feet. 

3. Due to the 
preservation of the 
wetland, a 
landscape deviation 
to not provide the 
required berm in that 
area of the Cherry 
Hill greenbelt was 
granted by the 
Planning 
Commission. 

4. A landscape 
deviation was also 
granted to not 
provide the 
greenbelt berm 
between the 
detention pond and 
Cherry Hill Road to 
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Item Required Proposed Meets 
Code Comments 

preserve the existing 
trees. 

Cross-Section of Berms   (LDM 2.j) 

Slope, height and 
width 

 Label contour lines 
 Maximum 33% 
 Min. 3 feet flat 

horizontal area 
 Minimum 3 feet high 
 Constructed of loam 

with 6’ top layer of 
topsoil. 

No  

Please provide berm 
cross sections that 
includes maximum 
slopes, loam 
construction and 6” 
layer of topsoil callouts 

Type of Ground 
Cover   Seed   

Setbacks from Utilities 

Overhead utility lines 
and 15 ft. setback from 
edge of utility or 20 ft. 
setback from closest 
pole 

NA   

Walls (LDM 2.k & Zoning Sec 5.5.3.vi) 

Material, height and 
type of construction 
footing 

Freestanding walls 
should have brick or 
stone exterior with 
masonry or concrete 
interior 

No walls are 
proposed except in 
the building 
foundation. 

  

Walls greater than 3 
½ ft. should be 
designed and sealed 
by an Engineer 

 No details provided   

ROW Landscape Screening Requirements(Sec 5.5.3.B. ii) 
Greenbelt width 
(2)(3) (5) 

Parking: 20 ft. 
No Pkg: 25 ft 

35 ft to parking 
27 ft to building Yes  

Min. berm crest width None 

1. Berms are 
proposed 
between the 
parking and 
roads along both 
Grand River and 
Meadowbrook 
Road 

2. No berm is 
provided along 
entire Cherry Hill 
Road frontage 

No 

The deviations for the 
Cherry Hill Road 
frontage were granted 
by the Planning 
Commission. 

Minimum berm height 
(9) None 

Some of the berms 
are sufficient in 
height, others 
aren’t. 

TBD 

1. Please increase the 
minimum height for 
the Meadowbrook 
Road berms to 3 feet. 

2. Please make sure the 
slopes are no steeper 
than 1:3. 
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Item Required Proposed Meets 
Code Comments 

3’ wall (4)(7) No   

Canopy deciduous or 
large evergreen trees 
Notes (1) (10) 

Parking: 1 tree per 35 lf 
 Meadowbrook: (288-

30)/35 = 7 trees 
 Grand River: (90-40)/35 

= 1 tree 
No Pkg:  1 per 60 ft 
 Meadowbrook: 348/60 

= 6 trees 
 Grand River: 253/60 = 

4 trees 
 Cherry Hill: 370/60 = 6 

trees 
Total Requirement 
 Meadowbrook: 13 
 Grand River: 5 
 Cherry Hill: 6 

Meadowbrook: 
12 new trees (7 
double-counted 
perimeter trees) + 8 
subcanopy (=5 
canopy at 1.5/tree 
under utility lines) 
1 existing tree 
Grand River: 
1 deciduous 
canopy 
4 large evergreens 
Cherry Hill: 
6 existing trees 
(total of 19 existing 
trees saved in 
greenbelt) 

Yes 
Yes 
Yes 

1. Please use more 
evergreen woodland 
replacement trees 
between Cherry Hill 
Road and the 
detention pond to 
increase the 
screening of the 
parking lot.  Up to 
10% of the total 
number of woodland 
replacements 
planted on the site 
can be evergreen. 

2. Please show the 
location of the 
building address 
number and keep it 
unscreened from 
road(s). 

3. Please place the 4 
white pines further 
apart.  Large canopy 
trees are defined as 
reaching a minimum 
mature width of at 
least 15 feet so they 
should be allowed to 
meet that width. 

4. Please change at 
least the southern 3 
Crimean lindens east 
of the parking lot to 
large evergreens to 
help block lights from 
impacting the 
residence across 
Meadowbrook. 

Sub-canopy 
deciduous trees 
Notes (2)(10) 

Parking: 1 tree per 20 lf 
 Meadowbrook: (288-

30)/20 = 13 trees 
 Grand River: (90-40)/20 

= 3 trees 
No Pkg:  1 per 40 ft 
 Meadowbrook: 348/40 

= 9 trees 
 Grand River: 253/40 = 

6 trees 
 Cherry Hill: 370/40 = 9 
Total Requirement 

Meadowbrook: 
20 new trees 
Grand River: 
8 new trees 
Cherry Hill: 
9 existing trees 

No 
No 
Yes 

1. Please provide 1 
more subcanopy 
tree along Grand 
River 

2. Please locate at least 
3 subcanopy trees 
along the Grand 
River building 
frontage, evenly 
spaced, to soften the 
view from the road 
since no street trees 
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Item Required Proposed Meets 
Code Comments 

 Meadowbrook: 22 
 Grand River: 9 
 Cherry Hill: 9 

can be planted. 
3. Please provide 2 

more subcanopy 
trees in the 
Meadowbrook 
greenbelt. 

Canopy deciduous 
trees in area between 
sidewalk and curb 
(Novi Street Tree List) 

Parking: 1 tree per 35 lf 
 Meadowbrook: (288-

62)/35 = 6 trees 
 Grand River: (90-40)/35 

= 1 tree 
No Pkg:  1 per 35 ft 
 Meadowbrook: 348/35 

= 6 trees 
 Grand River: 253/35= 4 
 Cherry Hill: 370/35 = 6 
Total Requirement 
 Meadowbrook: 12 
 Grand River: 5 
 Cherry Hill: 6 

Meadowbrook: 
4 existing trees 
13 new trees 
Grand River: 
0 trees 
Cherry Hill: 
0 trees 

Yes 
No 
No 

1. A landscape 
deviation was 
granted by the 
Planning Commission 
for the lack of street 
trees along Grand 
River 

2. A landscape 
deviation was 
granted by the 
Planning Commission 
for the lack of street 
trees along Cherry 
Hill Road. 

Non-Residential Zoning Sec 5.5.3.E.iii & LDM 1.d (2) 
Refer to Planting in ROW, building foundation landscape, parking lot landscaping and LDM 

Interior Street to 
Industrial subdivision 
(LDM 1.d.(2)) 

 1 canopy deciduous 
or 1 large evergreen 
per 35 l.f. along ROW 
 No evergreen trees 

closer than 20 ft.  
 3 sub canopy trees per 

40 l.f. of total linear 
frontage 
 Plant massing for 25% 

of ROW 

NA   

Screening of outdoor 
storage, 
loading/unloading  
(Zoning Sec. 3.14, 
3.15, 4.55, 4.56, 5.5) 

 

 Loading zone on 
the south side of 
the building 
faces 
Meadowbrook. 

 A heavily 
landscaped 
berm is proposed 
in the greenbelt 
which will screen 
that loading 
zone. 

Yes Please limit the berm’s 
slope to 1:3.  

Transformers/Utility 
boxes 
(LDM 1.e from 1 
through 5) 

 A minimum of 2ft. 
separation between 
box and the plants 
 Ground cover below 

4” is allowed up to 
pad.  
 No plant materials 

 A transformer is 
shown near the 
western loading 
zone 

 Arborvitaes are 
shown as 
screening for it. 

Yes 

Please add a note 
stating that the 
screening shrubs are to 
be maintained at a 
height at least as tall as 
the electrical box. 
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within 8 ft. from the 
doors 

Building Foundation Landscape Requirements (Sec 5.5.3.D) 

Interior site 
landscaping SF  

 Equals to entire 
perimeter of the 
building x 8 with a 
minimum width of 4 ft. 
 A= 839 lf x 8ft = 6712 SF 

A=  6902 sf Yes  

Zoning Sec 5.5.3.D.ii. 
All items from (b) to 
(e)  
 

If visible from public 
street a minimum of 60% 
of the exterior building 
perimeter should be 
covered in green space 

 100% of the 
building facing 
Grand River is 
landscaped. 

 70% of the 
building facing 
Meadowbrook is 
landscaped. 

Yes  

Detention/Retention Basin Requirements (Sec. 5.5.3.E.iv) 

Planting requirements 
(Sec. 5.5.3.E.iv) 

 Clusters shall cover 70-
75% of the basin rim 
area 
 10” to 14” tall grass 

along sides of basin 
 Refer to wetland for 

basin mix 

It appears that at 
least 70% of the 
basin rims will be 
landscaped with 
large native shrubs. 

Yes 

Please add a note 
stating that straight 
species Rhus aromatica 
should be used. 

Phragmites Control 
(Sec 5.5.6.C) 

 Any and all 
populations of 
Phragmites australis on 
site shall be included 
on tree survey. 
 Treat populations per 

MDEQ guidelines and 
requirements to 
eradicate the weed 
from the site. 

Sheet L-1.4 shows 
Phragmites 
locations and a 
plan for its removal. 

Yes  

LANDSCAPING NOTES, DETAILS AND GENERAL REQUIREMENTS 
Landscape Notes – Utilize City of Novi Standard Notes 
Installation date  
(LDM 2.l. & Zoning 
Sec 5.5.5.B) 

Provide intended date Between Mar 15 
and Nov 15. Yes  

Maintenance & 
Statement of intent  
(LDM 2.m & Zoning 
Sec 5.5.6) 

 Include statement of 
intent to install and 
guarantee all 
materials for 2 years. 
 Include a minimum 

one cultivation in 
June, July and August 
for the 2-year warranty 
period. 

Yes Yes  

Plant source  Shall be northern nursery Yes Yes  
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(LDM 2.n & LDM 
3.a.(2)) 

grown, No.1 grade. 

Irrigation plan  
(LDM 2.s.) 

A fully automatic 
irrigation system or a 
method of providing 
sufficient water for plant 
establishment and 
survival is required on 
Final Site Plans. 

No No 

1. Please add an 
irrigation plan or 
information as to 
how plants will be 
watered sufficiently 
for establishment 
and long- term 
survival.  

2. If xeriscaping is used, 
please provide 
information about 
plantings included. 

3. Irrigation 
plans/information 
need to be provided 
in electronic 
stamping sets at the 
latest.  When they 
are provided, the 
system should be set 
up to not over-water 
species along the 
north side of the 
building, which don’t 
need as much water 
for maximum 
performance. 

Other information 
(LDM 2.u) 

Required by Planning 
Commission NA   

Establishment  period  
(Zoning Sec 5.5.6.B) 2 yr. Guarantee Yes Yes  

Approval of 
substitutions. 
(Zoning Sec 5.5.5.E) 

City must approve any 
substitutions in writing 
prior to installation. 

Yes Yes  

Plant List (LDM 2.h., LDM 4) – Include all cost estimates 

Quantities and sizes 

Refer to LDM suggested 
plant list  

Yes Yes  

Root type Yes Yes  

Botanical and 
common names Yes Yes 

1. Please reduce the 
number of OVs used 
in the general site 
tree plantings (ie not 
woodland 
replacements) to 19 
per the attached 
diversity table to 
meet the standards 
of the Landscape 
Design Manual.  
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There is no limit to 
how many Ironwoods 
may be used as 
woodland 
replacements. 

2. 26 of 37 species used 
(70%) are native to 
Michigan. 

Type and amount of 
lawn Yes Yes  

Cost estimate  
(LDM 2.t) 

For all new plantings, 
mulch and sod as listed 
on the plan 

Yes Yes   

Planting Details/Info (LDM 2.i) – Utilize City of Novi Standard Details 
Canopy Deciduous 
Tree 

Refer to LDM for detail 
drawings 

Yes Yes  

Evergreen Tree Yes Yes  

Shrub Yes Yes  
Perennial/ 
Ground Cover Yes Yes  

Tree stakes and guys. 
(Wood stakes, fabric 
guys) 

Yes Yes  

Tree protection 
fencing 

Located at Critical Root 
Zone (1’ outside of 
dripline) 

Yes Yes 
Please show the tree 
fencing line on the 
Demolition Plan. 

Other Plant Material Requirements (LDM 3)  

General Conditions 
(LDM 3.a) 

Plant materials shall not 
be planted within 4 ft. of 
property line 

Yes Yes  

Plant Materials & 
Existing Plant Material 
(LDM 3.b) 

Clearly show trees to be 
removed and trees to 
be saved. 

Yes Yes  

Landscape tree 
credit (LDM3.b.(d)) 

Substitutions to 
landscape standards for 
preserved canopy trees 
outside woodlands/ 
wetlands should be 
approved by LA. Refer 
to Landscape tree 
Credit Chart in LDM 

None taken   

Plant Sizes for ROW, 
Woodland 
replacement and 
others  
(LDM 3.c) 

2.5” canopy trees 
6’ evergreen trees  Yes  

Plant size credit 
(LDM3.c.(2)) NA No   

Prohibited Plants No plants on City None   
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Code Comments 

(LDM 3.d) Invasive Species List 

Recommended trees 
for planting under 
overhead utilities 
(LDM 3.e) 

Label the distance from 
the overhead utilities 

Overhead lines are 
clearly marked. Yes  

Collected or 
Transplanted trees 
(LDM 3.f) 

 None   

Nonliving Durable 
Material: Mulch (LDM 
4) 

 Trees shall be mulched 
to 3”depth and shrubs, 
groundcovers to 2” 
depth 
 Specify natural color, 

finely shredded 
hardwood bark mulch.  
Include in cost 
estimate. 
 Refer to section for 

additional  information 

Yes Yes 

 

NOTES: 
1. This table is a working summary chart and not intended to substitute for any Ordinance or City of Novi 

requirements or standards.  
2. The section of the applicable ordinance or standard is indicated in parenthesis.  For the landscape 

requirements, please see the Zoning Ordinance landscape section 5.5 and the Landscape Design 
Manual for the appropriate items under the applicable zoning classification. 

3. Please include a written response to any points requiring clarification or for any corresponding site plan 
modifications to the City of Novi Planning Department with future submittals. 
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2200 Commonwealth 
Blvd., Suite 300 

Ann Arbor, MI 
48105 

 
(734) 

769-3004 
 

FAX (734) 
769-3164 An Equal Opportunity/Affirmative Action Employer 

www.ectinc.com

 

  

March 19, 2019 
ECT No. 190160-0100 
 
Ms. Barbara McBeth, AICP 
City Planner 
Community Development Department 
City of Novi 
45175 W. Ten Mile Road 
Novi, Michigan 48375 
 
Re:  Jaguar/Land Rover (JSP17-0065) 

Wetland Review of the Preliminary & Final Site Plan (PSP19-0032) 
 

Dear Ms. McBeth: 
 
Environmental Consulting & Technology, Inc. (ECT) has reviewed the SDO Concept Plan for the proposed 
Jaguar/Land Rover project prepared by PEA, Inc. dated February 11, 2019 and stamped “Received” by the 
City of Novi Community Development Department on February 12, 2019 (Plan).  The Plan was reviewed 
for conformance with the City of Novi Wetland and Watercourse Protection Ordinance and the natural 
features setback provisions in the Zoning Ordinance.  In addition, ECT conducted an on-site wetland 
boundary verification inspection at this site on November 23, 2016.  In general, wetland boundary 
delineations and verifications are valid for a period of three (3) years.    
 
ECT currently recommends approval of the Preliminary Site Plan for Wetlands contingent on the 
applicant satisfactorily addressing the items noted in the Wetland/Watercourse Comments Section 
of this letter prior to the City Council meeting.  ECT recommends Final Site Plan denial for 
Wetlands with the condition that the items noted in the Wetland/Watercourse Comments Section 
of this letter are addressed with a Revised Final Site Plan Submittal.   
 
The following wetland related items are required for this project:  
 

Item  Required/Not Required/Not Applicable 

Wetland Permit (specify Non-Minor or Minor) Required 

Wetland Mitigation Not Required 

Wetland Buffer Authorization Required 

MDEQ Permit Likely Required 

Wetland Conservation Easement Required 

 
The proposed development is located west of Meadowbrook Road between Cherry Hill and Grand River 
Avenue in Section 23.  The overall project site area is approximately 9.5 acres and is currently vacant (Parcels 
22-23-251-018 and 22-23-251-019).  Based on historic aerial photos, the majority of this site has been 
previously disturbed (cleared/graded) in the past.  The project includes the construction of a 53,211 square 
foot automotive facility, associated parking areas and driveways, utilities as well as a storm water detention 
basin that appears to outlet to the City of Novi storm sewer system along Meadowbrook Road.  Based on 
our review of the Plan, Novi aerial photos, Novi GIS, and the City of Novi Official Wetlands and 
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Woodlands Maps (see Figure 1); it appears as if this proposed project site contains both City-Regulated 
Wetlands and Regulated Woodlands. 
 
Wetland Evaluation 
ECT conducted a wetland evaluation for the proposed site on November 23, 2016.  The focus of the site 
inspection was to review site conditions in order to determine whether any on-site wetlands are regulated 
by the City of Novi including whether wetlands meet the City of Novi’s Wetland Essentiality Criteria.  One 
(1) area of wetland (i.e., Wetland A) is indicated on the Wetland Location Map (i.e., Figure 2, provided by 
Niswander Environmental).  This wetland area was marked in the field with survey tape flags at the time of 
our inspection.  The Wetland Location Map (Figure 2) indicate the approximate location of Wetland A but 
does not indicate the 25-foot wetland buffer/setback boundary.   
    
On August 11, 2016 Niswander Environmental conducted a wetland delineation on the property.  In 
general, wetland boundary delineations and verifications are valid for a period of three (3) years (this is a 
requirement of the Michigan Department of Environmental Quality, MDEQ).  It is Niswander’s opinion 
that Wetland A is likely not regulated by MDEQ due to the fact that it is less than 5 acres in size and is not 
hydrologically connected to any nearby bodies of water.  They state that the City of Novi would regulate 
Wetland A under the “essential to the preservation of the natural resources of the City” clause in the wetland 
protection ordinance. 
 
Wetland A is a small emergent/scrub-shrub wetland located in the southern portion of the Property, along 
a drainage ditch that extends east/west along Cherry Hill Road (Figure 2). Northern portions of this 0.48-
acre wetland extend into a section of wooded area that contains common buckthorn (Rhamnus cathartica), 
multiflora rose (Rosa multiflora), grapevine (Vitis riparia), and honeysuckle (Lonicera tatarica).  The wetland is 
dominated primarily by invasive reed canary grass (Phalaris arundinacea), although other species such as 
sandbar willow (Salix exigua), cattail (Typha angustifolia), glossy buckthorn (Frangula alnus), swamp milkweed 
(Asclepias incarnata), joe pye weed (Eupatorium maculatum), and sapling ash (Fraxinus pennsylvanica) and elm 
(Ulmus americana) are also present.  
 
The southern portion of Wetland A (i.e., ditch along north side of Cherry Hill Road) is a shallow, narrow 
roadside ditch.  Much of the vegetation within this ditch consists of reed canary grass, buckthorn, grapevine, 
and rice cutgrass. 
 
The adjacent upland area consists of what appears to be area that has been previously disturbed.  Areas of 
fairly sparse trees and shrubs exist throughout this upland area. 
 
ECT previously verified that the Wetland A boundaries appeared to be accurately flagged in the field and 
depicted on the Wetland Location Map.  It can be noted that the City of Novi’s Regulated Wetland Map 
(Figure 1) is not accurate in indicating the location of wetland on the subject property.  The Wetland 
Location Map provided by Niswander Environmental (Figure 2) does appear to accurately portray the 
existing wetland location and this appears to be accurately portrayed on the Plan. 
 
Proposed Wetland/Watercourse Impacts 
As noted above, the Plan indicates one (1) area of wetland on this site located along the southern boundary.  
Portions of this wetland area appear to be included on the City of Novi Regulated Wetlands and Watercourse 
Map (see Figure 1, attached).  The Plan appears to propose one (1) area of wetland/watercourse impact for 
the removal of existing culvert end sections, the installation of a storm water outlet pipe from the proposed 
detention basin to the drain, and associated grading.  The current Plan  does not appear to label or 
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quantify the proposed impacts to the wetland/watercourse or the 25-foot natural features setback.  
This information shall be added to the Plan.  The Applicant shall indicate and quantify (square feet or 
acres) all areas of direct impact (cut or fill) within the wetland/watercourse boundaries on subsequent plan 
submittals.   
 
With regard to the 25-foot wetland setbacks, the Plan appears to propose encroachment into the 25-foot 
wetland buffer south of the proposed detention basin for the purpose of constructing the stormwater outlet 
pipe (30” diameter concrete pipe).  These impacts have not been indicated or quantified on the current Plan.  
The Applicant shall indicate, quantify (square feet or acres of fill or excavation within the wetland buffer 
limits, if applicable) on subsequent plan submittals.  The City of Novi regulates a 25-foot buffer surrounding 
all wetland and watercourses.  
 
Regulatory Status - MDEQ 
ECT has evaluated the on-site wetlands and believes that they are considered to be essential/regulated by 
the City of Novi as they meet one or more of the essentiality criteria (i.e., functions and values) outlined in 
the City of Novi Wetland and Watercourse Protection Ordinance.  As noted, the wetlands appear to 
accurately flagged in the field and appear to indicated accurately on the Plan. 
 
The Michigan Department of Environmental Quality (MDEQ) generally regulates wetlands that are within 
500 feet of an inland lake, pond, or stream, or within 1,000 feet of a Great Lake, Lake St. Clair, the St. Clair 
River, or the Detroit River.  Isolated wetlands five (5) acres in size or greater are also regulated.  The MDEQ 
may also exert regulatory control over isolated wetlands less than five acres in size “…if the department 
determines that protection of the area is essential to the preservation of the natural resources of the state 
from pollution, impairment, or destruction and the department has notified the owner”.   
 
Should the applicant propose impacts to the on-site wetlands (or watercourse), it will be their responsibility 
to contact MDEQ to determine the regulatory status of these features.  If wetland impacts are proposed, 
the applicant shall provide correspondence with the MDEQ such as a wetland permit application, wetland 
permit, wetland assessment, or Letter of No Jurisdiction.  It appears as if the on-site wetlands could be 
MDEQ-regulated.  Subject to MDEQ concurrence, a MDEQ Wetland Use Permit will need to be on file 
prior to the issuance of a City Wetland Use Permit.  A City of Novi Wetland Permit cannot be issued prior 
to receiving this information. 
 
Regulatory Status – City of Novi 
The City of Novi Wetland and Watercourse Protection Ordinance (City of Novi Code of Ordinances, Part 
II, Chapter 12, Article V.; Division 2.) describes the regulatory criteria for wetlands and review standards 
for wetland permit applications.  The City of Novi regulates wetlands that are: (1) contiguous to a lake, 
pond, river or stream, as defined in Administrative Rule 281.921; (2) two (2) acres in size or greater; or (3) 
less than two (2) acres in size but deemed essential to the preservation of the natural resources of the city 
under the criteria set forth in subsection 12-174(b).  Wetlands deemed regulated by the City of Novi require 
the approval of a use permit for any proposed impacts to the wetland.   
 
ECT has evaluated the areas of on-site wetland and believes the wetlands are regulated by the City’s Wetland 
and Watercourse Protection Ordinance because they meet one or more of the essentiality criteria in the 
Ordinance (i.e., stormwater storage and wildlife habitat). 
 
It should be noted that in those cases where an activity results in the impact to wetland areas of 0.25-acre 
or greater that are deemed essential under City of Novi Ordinance subsection 12-174(b) mitigation shall be 
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required.  The applicant shall submit a mitigation plan which provides for the establishment of replacement 
wetlands at a ratio of 1:1 through 2:1 times the area of the natural wetland impaired or destroyed, if impacts 
meet or exceed the 0.25-acre threshold.  In general, the MDEQ’s threshold for the requirement of wetland 
mitigation is 0.3-acre of wetland impacts.  The current Plan does not appear to propose impacts requiring 
wetland mitigation. 
 
As noted above, any proposed use of the wetlands will require a City of Novi Wetland Use Permit as well as 
an Authorization to Encroach the 25-Foot Natural Features Setback for any proposed impacts to the 25-foot 
wetland buffers.  The applicant is urged to minimize impacts to on-site wetlands and wetland setbacks to 
the greatest extent practicable.  The City regulates wetland buffers/setbacks.  Article 24, Schedule of 
Regulations, of the Zoning Ordinance states that: 

 
“There shall be maintained in all districts a wetland and watercourse setback, as provided herein, unless and to the 
extent, it is determined to be in the public interest not to maintain such a setback.  The intent of this provision is to 
require a minimum setback from wetlands and watercourses”.  

 
Wetland/Watercourse Comments 
Please consider the following comments when preparing subsequent site plan submittals: 

1. ECT encourages the Applicant to minimize impacts to on-site wetlands and 25-foot wetland setbacks 
to the greatest extent practicable.  The Applicant should consider modification of the proposed site 
design to preserve all wetland and wetland buffer areas.  Specifically, the applicant shall work to avoid 
any proposed encroachment into the 25-foot wetland buffer for the purpose constructing the proposed 
stormwater detention basin.  The City regulates wetland buffers/setbacks.  Article 24, Schedule of 
Regulations, of the Zoning Ordinance states that: 
  

“There shall be maintained in all districts a wetland and watercourse setback, as 
provided herein, unless and to the extent, it is determined to be in the public interest not to maintain such a setback.  
The intent of this provision is to require a minimum setback from wetlands and watercourses”.  

  
The SESC Plan (Sheet C-5.0) appears to indicate that the majority, if not all, of the existing 25-foot 
natural features setback will receive temporary seed and mulch.  The Grading Plan (Sheet C-4.0) does 
not appear to indicate grading within the 25-foot setback, except for within the area of the stormwater 
detention basin outfall pipe.  The applicant shall clarify the intent of the temporary seed and mulch that 
is proposed within the 25-foot setback.  Twenty-five-foot buffers are intended to contain native plant 
types, and sod or common grass seed is not desirable in these areas.  Please clarify the intent and type 
of the proposed seed mix and mulch within this area.   

 
2. The current Plan appears to propose direct impact to wetland/watercourse for the removal of some 

existing storm water pipe and the installation of a stormwater outfall pipe from the proposed detention 
basin.  The applicant shall provide information on subsequent plans that clearly indicates the existing 
areas of onsite wetlands as well as the area of the 25-foot wetland buffers (i.e., square feet or acres of 
existing natural features).  In addition, the Plan shall clearly indicate the area (square feet or acres) of all 
wetland and wetland buffer impacts (both permanent and temporary, if applicable) and the volume 
(cubic yards) of all wetland impacts.  
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3. It appears as though a City of Novi Minor Use Wetland and likely a MDEQ Wetland Permit would be 
required for the proposed wetland impacts.  A City of Novi Authorization to Encroach the 25-Foot Natural 
Features Setback would be required for any proposed impacts to on-site 25-foot wetland buffers. 
 

4. It should be noted that it is the Applicant’s responsibility to confirm the need for a Permit from the 
MDEQ for any proposed wetland impacts.  Final determination as to the regulatory status of any on-
site wetlands shall be made by MDEQ.  The Applicant should provide a copy of the MDEQ Wetland 
Use Permit application to the City (and our office) for review and a copy of the approved permit upon 
issuance.  A City of Novi Wetland Permit cannot be issued prior to receiving this information. 
   

5. The Plan should address how any temporary impacts to wetland buffers shall be restored, if applicable.  
A proposed seed mix should be provided on the Plan for restoration of these wetland buffer areas.  Sod 
or common grass seed will not be authorized in these areas. 
 

6. The Applicant is encouraged to provide wetland conservation easements for any areas of remaining 
wetland and 25-foot wetland buffer.  The Applicant shall provide wetland conservation easements as 
directed by the City of Novi Community Development Department for any areas of remaining wetland 
as well as for any proposed wetland mitigation areas (if necessary).  A Conservation Easement shall be 
executed covering all remaining wetland areas on site as shown on the approved plans.  This language 
shall be submitted to the City Attorney for review.  The executed easement must be returned to the 
City Attorney within 60 days of the issuance of the City of Novi Wetland and Watercourse permit.  An 
easement that includes the existing wetland/watercourse and the 25-foot wetland buffer appears to be 
shown on the Easement Plan (Sheet C-6.1). 

 
7. As noted above, should impacts to the wetland area be proposed, the applicant shall provide 

correspondence from the MDEQ clarifying the regulatory status of Wetland A.  A City of Novi Wetland 
Permit cannot be issued prior to receiving this information. 

 
Recommendation 
ECT currently recommends approval of the Preliminary Site Plan for Wetlands contingent on the applicant 
satisfactorily addressing the items noted in the Wetland/Watercourse Comments Section of this letter prior to 
the City Council meeting.  ECT recommends Final Site Plan denial for Wetlands with the condition that the 
items noted in the Wetland/Watercourse Comments Section of this letter are addressed with a Revised Final Site 
Plan Submittal.   
 
 
If you have any questions regarding the contents of this letter, please contact us.   
 
Sincerely, 
ENVIRONMENTAL CONSULTING & TECHNOLOGY, INC. 
 
 
 
 
Peter Hill, P.E.                                            
Senior Associate Engineer                          
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cc:  Lindsay Bell, City of Novi Planner 
 Sri Komaragiri, City of Novi Planner 
 Rick Meader, City of Novi Landscape Architect 
 Hannah Smith, City of Novi Planning Assistant 
  
Attachments: Figure 1. City of Novi Regulated Wetland & Woodland Map 
 Figure 2. Wetland Locations Map 
 Site Photos  
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Figure 1. City of Novi Regulated Wetland & Woodland Map (approximate project boundary shown in red).  
Regulated Woodland areas are shown in green and Regulated Wetland areas are shown in blue. 
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Figure 2. Wetland Location Map (figure provided by Niswander Environmental). 
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Site Photos 

 

 
Photo 1. Looking northeast towards Meadowbrook Road and Wetland Flags A-19 and A-20 (ECT, 
November 23, 2016). 
 

 

  

 

 

 

 

 

 

 

 

 

 

 

Photo 2. Looking north at Wetland A near the southwest corner of the site (ECT, November 23, 2016). 
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March 19, 2019 
ECT No. 190160-0200 
 
Ms. Barbara McBeth, AICP 
City Planner 
Community Development Department 
City of Novi 
45175 West Ten Mile Road 
Novi, MI   48375 
 
Re:  Jaguar/Land Rover (JSP17-0065) 

Woodland Review of the Preliminary & Final Site Plan (PSP19-0032)  
  
Dear Ms. McBeth: 
 
Environmental Consulting & Technology, Inc. (ECT) has reviewed the Preliminary & Final Site Plan for 
the proposed Jaguar/Land Rover project prepared by PEA, Inc. dated February 11, 2019 and stamped 
“Received” by the City of Novi Community Development Department on February 12, 2019 (Plan).  The 
Plan was reviewed for conformance with the City of Novi Woodland Protection Ordinance Chapter 37.   
 
ECT currently recommends approval of the Preliminary Site Plan for Woodlands contingent on the 
applicant satisfactorily addressing the items noted in the Woodland Comments Section of this letter 
prior to the City Council meeting.  ECT recommends Final Site Plan denial for Woodlands with 
the condition that the items noted in the Woodland Comments Section of this letter are addressed 
with a Revised Final Site Plan Submittal.   
 
The following woodland related items are required for this project:  
 

Item  Required/Not Required/Not Applicable 

Woodland Permit Required 

Woodland Fence Required 

Woodland Conservation Easement Required 

 
The proposed development is located west of Meadowbrook Road between Cherry Hill and Grand River 
Avenue in Section 23.  The overall project site area is approximately 9.5 acres and is currently vacant (Parcels 
22-23-251-018 and 22-23-251-019).  Based on historic aerial photos, the majority of this site has been 
previously disturbed (cleared/graded) in the past.  The project includes the construction of a 53,211 square 
foot automotive facility, associated parking areas and driveways, utilities as well as a storm water detention 
basin that appears to outlet to the City of Novi storm sewer system along Meadowbrook Road.  Based on 
our review of the Plan, Novi aerial photos, Novi GIS, and the City of Novi Official Wetlands and 
Woodlands Maps (see Figure 1); it appears as if this proposed project site contains both City-Regulated 
Wetlands and Regulated Woodlands. 
 
The purpose of the Woodlands Protection Ordinance is to: 
 



Jaguar/Land Rover (JSP17-0065) 
Woodland Review of the Preliminary & Final Site Plan (PSP19-0032) 
March 19, 2019 (Revision 1) 
Page 2 of 10 
 

   

1) Provide for the protection, preservation, replacement, proper maintenance and use of trees and woodlands located in 
the city in order to minimize disturbance to them and to prevent damage from erosion and siltation, a loss of wildlife 
and vegetation, and/or from the destruction of the natural habitat.  In this regard, it is the intent of this chapter to 
protect the integrity of woodland areas as a whole, in recognition that woodlands serve as part of an ecosystem, and to 
place priority on the preservation of woodlands, trees, similar woody vegetation, and related natural resources over 
development when there are no location alternatives; 
 

2) Protect the woodlands, including trees and other forms of vegetation, of the city for their economic support of local 
property values when allowed to remain uncleared and/or unharvested and for their natural beauty, wilderness 
character of geological, ecological, or historical significance; and  
 

3) Provide for the paramount public concern for these natural resources in the interest of health, safety and general welfare 
of the residents of the city. 

 
As noted in the City’s Woodlands Ordinance (Section 37-4, Applicability): 
 
Where uncertainty exists with respect to the boundaries of designated woodland areas shown on the 
regulated woodland map, the following rules shall apply: 
 

 Distances not specifically indicated on the map shall be determined by the scale on the map; 
 Where physical or natural features existing on the ground are at variance with those shown on the regulated woodland 

map, or in other circumstances where uncertainty exists, the community development director or his or her designee 
shall interpret the woodland area boundaries; 

 On any parcel containing any degree of regulated woodland, the applicant shall provide site plan documentation 
showing the locations, species, size and condition of all trees of eight-inch caliper or larger. Existing site understory 
trees, shrubs and ground cover conditions must be documented on the site plan or woodland use permit application 
plan in the form of a brief narrative. The woodland conditions narrative should include information regarding plant 
species, general quantities and condition of the woodland vegetation. 
 

It is ECT’s assessment that the existing woodland areas located on the subject site should all be considered 
regulated. 
 
It should be noted that the purpose of the City of Novi Woodland Protection Ordinance (Chapter 37) is to: 
 
1. Provide for the protection, preservation, replacement, proper maintenance and use of trees and woodlands located in the city 

in order to minimize disturbance to them and to prevent damage from erosion and siltation, a loss of wildlife and vegetation, 
and/or from the destruction of the natural habitat.  In this regard, it is the intent of this chapter to protect the integrity of 
woodland areas as a whole, in recognition that woodlands serve as part of an ecosystem, and to place priority on the 
preservation of woodlands, trees, similar woody vegetation, and related natural resources over development when there are 
no location alternatives; 
 

2. Protect the woodlands, including trees and other forms of vegetation, of the city for their economic support of local property 
values when allowed to remain uncleared and/or unharvested and for their natural beauty, wilderness character of 
geological, ecological, or historical significance; and  
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3. Provide for the paramount public concern for these natural resources in the interest of health, safety and general welfare of 
the residents of the city. 

 
What follows is a summary of our review of the woodland information provided on the Plan. 
 
On-Site Woodland Evaluation 
ECT has reviewed the City of Novi Official Woodlands Map and previously completed an on-site Woodland 
Evaluation on November 23, 2016.  ECT's in-office review of available materials included the City of Novi 
Regulated Woodland map and other available mapping.  The subject property includes area that is indicated 
as City-regulated woodland on the official City of Novi Regulated Wetland and Watercourse Map (see Figure 
1).  The areas designated as City Regulated Woodlands are located in the southwest section of the site.  
 
An existing tree survey has been completed for the site and a Tree Preservation List is included as Sheet T-1.1.  
This sheet identifies tree tag numbers, diameter-at-breast-height (DBH), common/botanical name, 
condition, and removal status.  The applicant should include a column for woodland replacements required 
for the proposed tree removals in this list.  In general, the on-site trees consist of eastern cottonwood 
(Populus deltoides), black locust (Robinia pseudoacacia), box elder (Acer negundo), black walnut (Juglans nigra), white 
willow (Salix alba), American elm (Ulmus americana), green ash (Fraxinus pennsylvanica), and silver maple (Acer 
saccharinum).   
 
In terms of habitat quality and diversity of tree species, the overall subject site consists of trees in good 
condition.  In terms of a scenic asset, wildlife habitat, windblock, noise buffer or other environmental asset, 
the forested areas located on the subject site appear to be considered to be of fair to good quality.  There 
are a significant number of trees to be removed for the proposed development.   
 
Proposed Woodland Impacts and Replacements 
A review of the Plan (Tree Preservation Plan & Tree Preservation List) indicates the following: 

 
 Total Trees Surveyed:                          310  
 Total Trees Removed:                        150 (48% of total trees surveyed) 

 
The Tree Preservation Plan (Sheet T-1.0) notes that 173 Woodland Replacement Tree credits are required and 
that a total of 173 on-site Woodland Replacement Tree credits are proposed with a mix of canopy 
(deciduous) trees and evergreen trees.   
 
The Plan includes a Tree Plant List on the Landscape Plan (Sheet L-1.0), that lists the species of the proposed 
Woodland Replacement Trees; however it does not currently appear to specify the quantity of each species 
that will be used as Woodland Replacement tree credits in the table.  The applicant should, for example, 
specify how many of the 25 hophornbeam listed in the list are Woodland Replacement Trees as opposed to 
Perimeter Parking Lot or Landscape trees, etc.  ECT requests that the applicant provide the quantity of each 
species of tree being used as Woodland Replacement Credit in the ‘Replacement Tree’ column of the table. 
 
All of the tree species proposed as Woodland Replacement Tree material appears to be acceptable per the 
City’s Woodland Tree Replacement Chart, however, the applicant shall specify the thornless honeylocust 
(Gleditsia triacanthos inermis) on the Plan.  It should also be noted that all deciduous replacement trees shall 
be two and one-half (2 ½) inches caliper or greater and count at a 1-to-1 replacement ratio.  All coniferous 
replacement trees shall be 6-feet in height (minimum) and provide 1.5 trees-to-1 replacement credit 
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replacement ratio (i.e., each coniferous tree planted provides for 0.67 credits).  The “upsizing” of Woodland 
Replacement trees for additional Woodland Replacement credit is not supported by the City of Novi.  
Finally, all proposed Woodland Replacement tree material shall meet the species requirements in the 
Woodland Tree Replacement Chart (attached). 
 
The Woodland Replacement trees are proposed around the stormwater detention basin, along the west edge 
of the property.  Previously, Woodland Replacement Trees were proposed near the loading zone, and within 
several parking lot islands.  The location of those replacement trees in the parking lot islands and perhaps 
near the loading zone were not consistent with the intent of the Woodland Ordinance in mitigating for the 
loss of woodland tree canopy.  In addition, it is not clear how those replacement trees would be protected 
in perpetuity through a landscape or woodland easement.  The applicant has satisfactorily relocated those 
proposed Woodland Replacement Trees to other areas of the site that can more easily be placed into such 
an easement.  The Ordinance states that the location of replacement trees shall be such as to provide the 
optimum enhancement, preservation and protection of woodland areas. Where woodland densities permit, 
tree relocation or replacement shall be within the same woodland areas as the removed trees. Such woodland 
replanting shall not be used for the landscaping requirements of the subdivision ordinance or the zoning 
landscaping, Section 2509.  Where replacements are installed in a currently non-regulated woodland area on 
the project property, appropriate provision shall be made to guarantee that the replacement trees shall be 
preserved as planted, such as through a conservation or landscape easement to be granted to the city. Such 
easement or other provision shall be in a form acceptable to the city attorney and provide for the perpetual 
preservation of the replacement trees and related vegetation.  The applicant is now demonstrating on the 
Plan that all proposed Woodland Replacement Trees will be guaranteed to be preserved as planted within a 
conservation easement or landscape easement to be granted to the City.   
 
City of Novi Woodland Review Standards and Woodland Permit Requirements 
Based on Section 37-29 (Application Review Standards) of the City of Novi Woodland Ordinance, the following 
standards shall govern the grant or denial of an application for a use permit required by this article: 
 

No application shall be denied solely on the basis that some trees are growing on the property under consideration. 
However, the protection and conservation of irreplaceable natural resources from pollution, impairment, or destruction 
is of paramount concern. Therefore, the preservation of woodlands, trees, similar woody vegetation, and related natural 
resources shall have priority over development when there are location alternatives. 

 
In addition, 
 

“The removal or relocation of trees shall be limited to those instances when necessary for the location of a structure or 
site improvements and when no feasible and prudent alternative location for the structure or improvements can be had 
without causing undue hardship”. 
 

A Woodland Permit from the City of Novi would be required for proposed impacts to any trees 8-inch 
diameter-at-breast-height (DBH) or greater located within those areas designated as Regulated Woodland 
Areas or impacts to any tree 36” DBH or greater regardless of location.  Such trees shall be relocated or 
replaced by the permit grantee.   
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Woodland Comments 
The following are repeat comments from our Woodland Review of the SDO Concept Plan (PSP18-0125) 
dated August 29, 2018.  The current status of each comment follows in bold italics.  Please consider the 
following comments when preparing subsequent site plan submittals: 
 

1. ECT encourages the Applicant to minimize impacts to on-site woodlands to the greatest extent 
practicable.  Currently, the Plan proposes to remove 149 of the 310 surveyed trees (48% of the on-
site regulated trees).  The current required Woodland Replacement Credit quantity is 172 Woodland 
Replacement Credits. 

 
This comment still applies.  The Plan indicates the removal of 150 Regulated Trees 
requiring a total of 173 Woodland Replacement Credits.  The current Plan does however 
propose to replace all required Woodland Replacement Credits through on-site planting of 
deciduous and coniferous tree plantings. 
 

2. The Plan includes a Tree Plant List on Sheet T-1.0, that lists the species of the proposed Woodland 
Replacement Trees; however it does not currently appear to specify the quantity of each species 
that will be used as Woodland Replacement tree credits.  The applicant should, for example, specify 
how many of the 28 hophornbeam listed in the list are Woodland Replacement Trees as opposed 
to Perimeter Parking Lot or Landscape trees, etc.   

 
This comment still applies.  The Tree List is included on Sheet L-1.0 (Landscape Plan).  
The applicant should, for example, specify how many of the 25 hophornbeam listed in the 
list are Woodland Replacement Trees as opposed to Perimeter Parking Lot or Landscape 
trees, etc.  ECT requests that the applicant provide the quantity of each species of tree 
being used as Woodland Replacement Credit in the ‘Replacement Tree’ column of the 
table. 
 

3. For trees proposed for removal, the Tree Plant List should include a column indicating the number 
of Woodland Replacement Credits Required. 

 
This comment still applies.  See Comment #2, above. 
 

4. All of the tree species proposed as Woodland Replacement Tree material appears to be acceptable 
per the City’s Woodland Tree Replacement Chart, however, the applicant shall specify the thornless 
honeylocust (Gleditsia triacanthos inermis) on the Plan. 

 
This comment still applies. 
 

5. A Woodland Permit from the City of Novi would be required for proposed impacts to any trees 8-
inch diameter-at-breast-height (DBH) or greater and located within an area designated as City 
Regulated Woodland, or any tree 36-inches DBH regardless of location on the site.   Such trees 
shall be relocated or replaced by the permit grantee.  All deciduous replacement trees shall be two 
and one-half (2 ½) inches caliper or greater and count at a 1-to-1 replacement ratio and all 
coniferous replacement trees shall be six (6) feet in height (minimum) and count at a 1.5-to-1 
replacement ratio.  All Woodland Replacement trees shall be species that are listed on the City’s 
Woodland Tree Replacement Chart (attached). 



Jaguar/Land Rover (JSP17-0065) 
Woodland Review of the Preliminary & Final Site Plan (PSP19-0032) 
March 19, 2019 (Revision 1) 
Page 6 of 10 
 

   

 
This comment still applies. 
 

6. A Woodland Replacement Performance financial guarantee for the planting of replacement trees 
will be required.  This financial guarantee will be based on the number of on-site woodland 
replacement trees (credits) being provided at a per tree value of $400.  Currently, the Woodland 
Replacement Performance Guarantee would be $68,800 (172 Woodland Replacement Credits 
Required x $400/Credit).  Based on a successful inspection of the installed on-site Woodland 
Replacement trees, the original Woodland Financial Guarantee shall be returned to the 
Applicant.  Twenty-five percent (25%) of the value of the Woodland Replacement material shall be 
kept for a period of 2-years after the successful inspection of the tree replacement installation as a 
Woodland Maintenance and Guarantee Bond.  This Woodland Maintenance and Guarantee Bond value is to 
be $17,200.    
 
This comment still applies, however, currently the Woodland Replacement Performance 
Guarantee would be $69,200 (173 Woodland Replacement Credits Required x $400/Credit).  
The Woodland Maintenance and Guarantee Bond value will be $17,300.    
     

7. If applicable, Woodland Replacement material should not be located 1) within 10’ of built structures 
or the edges of utility easements and 2) over underground structures/utilities or within their 
associated easements.  In addition, replacement tree spacing should follow the Plant Material Spacing 
Relationship Chart for Landscape Purposes found in the City of Novi Landscape Design Manual. 

 
This comments still applies. 
 

8. If applicable, the Applicant will be required to pay the City of Novi Tree Fund at a value of 
$400/credit for any Woodland Replacement tree credits that are proposed on-site that cannot be 
placed on-site at the time of landscaping. 

 
This comment still applies. 
 

9. The applicant currently proposes to provide 172 Woodland Replacement Credits on site.  The 
Applicant shall provide preservation/conservation easements as directed by the City of Novi 
Community Development Department for any areas of woodland replacement trees.  The applicant 
shall demonstrate that the all proposed woodland replacement trees will be guaranteed to be 
preserved as planted with a conservation easement or landscape easement to be granted to the 
city.  This language shall be submitted to the City Attorney for review.  The executed easement 
must be returned to the City Attorney within 60 days of the issuance of the City of Novi Woodland 
permit.  The applicant shall clearly indicate the proposed conservation easement boundaries on the 
Plan.  
 
This comment still applies; however the applicant currently proposes to provide 173 
Woodland Replacement Credits on-site.  The applicant is now demonstrating on the Plan 
(Sheet C-6.1) that all proposed Woodland Replacement Trees will be guaranteed to be 
preserved as planted within a conservation easement or landscape easement to be granted 
to the City.   
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10. As noted, some of the proposed Woodland Replacement trees are within the parking lot or close 
to the proposed loading zone.  The location of these trees is not consistent with the intent of the 
Woodland Ordinance in mitigating for the loss of woodland tree canopy.  ECT suggests that these 
proposed Woodland Replacement Trees be relocated to another area of the site that can more easily 
be placed into a conservation easement. 
 
This comment has been satisfactorily addressed. 

Woodland Recommendation                     
ECT currently recommends approval of the Preliminary Site Plan for Woodlands contingent on the 
applicant satisfactorily addressing the items noted in the Woodland Comments Section of this letter prior to 
the City Council meeting.  ECT recommends Final Site Plan denial for Woodlands with the condition that 
the items noted in the Woodland Comments Section of this letter are addressed with a Revised Final Site Plan 
Submittal.   
 
                                               
If you have any questions regarding the contents of this letter, please contact us.   
 
Respectfully submitted, 

 
ENVIRONMENTAL CONSULTING & TECHNOLOGY, INC. 
 
 
 
 
Pete Hill, P.E. 
Senior Associate Engineer  
 
cc:  Lindsay Bell, City of Novi Planner 
 Sri Komaragiri, City of Novi Planner 
 Rick Meader, City of Novi Landscape Architect 
 Hannah Smith, City of Novi Planning Assistant 
  
Attachments:    Figure 1 – City of Novi Regulated Wetland & Woodland Map 
 Woodland Tree Replacement Chart 
 Site Photos 
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Figure 1. City of Novi Regulated Wetland & Woodland Map (approximate project boundary shown in red).  
Regulated Woodland areas are shown in green and Regulated Wetland areas are shown in blue. 
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Site Photos 

 
Photo 1. Looking south at project site.  Area of mapped Regulated Woodland is located along the 
southwest portion of the site (ECT, November 23, 2016). 
 

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Photo 2. Looking north at area of un-mapped woodland along the western portion of the project 
site (ECT, November 23, 2016). 
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To: 
Barbara McBeth, AICP 
City of Novi 
45175 10 Mile Road 
Novi, Michigan 48375 

 
 

CC: 
Sri Komaragiri, Lindsay Bell, George Melistas,  
Darcy Rechtien, Hannah Smith, Kate Richardson 
 

  AECOM 
27777 Franklin Road 
Southfield 
MI, 48034 
USA 
aecom.com 
 

Project name: 
JSP17-0065 Jaguar/Land Rover Preliminary and 
Final Site Plan Traffic Review 
 

From: 
AECOM 
 

Date: 
March 22, 2019 

  
 

 

Memo 

Subject:  JSP17-0065 Jaguar/Land Rover Preliminary/Final Traffic Review 

 

The preliminary and final site plan was reviewed to the level of detail provided and AECOM recommends preliminary site 

plan approval and final site plan denial for the applicant to move forward with the condition that the comments provided 

below are adequately addressed to the satisfaction of the City. 

GENERAL COMMENTS 
1. The applicant, Erhard Motor Sales Inc., is proposing a Jaguar/Land Rover motor sales facility on the southwest 

corner of Meadowbrook Road and Grand River Avenue. The applicant is proposing a 53,211 square foot building 

that will include both sales and service areas. 

a. The applicant should update site plans to be consistent with the building size. Both 53,211 and 58,663 are 

listed as building size on the plans. 

2. Meadowbrook Road is under the jurisdiction of the City of Novi and Grand River Avenue is under the jurisdiction of 

the Road Commission for Oakland County.  

3. The parcel is currently under NCC (Non-Center Commercial) and OS-1 (Office Service) Zoning. The applicant is 

proposing to re-zone the parcel to GE (Gateway East) zoning via a special development overlay (SDO). 

TRAFFIC IMPACTS 
1. AECOM performed an initial trip generation estimate based on the ITE Trip Generation Manual, 10

th
 Edition, as 

follows: 

 

ITE Code: 840 (Automobile Sales) 

Development-specific Quantity: 53,211 square feet gross floor area  

Zoning Change: NCC/OS-1 to GE 

 

 

 

Trip Generation Summary 

 Estimated Trips  

Estimated Peak-

Direction Trips 

 

City of Novi 

Threshold 

Above 

Threshold? 
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AM Peak-Hour Trips 117 70 100 Yes 

PM Peak-Hour Trips 100 73 100 No 

Daily (One-

Directional) Trips 
1,495 N/A 750 Yes 

 

1. Based on the City thresholds and the expected trips to be generated, the estimated trips do trigger the needs for a 

traffic impact study. The applicant has provided a TIS that was reviewed.  

2. The applicant should refer to the TIS Review Letter for more specific comments regarding traffic. 

 
EXTERNAL SITE ACCESS AND OPERATIONS 
The following comments relate to the external interface between the proposed development and the surrounding roadway(s). 

1. The applicant has proposed one entrance from Grand River Avenue and one entrance from Meadowbrook Road.  

2. The Grand River Avenue driveway is a right-in/one-way-out driveway proposed to be within the existing right turn 

lane along eastbound Grand River Avenue.  

a. The driveway dimensions for width are in compliance with the City standards for this particular type of 

driveway and meet fire department requirements.  

b. The entering and exiting radii are within the allowable ranger per Figure IX.2 from the City’s Code of 

Ordinances but could consider reducing to 20’ to meet the standard. Alternatively, because of the right-

in/right-out design, the entering and exiting radii may need to deviate from the standard dimensions.  

c. The applicant should dimension the right-in/right-out island on Grand River Avenue.  

3. The proposed Meadowbrook Road driveway is a two-way driveway. The width of 30 feet meets City standards and 

although the turning radii dimensions are within the allowable range, the applicant should consider increasing to 20 

feet.  

4. The Meadowbrook Road driveway is proposed at the current location of a right turn lane taper. The applicant is 

extending the right turn lane north of the site driveway so that it also acts as a right turn lane for the development. 

The applicant provided dimensions for the taper and turn lane that are within range or Figure IX.11 in the City’s 

Code of Ordinances. There is not an exiting taper due to the existing right turn lane for Cherry Hill Road.   

5. The applicant provided sight distance at both driveways that are in accordance with Figure VIII-E in the City’s Code 

of Ordinances.  

INTERNAL SITE OPERATIONS 
The following comments relate to the on-site design and traffic flow operations. 

1. General Traffic Flow 

a. The applicant has provided large vehicle turning paths entering from Meadowbrook Road and exiting at 

Grand River Avenue. The applicant should also include large vehicle delivery truck patterns into and 

out of the proposed loading zone.   

b. The City requires a loading zone totaling 10 square feet for each front foot of building. Reference section 

5.4 of the City’s Zoning Ordinance for more information.  

i. The applicant has provided a 2,465 S.F. loading zone located adjacent to the 10 visitor and ADA 

accessible parking at the main entrance to the building. There is a note stating that no long term 

delivery truck parking is allowed on site but the applicant should consider revising that to not 

allow deliveries during normal business hours so that the trucks do not block those 10 
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parking spaces. Per Section 5.4.2 the loading zone should “not have a disruptive effect on the 

safe and efficient flow of pedestrian and vehicular traffic within the site”. Alternatively, the parking 

space access and/or loading zone access may be revised.  

c. The proposed trash enclosure area is not expected to interfere with parking operations.  

d. The applicant has indicated that the intent of the proposed 13 foot wide access pathway near the Grand 

River Avenue driveway is to facilitate the movement of vehicles in and out of the showroom.  

2. Parking Facilities 

a. As per the City’s Zoning Ordinance, the applicant is required to provide one parking space for each 200 

square feet of usable floor area of sales room and one for every one auto service stall in the service room. 

The building information listed on sheet C-2.0 (and in the revised RTIS) is 58,663 S.F. where the label on 

the building plan on sheet C-2.0 is 53,211 S.F. The applicant should update the facility size to be consistent 

across all records. 

i. The applicant should review the parking calculations table and the parking space labels on 

the plans to ensure they are consistent. For example the parking calculations table indicates 

287 storage spaces, the plan label is 291 and the total counted is 290. 

b. The applicant has provided a total of 426 parking spaces. 

i. It should be noted that the Novi City Council is currently reviewing an amendment to the Zoning 

Ordinance that limits the number of on-site parking spaces to 125 percent of the required parking. 

The amendment is expected to be approved prior to the Jaguar/Land Rover development being 

reviewed by the Planning Commission. Therefore, the applicant should accommodate for this 

amendment within their site plan or seek a special land use subject to Planning Commission 

approval.  

ii. Of the total 426 spaces provided, 138 of those are required for visitor, employee and 

service bay parking and there are only 136 shown. The applicant should designate (2) more 

spaces or a waiver may be required.  

iii. Five (5) barrier free parking spaces are required and five (5) are proposed with one (1) of those 

spaces being van accessible. The dimensions of these spaces are in compliance with ADA 

Standards for Accessible Design. 

c. The applicant has provided parking space lengths for parking spaces throughout the development. The 

applicant has proposed four inch curbs around the perimeter of the development, which require a parking 

space length of 17 feet. Please reference Section 5.3.2 of the City’s Zoning Ordinance for further 

clarification.  

i. It should also be noted that the note on sheet C-3.0 indicates four inch curbs while the 

detail on sheet C-8.0 indicates 6” curbs.  

ii. The applicant should indicate that 6” curbs are required at the parking end islands. 

d. The applicant should provide the width of all aisles on the site to ensure compliance.  

e. The applicant should provide width dimensions for the proposed landscape islands, or indicate 

that the dimensions provided are typical throughout the site unless otherwise noted. The applicant 

has indicated that the landscape islands are 4.25’ shorter than the adjacent parking space, which 

does not meet the 3’ requirement. Also the 1.5’ radii does not meet the 2’ requirement. In some 

locations, the exterior radii is less than 15’ and should be increased to 15’. Please reference Section 

5.3.12 for more information and update the plans to meet City standards.  

f. The applicant is required to provide two (2) bicycle parking spaces for the service center section of the 

development and six (6) have been provided. A bicycle parking layout is shown on sheet C-3.0 but a 

dimension for the width of the sidewalk should also be included.  

i. The detail shown is for four (4) bicycle parking spaces and not the six (6) that the data 

table on sheet C3.0 states are provided. 

ii. The bike loop detail on sheet C-8.0 is in compliance with City standards. 

3. Sidewalk Requirements 



Memo 
 

  

 

 

AECOM 
 

 
4/4 

 

a. The applicant has proposed an 8’ sidewalk adjacent to Grand River Avenue in order to be in compliance 

with the City’s Non-Motorized Master Plan.  

b. The proposed sidewalks throughout the site are generally in compliance with City standards; however, 

additional dimensions are required for the sidewalks on the southeast side of the building.  

c. The applicant has provided sidewalk connections from the site to the required sidewalks along Grand River 

Avenue and Meadowbrook Road.  

d. The applicant has provided sidewalk ramp and detectable warning surface locations and details.  

e. The applicant should indicate the need for and intent of the proposed gray paver walkway on the 

site. The placement of such walkway is not ideal in that it is placed between the parking spaces and 

the end islands. The end islands should be relocated to be adjacent to the parking spaces.  

SIGNING AND STRIPING 
1. All on-site signing and pavement markings shall be in compliance with the Michigan Manual on Uniform Traffic 

Control Devices (MMUTCD). The following is a discussion of the proposed signing and striping.  

a. The applicant has provided a signing layout, quantities table, and details.  

b. The proposed stop sign (R1-1) should be 30” in size. 

c. The applicant could consider adding a Keep Right (R4-7) and a No Left Turn (R3-2) sign in the island of the 

Grand River Avenue entrance. These signs are listed in the quantity table but are not labeled on the plans. 

2. The applicant has provided pavement marking details for the ADA accessible parking but should also indicate 

pavement marking details including color, dimensions and location throughout the site and entrances in 

future submittals. 

a. The applicant could consider pavement markings for the pedestrian crossing at the Meadowbrook 

entrance.  

 

Should the City or applicant have questions regarding this review, they should contact AECOM for further clarification. 

 

Sincerely,  

AECOM 

 

 

Patricia A. Thompson, EIT 

Traffic Engineer 

 

 

 

Josh A. Bocks, AICP, MBA 
Senior Transportation Planner/Project Manager 
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To: 
Barbara McBeth, AICP 
City of Novi 
45175 10 Mile Road 
Novi, Michigan 48375 

 
 

CC: 
Sri Komaragiri, Lindsay Bell, George Melistas, Darcy 
Rechtien, Hannah Smith, Kate Richardson 
 

  AECOM 
27777 Franklin Road 
Southfield 
MI, 48034 
USA 
aecom.com 
 

Project name: 
JSP17-0065 Jaguar Traffic Impact Study Review 
Letter  

From: 
AECOM 
 

Date: 
March 22, 2019 

  
 

 

Memo 

Subject:  JSP17-0065 Jaguar Traffic Impact Study Review Letter 

 

 

The traffic impact study (TIS) for the proposed Jaguar Land Rover Dealership was reviewed to the level of detail provided 

and AECOM recommends approval of the TIS as long as comments provided below are adequately addressed to the 

satisfaction of the City at the time of the Final Site Plan.  

GENERAL COMMENTS 
1. The remainder of the memo will provide comments on a section-by-section basis following the format of the 

submitted report. 

PROJECT SETTING 
1. The applicant identified two (2) signalized and one (1) unsignalized intersections as being within the area of study 

and of interest to the project. 

2. Existing traffic volumes were collected by Traffic Data Collection, LLC, on Tuesday, September 12
th
, 2017. All three 

intersections of interest were counted for volume and turning movements.  

3. AM peak period was determined to be 7:00 AM to 9:00 AM. PM peak was determined to be 4:00 PM to 6:00 PM. 

PROPOSED ACTION 
1. The proposed development is a 58,663 SF Jaguar Land Rover Dealership. The study, however, was conducted for a 

53,211 BMW Dealership which has since changed to the Jaguar Land Rover Dealership.  

TRIP GENERATION 
1. The applicant conducted the analysis using the ITE Trip Generation Manual, 9

th
 Edition. This should be updated to 

utilize the 10
th

 Edition. 
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TRAFFIC VOLUMES 
1. Existing traffic volumes for the 2018 ‘No-Build’ condition were taken from the data collected on September 12

th
, 

2017 and grown based on SEMCOG growth estimates from analysis based on data from 2011 to 2016. 

2. The applicant used the vehicle trips that would be generated by the proposed development and assigned them to 

the study road network based on existing peak hour traffic patterns, local population densities, the proposed site 

plan, and the methodologies published by ITE. 

3. The applicant included figures for both the No-Build 2018 traffic volumes and the Build 2028 traffic volumes in the 

appendix. 

4. The applicant also included a single background development identified near the study area known as Brooktown 

Apartments. Data for this development was entered into the network. This data was based on a study completed in 

2014. 

TRAFFIC ANALYSIS 
1. The applicant conducted an HCM analysis on each intersection for the No-Build and Build scenarios in Synchro. 

2. At the intersection of Grand River and Meadowbrook most turning movements/approaches operate at acceptable 

LOS for both AM and PM peaks, with the exception of the northbound left turn and northbound approach, which 

operates at LOS E in both peak periods for both the No-Build and Build conditions as does the southbound 

approach for the PM peak. The applicant notes that the movement likely does not operate as poorly as shown, due 

to the adaptive operations at the signal. 

3. At the intersection of Meadowbrook and Cherry Hill the eastbound and westbound movements in both peak periods 

operate at a LOS E 

4. The applicant notes that on Grand River Avenue, EB vehicle queues from Grand River Avenue & Meadowbrook 

Road will block the proposed site driveway location for approximately 10 minutes of the peak periods which justifies 

the need for it to be a right-in / right-out only driveway.  

5. The applicant notes that a deceleration lane will be needed as part of the mitigation process. 

SUMMARY AND RECOMMENDATIONS 
1. The applicant should update the study with newer traffic counts and work with the City’s traffic consultant, AECOM, 

to include more background development assumptions and to develop an agreed upon methodology and scope. 

2. The applicant should update the size of the development in their analysis. 

3. The applicant should update the version of the ITE Trip Generation Manual used in their calculations. 

Should the City or applicant have questions regarding this review, they should contact AECOM for further clarification. 

Sincerely,  

AECOM 

 

Patricia A. Thompson, EIT 

Traffic Engineer 
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Josh A. Bocks, AICP, MBA 
Senior Transportation Planner/Project Manager 
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March 14, 2019 
 
City of Novi Planning Department              
45175 W. 10 Mile Rd.  
Novi, MI      48375- 3024 
 
Re:  FACADE ORDINANCE REVIEW – Preliminary and Final Site Plan   
 Jaguar / Land Rover, SDO Concept Plan, JSP17-65 
 Façade Region: 1,  Zoning District: B-3, GE     
   
Dear Ms. McBeth; 
The following is the Facade Review for revisions to the Jaguar / land Rover Building. 
This review is based on the drawings prepared by Rogvoy Architects, dated 2/11/19. The 
percentage of materials on each elevation is shown in the table below. Materials in non-
compliance, if any, are highlighted in bold.  
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South West Façade Ordinance 
Section 2520 Maximum

Brick (Endicott, Manganese Ironspot) 26% 26% 44% 69% 100% (30% 
Minimum)

Flat Metal Panels (Alubond, Champaign 
Metalic and Sunshine Grey) 57% 56% 39% 13% 50% (Footnote 9)

Horizontal Rib Metal Panels (Roof Screens) 17% 18% 17% 18% 0%  
 
Recommendation – As shown above the parentages of façade materials have changed 
slightly but remain consistent with deviations from the Façade Ordinance previously 
approved by the City Council during their meeting on January 7, 2019.  The drawings are 
also consistent with the SDO Agreement and concept approved by the City Council at 
that time.  
 
Notes to the Applicant:  
1. It should be noted that all proposed signs are not regulated by the Façade Ordinance 
and must comply with the City’s Sign Ordinance. 
 
2. Inspections – The Façade Ordinance requires inspection(s) for all projects. Materials 
displayed on the approved sample board (in this case the adjacent existing material) will 
be compared to materials to be installed. It is the applicant’s responsibility to request the 
inspection of each façade material at the appropriate time. Inspections may be requested 

Façade Review Status Summary:  
Approved; consistent with prior approvals.  



            Page 2 of 2 

  

using the Novi Building Department’s Online Inspection Portal with the following link. 
Please click on “Click here to Request an Inspection” under “Contractors”, then click 
“Façade”.   http://www.cityofnovi.org/Services/CommDev/OnlineInspectionPortal.asp.  
 
If you have any questions regarding this review, please do not hesitate to call. 
 
Sincerely, 
DRN & Architects PC 
 
 
 
Douglas R. Necci, AIA 
 
 
Attachment: sample board 
 

 
 
 

http://www.cityofnovi.org/Services/CommDev/OnlineInspectionPortal.asp
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February 22, 2019 

 

TO: Barbara McBeth- City Planner 
       Sri Ravali Komaragiri- Plan Review Center 
       Lindsay Bell-Plan Review Center 
       Hannah Smith-Planning Assistant 
        
 
RE: Jaguar/Land Rover 
 
PSP# 19-0032 
PSP# 18-0125 
 
 
Project Description:  
Build 53,211 S.Q.F.T. single story structure on the south west corner of 
Grand River and Meadowbrook. 
 
Comments: 

• All fire hydrants MUST in installed and operational prior to any 
building construction begins. 

• A hazardous chemical survey is required to be submitted to 
the Planning & Community Development Department for 
distribution to the Fire Department at the time any 
Preliminary Site Plan is submitted for review and approval.  
Definitions of chemical types can be obtained from the Fire 
Department at (248) 735-5674.   

• All roads MUST meet City of Novi weight requirements of 35 
ton. (Novi City Ordinance 15-17 503.2.3). 

 
Recommendation:  
APPROVED WITH CONDITIONS 
              
 
Sincerely, 
 

 
 
Kevin S. Pierce-Fire Marshal 
City of Novi – Fire Dept.  
 
cc: file 

CITY COUNCIL 
 
Mayor 
Bob Gatt 
 
Mayor Pro Tem 
Dave Staudt 
 
Andrew Mutch 
 
Laura Marie Casey 
 
Kelly Breen 
 
Ramesh Verma 
 
Doreen Poupard 
 
 
City Manager 
Peter E. Auger 
 
Director of Public Safety 
Chief of Police 
David E. Molloy 
 
Director of EMS/Fire Operations 
Jeffery R. Johnson 
 
Assistant Chief of Police 
Erick W. Zinser 
 
Assistant Chief of Police 
Scott R. Baetens 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Novi Public Safety Administration 
45125 Ten Mile Road 
Novi, Michigan 48375 
248.348.7100 
248.347.0590 fax 
 
cityofnovi.org 
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1                                 Novi, Michigan.

2                                 Wednesday, November 8, 2017

3                                 7:00 p.m.

4                           ** ** **

5                         CHAIRPERSON PEHRSON:  I'd like to

6      call to order the regular Planning Commission meeting

7      of November 8th 2017.  Sri, can you call the roll,

8      please.

9                         MS. KOMARAGIRI:  Good evening.

10                         Member Anthony?

11                         MR. ANTHONY:  Here.

12                         MS. KOMARAGIRI:  Member Avdoulos?

13                         MR. AVDOULOS:  Here.

14                         MS. KOMARAGIRI:  Member Greco?

15                         MR. GRECO:  Here.

16                         MS. KOMARAGIRI:  Member Lynch?

17                         MR. LYNCH:  Here.

18                         MS. KOMARAGIRI:  Chair Pehrson?

19                         CHAIR PEHRSON:  Here.

20                         MS. KOMARAGIRI:  Member Zuchlewski?

21                         MR. ZUCHLEWSKI:  Here.

22                         CHAIR PEHRSON:  With that, if we

23      could rise for the Pledge of Allegiance.

24                         (Pledge recited.)

25                         CHAIR PEHRSON:  Thank you.  Look
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1      for a motion to approve or amend the agenda.

2                         MR. LYNCH:  Motion to approve.

3                         MR. ANTHONY:  Second.

4                         CHAIR PEHRSON:  A motion and a

5      second.  All those in favor?

6                         THE BOARD:  Aye.

7                         CHAIR PEHRSON:  Anyone opposed?

8                         We have an agenda.

9                         We have several audience

10      participations on the agenda today.  We've come to the

11      first one.  If you're here and wish to speak to the

12      Planning Commission on something other than one of the

13      matters for public hearing, please step forward at

14      this time.

15                         Please come to the podium, state

16      your name and address, and you'll have three minutes

17      to be heard.

18                         MR. MIGRIN:  Good evening.  My name

19      is Karl, K-a-r-l, last name Migrin, M-i-g-r-i-n.  I

20      live at 49450 West Nine Mile Road, Novi, Michigan.  I

21      just have a question more than anything.  I noticed in

22      past public hearings when the residents submit their

23      comment sheets, the secretary doesn't always have the

24      time to read all the comments, and I can understand

25      for time sake that would take a lot of your time to
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1      read all the comments.  They are public records once

2      they are mailed to the Planning Commission and the

3      City.  I'm wondering if there's any way that they

4      could be -- that the staff could scan in those

5      documents and put them as an attachment to the meeting

6      minutes, because when you read the meeting minutes,

7      there is no comments or no -- from any of the

8      residents on the response form, and it's pretty easy

9      just to scan them all in and put them as an attachment

10      to the meeting minutes.

11                         CHAIR PEHRSON:  Okay.

12                         MR. MIGRIN:  Thank you.

13                         CHAIR PEHRSON:  Ms. McBeth, can you

14      maybe enlighten us?  Is that --

15                         MS. McBETH:  We will look into

16      that.  There are certain protocols for the minutes,

17      and so we will see what we can do to share that

18      information.

19                         CHAIR PEHRSON:  Thank you.  Anyone

20      else?

21                         With that we'll close the first

22      audience participation.

23                         Correspondence?

24                         MR. LYNCH:  Just for the public

25      hearings.
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1                         CHAIR PEHRSON:  Committee reports?

2                         City Planner Report?  Ms. McBeth.

3                         MS. McBETH:  Thank you.  Good

4      Evening.  Nothing to report.

5                         CHAIR PEHRSON:  Very well.  We'll

6      go to our first public hearing.  Item Number 1 is

7      Erhard BMW of Novi Zoning Map Amendment 18.719.  It's

8      a public hearing at the request of Rogvoy Architect,

9      P.C., for Planning Commission's recommendation to City

10      Council for a Zoning Map amendment from NCC

11      (Non-Center Commercial) and OS-1 (Office Service) to

12      GE (Gateway East).  The subject property is comprised

13      of two parcels totaling 9.48 acres and it is located

14      on the southwest corner of Grand River Avenue and

15      Meadowbrook Road in Section 23.

16                         Sri, good evening.

17                         MS. KOMARAGIRI:  Thank you.  The

18      subject property is located at the southwest corner of

19      Grand River Avenue and Meadowbrook Road.  The

20      development area is comprised of two parcels as

21      mentioned earlier.  The northern parcel is zoned NCC

22      (Non-Center Commercial), and the southern parcel is

23      zoned OS-1 (Office Service.)  The property is

24      identified as TC Gateway on our Future Land Use Map.

25      The applicant is requesting to rezone the property to
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1      Gateway East, which is supported by the future land

2      use map recommendation.

3                         A pre-application meeting was held

4      for the proposed development on October 3, 2017.  At

5      that time staff recommended the applicant to apply for

6      a straight rezoning.  If the rezoning is approved, the

7      applicant intends to propose an auto car dealership

8      and a service center for BMW at that location, which

9      could be considered as a Special Development Option in

10      the GE District.  As this is not a PRO (Planned

11      Rezoning Overlay), the applicant is not bound to

12      develop a specific plan until after the rezoning has

13      been approved.

14                         The property consists of some

15      regulated wetlands and woodlands.  The wetland is

16      associated with a drain that runs from west to east

17      along the south side of the site and appears to drain

18      to Bishop Creek located east of Meadowbrook Road.  The

19      mapped regulated woodland areas are indicated along

20      the southern section of the site.  The applicant is

21      working with the City staff to determine the exact

22      boundaries for wetlands and provide an accurate tree

23      survey at the time of preliminary site plan.

24                         The City's traffic consultants

25      reviewed rezoning traffic steady provided by the
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1      applicant and indicated that the proposed use of an

2      auto dealership is projected to produce 2,638 fewer

3      trips than the existing zoning would allow per day.

4      It also produces 11 and 15 additional peak-hour trips,

5      respectively for A.M/P.M, than the maximum allowable

6      density for land-uses under the existing zoning.

7      Traffic requested that the applicant should perform a

8      full-scale Traffic Impact Study at the time of

9      Preliminary Site Plan submittal due to the projected

10      increase in peak hour trips.

11                         Staff recommends approval of the

12      rezoning request for reasons stated in the review

13      letter and also as it is consistent with Future Land

14      Use map recommendations.  Our traffic consultant

15      Sterling Frazier and our wetland consultant Pete Hill

16      are here if you have any questions in that regard.

17      The Planning Commission is asked tonight to hold a

18      public hearing and make a recommendation to City

19      Council.

20                         The applicant Ken Widerstedt is

21      here with his architect Mark Drane if you have any

22      questions for them.  Thank you.

23                         CHAIR PEHRSON:  Thank you.  Does

24      the applicant wish to address the Planning Commission

25      at this time?
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1                         MR. DRANE:  Good evening.  My name

2      is Mark Drane.  I'm with Rogvoy Architects.  My

3      address is 32500 Telegraph Road, Suite 250, Bingham

4      Farms, Michigan.  And I think Sri did a very nice job

5      outlining our proposal and I'm here with Ken to answer

6      any questions.

7                         CHAIR PEHRSON:  Very good.  This is

8      a public hearing.  If there's anyone in the audience

9      that wishes to address the Planning Commission at this

10      time, please step forward on this matter.

11                         Seeing no one, I think we have some

12      correspondence.

13                         MR. LYNCH:  Yes, we do.  I

14      summarized all three of the objections, and they're

15      primarily concerned about traffic and de-valuation of

16      the property values.  The first one is an objection

17      from Jimmie Cranford, Jr., 24963 Bloomfield Court,

18      Novi.  Jacob C. Oommen, 41336 Clermont Avenue, Novi.

19      And then Kristie J. Block, 41252 Clermont Avenue in

20      Novi.  I have one support from a Joe Haddad, 41490

21      Grand River Avenue in Novi.

22                         CHAIR PEHRSON:  Thank you.  With

23      that we'll close the public hearing on this matter and

24      turn it over to the Planning Commission for your

25      consideration.
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1                         Member Anthony.

2                         MR. ANTHONY:  Thank you.  You know,

3      this is really two parcels when you look at this, and

4      the top parcel, which is the corner of Grand River and

5      Meadowbrook, you know, it makes sense being consistent

6      with the Future Land Use Plan and there being a type

7      of commercial or retail there.  That portion of the

8      property I really don't have a problem with this

9      request on the rezoning.  Where I really start to

10      question it and I struggle with a little bit is on the

11      portion that's the OS-1.  And part of why I question

12      that is when you take a look at that neighborhood, for

13      instance the neighborhood for Cherryhill, you can see

14      that -- you know, and we've run into this in some

15      other projects as well, is that whenever we look at

16      single-family neighborhoods, we like to have a buffer

17      around us, and that buffer being a multi-family, being

18      office, single-story office with similar roofs.  And

19      so when I look at this area and I see that we have on

20      Cherryhill single family, and I look at how the buffer

21      has been working, other than what really pre-existed

22      quite a while ago over towards the railroad tracks

23      where you have some industrial, we've done a good job

24      of doing a buffering zone.  If you were able to look

25      at an aerial, you'd see towards the north of that
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1      neighborhood we have multi-family, and we see that

2      behind the main street area, again followed by

3      multi-family, condo, apartments.  We just approved

4      another multi-family right on Grand River, which is a

5      nice apartment complex, roofs are matching the theme,

6      they're going with that.  But now you take the next

7      step over, and that OS-1 really provides a buffer and

8      it continues that buffer for those neighborhoods, both

9      the neighborhoods on the Cherryhill side and on the

10      Clermont side.  And with an office space, if you look

11      at some of the single nearby offices that were

12      approved near there, you know, they have similar

13      roofs, they really do look like they conform.

14                         When we look at -- when we look at

15      a dealership, I think when we look at the front of it

16      we think of it from Grand River and we think, okay,

17      you know, from the front of, Grand River, it fits, it

18      conforms with what we have on Grand River.  But if you

19      now go to the back side and you look at that,

20      dealerships are traditionally a large parking lot that

21      is filled with cars.  That really seems to be a

22      dramatic departure from what we're seeing.  Even in

23      Meadowbrook Commons you have common roof patterns that

24      match the residential neighborhoods.  The parking lot

25      areas, and they're substantial parking lot, but yet
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1      they're low intensity, they're integrated with a park

2      like setting.  It's not this high density area.  And

3      so you really see more of a -- you get the feeling of

4      a mixed use that is walkable.  And now when you

5      integrate the high density parking lot that occurs on

6      the OS-1 portion of the property, it really seems to

7      be a dramatic departure and nonconforming from that

8      area.

9                         And I also think back to about a

10      month ago we were looking at trying to help a

11      transition between industrial-zoned property and

12      single-family residential, and we really looked at

13      trying to grab on to what ordinances that the zoning

14      allowed us to use when we created that buffer, and I

15      think we did the best we could considering that.  But

16      that was because we were absent of any zoning buffer

17      that would have been between a higher intense use and

18      neighborhoods.  And here my reluctance is that in

19      removing the OS-1, we are removing that buffer and

20      we're removing that transition zone.  And when we do

21      that, we're always talk about property rights.  And we

22      talk about property rights that we have to function

23      within that.  My concern is that if we remove that

24      OS-1, we're not considering the rights and reasonable

25      expectations of all of the people, whether they're the
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1      people that live there in the multi-family or in the

2      single-family.  So I'm very hesitant in approving the

3      change on the OS-1 portion.

4                         CHAIR PEHRSON:  Thank you.  Anyone

5      else?

6                         Member Avdoulos.

7                         MR. AVDOULOS:  I had similar

8      concerns, especially that piece of the property, the

9      rear piece let's say, the OS-1, and then across the

10      street where the residential, if you took that

11      property line and you line it up, you know, it's at

12      the halfway point.  And I'm looking at an aerial I

13      guess that a little better depicted.  It's on one of

14      the write-ups, I think it's Page 4 of 5, and it's

15      right next to where it says Natural Features.  But you

16      could see the R-2 development below that.

17                         And if I could ask a question of

18      the architect.  I know that there is no concept plan,

19      but if you were to do a layout of this, would we

20      basically have a building up front on Grand River, and

21      the rear would be parking, and then do we know like

22      that corner piece as it shows here, I don't know if

23      that's a wetland that would also act as a buffer to

24      the residential.

25                         MR. DRANE:  I think the answer to
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1      all of those questions are yes.  And we do have a

2      concept plan.  But I think the answer is that there is

3      a wetland and a buffer, a natural buffer there

4      already.  The grade slopes down from high to low from

5      Grand River down to, I'm sorry, I don't know what the

6      back street there is.

7                         CHAIR PEHRSON:  Cherryhill.

8                         MR. DRANE:  Cherryhill.  And our

9      plan, our concept plan doesn't have any development

10      within from the Cherryhill property line going north

11      125 feet.  We have all open area.  It's going to be

12      stormwater management, wetlands and landscape

13      buffering.

14                         MR. AVDOULOS:  Okay.

15                         MR. DRANE:  So the land itself

16      really has its own natural buffer.  And I do

17      understand about having that zoning buffer, but our

18      plan doesn't have any buildings back there.  Like you

19      said, it's low intensity parking.

20                         MR. AVDOULOS:  And I thank you for

21      that.  I had the same concerns.  I drove by there and

22      then I saw that when I was there and then looking at

23      the plan.  And then transitioning from that piece of

24      property to the, you know, multi-use property, you

25      know, I don't feel it's going to be that detrimental.



11/8/2017

313-962-1176
Luzod Reporting Service, Inc.

Page 14

1      I think it follows with the master plan, you know, for

2      land use for the concept of what we're trying to do

3      for that Gateway East area of the city.

4                         So I do have the same concerns, but

5      I think it's appropriate rezoning, and for the fact

6      that when it comes in, we could look if the buffer

7      there is going to be appropriate or if we need to

8      enhance anything.

9                         MR. DRANE:  Yes.  And I apologize,

10      I didn't answer all of your questions.  The building

11      is at the corner with zero lot lines and landscape

12      buffering, but it's very similar frontage as the

13      Cadillac dealership.

14                         MR. AVDOULOS:  Right.  Okay.  Those

15      are my questions.

16                         CHAIR PEHRSON:  Thank you, sir.

17                         Member Lynch.

18                         MR. LYNCH:  Something very quick.

19      You know, before we -- if we were to change this from

20      OS-1 to what you're requesting, what guarantee do we

21      have that, you know, you're going to maintain.  I do

22      agree that there really has to be a transition there,

23      and since we're taking the office transition off,

24      there has to be some sort of buffer to block the

25      lights, block the view of the parking lot, things like



11/8/2017

313-962-1176
Luzod Reporting Service, Inc.

Page 15

1      that.  125 feet, you know, sounds like a lot as long

2      as it has foliage in it.  I mean, I don't know that we

3      have -- I mean, what right --

4                         CHAIR PEHRSON:  We would have a

5      plan to review and approve at that point in time.

6                         MR. LYNCH:  So we would -- we're

7      not under any --

8                         CHAIR PEHRSON:  No.

9                         MR. ANTHONY:  Is there a way to put

10      in there an expectation so that it's known that

11      when --

12                         CHAIR PEHRSON:  We're doing that

13      right now.  Absolutely.

14                         MR. LYNCH:  Okay.  So by approving

15      this, we're putting in the expectation that there is

16      going to be a significant transition?

17                         CHAIR PEHRSON:  They still have to

18      come before us for the plan.

19                         MR. LYNCH:  Thank you.

20                         CHAIR PEHRSON:  Member Zuchlewski.

21                         MR. ZUCHLEWSKI:  I have a question

22      for Barb.  Barb, the OS-1 that we're discussing now,

23      what has been the development community?  What kind of

24      interest has there been in this property for the last

25      30 years?
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1                         MS. McBETH:  So through the chair.

2                         MR. ZUCHLEWSKI:  I mean, has

3      anybody come to us and said, well, we want that piece,

4      that OS-1, and if it stays OS-1, and, you know,

5      somehow Cadillac says, well, we can make or BMW says

6      we can make this work just for conversation, doesn't

7      that OS-1 property, doesn't that become more of a

8      secondary site, and isn't that going to be kind of

9      like the Peachtree site that we're struggling with now

10      not having any exposure, you know, just being buried

11      in effect?  And the chance of us having anything else

12      go there, you know, is the chance that great that we

13      have people that want to go on a secondary site like

14      that?  Is that going to stay like that for -- I mean,

15      in your opinion?  Well, is there any interest in it?

16                         MS. McBETH:  So through the chair.

17      In my 16 years as being with the City of Novi, I've

18      known the property owner who owns both parcels who has

19      expressed various interest over the years, but never

20      really taken any action.  When the Huntley Manor

21      project came in, at the beginning there was thought

22      they might join forces and do a development together,

23      and that didn't happen for whatever reason.

24                         So I think with the property with

25      the split zoning like that doesn't really offer a
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1      substantial area for any particular development, and

2      you're right, with the frontage on Meadowbrook Road it

3      wouldn't be as attractive as something on Grand River.

4                         MR. ZUCHLEWSKI:  Thank you.

5                         CHAIR PEHRSON:  Just my two cents.

6      I agree with everyone's thoughts, and I hope you get

7      the sense of where we're leaning to.  I have no issue

8      taking both lots and changing the zoning, because it

9      does fit exactly what I think the master plan was

10      looking for.  And I think the expectation of anything

11      that comes back to us would be scrutinized very

12      diligently relative to that buffer that's trying to be

13      between Cherryhill and the dealership.  So that's my

14      two cents.

15                         Member Greco.

16                         MR. GRECO:  Very good.  With all of

17      those comments, which I agree with for the most part,

18      I would like to make a motion.  In the matter of the

19      request of Erhard BMW of Novi for Zoning Map Amendment

20      18.719, motion to recommend approval to City Council

21      to rezone the subject property from NCC, Non-Center

22      Commercial, and OS-1, Office Service, to GE, Gateway

23      East, for the reasons set forth on the motion sheet,

24      with the understanding that the applicant will be

25      submitting plans and will be going through a review
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1      for what the Planning Commission will be expecting at

2      that time.

3                         MR. AVDOULOS:  Second.

4                         CHAIR PEHRSON:  We have a motion by

5      Member Greco, second by Member Avdoulos.  Any other

6      comments?

7                         Sri, can you call the roll, please.

8                         MS. KOMARAGIRI:  Member Lynch?

9                         MR. LYNCH:  Yes.

10                         MS. KOMARAGIRI:  Chair Pehrson?

11                         CHAIR PEHRSON:  Yes.

12                         MS. KOMARAGIRI:  Member Zuchlewski?

13                         MR. ZUCHLEWSKI:  Yes.

14                         MS. KOMARAGIRI:  Member Anthony?

15                         MR. ANTHONY:  No.

16                         MS. KOMARAGIRI:  Member Avdoulos?

17                         MR. AVDOULOS:  Yes.

18                         MS. KOMARAGIRI:  Motion passes 4 to

19      1.

20                         CHAIR PEHRSON:  Thank you.

21                         MS. KOMARAGIRI:  Oh, Member Greco.

22                         MR. GRECO:  Yes.

23                         CHAIR PEHRSON:  Don't want to leave

24      him out.  He made a wonderful motion.

25                         MS. KOMARAGIRI:  Motion passes 5 to
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PLANNING COMMISSION  
MINUTES 

CITY OF NOVI 
Regular Meeting 

September 26, 2018 7:00 PM 
Council Chambers | Novi Civic Center  

45175 W. Ten Mile (248) 347-0475 
 

CALL TO ORDER 
The meeting was called to order at 7:00 PM. 
 
ROLL CALL 
Present: Member Avdoulos, Member Greco, Member Lynch, Member Maday, 

Chair Pehrson 
Absent: Member Anthony (excused) 
Also Present: Barbara McBeth, City Planner; Sri Komaragiri, Planner; Lindsay Bell, 

Planner; Darcy Rechtien, Staff Engineer; Rick Meader, Landscape 
Architect; Thomas Schultz, City Attorney; Peter Hill, Environmental 
Consultant; Maureen Peters, Traffic Consultant; Doug Necci, Façade 
Consultant 

 
PLEDGE OF ALLEGIANCE 
Member Avdoulos led the meeting attendees in the recitation of the Pledge of Allegiance. 

APPROVAL OF AGENDA  
Moved by Member Lynch and seconded by Member Avdoulos. 
 
VOICE VOTE TO APPROVE THE SEPTEMBER 26, 2018 AGENDA MOTION MADE BY MEMBER 
LYNCH AND SECONDED BY MEMBER AVDOULOS. 
 

Motion to approve the September 26, 2018 Planning Commission Agenda. Motion 
carried 5-0. 

 
AUDIENCE PARTICIPATION 
Nobody in the audience wished to speak.  
 
CORRESPONDENCE 
There was no correspondence. 
 
COMMITTEE REPORTS 
There were no Committee Reports. 
 
CITY PLANNER REPORT 
 
City Planner McBeth said there were a couple of items that City Council considered on 
Monday. The City Council granted tentative approval for the Zoning Map Amendment 
and Planned Rezoning Overlay agreement for the Adell Center, which is proposed for 21 
acres located south of I-96 and west of Novi Road. We expect that that matter will return to 



d. Waiver for driveway spacing of 140 feet from the driveway to the east, 
where 230 feet is required, which is hereby granted because of 
constraints on the site and in the Twelve Mile right-of-way; 

e. The conditions and items listed in the staff and consultant review letters 
being addressed on the Final Site Plan. 

 
This motion is made because the plan is otherwise in compliance with the Article 3, Article 
4 and Article 5 of the Zoning Ordinance and all other applicable provisions of the 
Ordinance. Motion carried 5-0. 
 
ROLL CALL VOTE TO APPROVE WETLAND PERMIT MOTION MADE BY MEMBER LYNCH AND 
SECONDED BY MEMBER AVDOULOS. 
 
In the matter of Fountain View AKA Stoneridge West II, JSP 18-30, motion to approve the 
Wetland Permit based on and subject to the findings of compliance with Ordinance 
standards in the staff and consultant review letters, and the conditions and items listed in 
those letters being addressed on the Final Site Plan.  This motion is made because the plan 
is otherwise in compliance with Chapter 12, Article V of the Code of Ordinances and all 
other applicable provisions of the Ordinance. Motion carried 5-0. 
 
ROLL CALL VOTE TO APPROVE STORMWATER MANAGEMENT PLAN MOTION MADE BY 
MEMBER LYNCH AND SECONDED BY MEMBER AVDOULOS. 
 
In the matter of Fountain View AKA Stoneridge West II, JSP 18-30, motion to approve the 
Stormwater Management Plan based on and subject to the findings of compliance with 
Ordinance standards in the staff and consultant review letters, and the conditions and 
items listed in those letters being addressed on the Final Site Plan.  This motion is made 
because the plan is otherwise in compliance with Chapter 11 of the Code of Ordinances 
and all other applicable provisions of the Ordinance. Motion carried 5-0. 
 

3. JAGUAR LAND ROVER JSP17-65 
Public Hearing at the request of Erhard Motor Sales, Inc. for Planning Commission’s 
recommendation to City Council for consideration of a Special Development 
Option Concept Plan in the GE, Gateway East zoning district. The subject property 
is comprised of two parcels totaling 9.48 acres. It is located on the southwest corner 
of Grand River Avenue and Meadowbrook Road in section 23. The applicant is 
proposing to build a 58,663 square feet car sales facility for Jaguar Land Rover. The 
concept plan proposes 138 parking spaces and 287 parking spaces for storing cars 
for sale.  

 
Planner Komaragiri said as some of you may be aware, the subject property was rezoned 
from Non-Center Commercial, NCC, and Office Service, OS-1, districts to Gateway East, 
GE, at the December 4, 2017 City Council meeting. The applicant is now proposing to use 
the Special Development Option available under Gateway East zoning to propose an 
auto car dealership.  
 
The subject property is located at the “entry” area of the Gateway East District, since it is 
located on one of the four properties at the intersection of Grand River and 
Meadowbrook. The SDO option allows a non-residential use permitted elsewhere in the 
Ordinance, but not otherwise permitted in the GE District for one of these properties, 



subject to City Council’s approval based on Planning Commission’s recommendation. 
 
The property is now currently zoned to Gateway East and is bordered by Gateway East to 
the west, Multiple Family RM-2 to the south, Single Family Residential and OS-1 Office 
service to the east and Non-Center Commercial to the west and north across Grand River 
Avenue. Except for the property to the east, all other properties are currently developed 
or under construction. The Future Land Use map recommends residential land uses to the 
south and Town Center Gateway district on all other sides.  
 
The Plan indicates one area of wetland on this site located along the southern boundary 
of the subject site. The current plan is not proposing any impacts to the existing wetlands 
on site. Regulated woodlands are located in the southwest section of the site. This map is 
slightly misleading – it shows wetlands in the middle of the property, but they are 
essentially located to the south. 
 
The subject property is comprised of two parcels totaling 9.48 acres. The applicant is 
proposing to build a 58,663 square feet car sales facility for Jaguar Land Rover. The 
proposed facility includes sales and service area located in the southwest corner of the 
building and also proposes 138 parking spaces for employee and visitors, and 287 parking 
spaces for storing cars for sale.  
 
At the time of consideration of the rezoning request, the Planning Commission noted that 
the applicant should maintain a reasonable buffer between the parking lot and the 
residential uses to the south. A storm water pond is proposed on the south side that also 
acts a buffer from the residential use on south side of Cherry Hill Road. The site has access 
from both Meadowbrook Road and Grand River Avenue. 
 
As mentioned before, there are no impacts proposed to the wetlands but there are some 
impacts proposed within the 25 foot buffer.  A total of 149 regulated trees are proposed to 
be removed, which accounts for up to 48 percent of trees on site. About 172 
replacements trees are required, which are proposed to be planted on site at this 
moment. The Woodland Replacement trees are proposed around the stormwater 
detention basin, along the west edge of the property, near the loading zone, and within 
several parking lot islands. The location of the trees in the parking lot islands and perhaps 
near the loading zone is not consistent with the intent of the Woodland Ordinance; they 
are hard to be preserved in a conservation easement. The applicant agreed to relocate 
the trees out of the parking lot.  
 
Traffic review recommends approval with additional comments to be addressed with the 
Preliminary Site Plan. A Traffic Impact Study would be required based on the trip 
generation for this site; however, item e. in the motion refers to two options – either to 
waive the requirement or defer it to the time of Preliminary Site Plan review, as the site falls 
under the study boundaries for the ongoing study by the City. Staff supports either of those 
options.  
 
As indicated in the motion sheet, the Concept Plan requires multiple deviations. Staff is in 
support of all the deviations except for first two items listed in the motion sheet.  
 
The first item refers to the Open Space requirement. 25% of the gross area of each 
development within the GE District shall be comprised of open space. Substantially all of 



the total open space area must be designed as useable space. The plans provided, 
which were included in the packet, did not provide enough information to make that 
determination. However, since we uploaded the packets online, the applicant has been 
actively working with Staff to find alternate options. The revised plans show additional 
details for the pocket park at the northeast corner shown in the red boundary here and 
added a trail around the stormwater pond with possible seating around it for employees. 
The total space provided is now approximately 11.5%. The applicant is suggested to work 
with staff to find other options to provide more usable open space. However, only a part 
of the requirement appears to be met. They may require a deviation for not meeting the 
total percentage. 
 
Façade requires deviations for underage of brick, overage of flat metal panels and 
overage of horizontal rib metal panels for rooftop screening, all supported by Staff. 
Façade boards and colored renderings are included in the packet and are available in 
front of the podium.   
 
Per Section 3.11.8, street corner building should have greater massing and height. The 
proposed façade did not meet the intent at the time of review. However, as mentioned, 
the applicant has proposed some changes since then. They propose to drop the grade 
level at the corner of Grand River and Meadowbrook, and propose to use landscaping 
design to create interest at the corner instead of using building materials to create the 
massing. Staff is in agreement with the concept of it, but we still feel like we need to 
address some details prior to the approval of the SDO Concept Plan. 
 
The applicant has submitted a Noise Impact Statement to address the possible noise 
concerns, due to the proximity to the residential neighborhood. The report was very well 
detailed and demonstrates that the noise levels will be kept under the Ordinance 
minimum. Site lighting is proposed to be turned on all day and night for security reasons. 
The applicant is suggested to consider reduced lighting for security purposes after hours 
due to proximity to residential uses. The Planning Commission may consider adding this as 
an additional condition if the suggestion seems reasonable.   
 
All reviews are recommending approval with additional information to be addressed as 
noted in the review letters and tonight’s presentation.  
 
The Planning Commission is asked tonight to hold the public hearing and make a 
recommendation to City Council for approval of SDO Concept Plan.  
 
The applicants and staff are here tonight to answer any questions you may have.  
 
Mark Drane, with Rogvoy Architects, said I am the architect for the project and I am 
representing their group. I’m here to answer questions, it sounded like a mouthful what Sri 
had but they are very small, minor items. We’re here to do a good job. 
 
Chair Pehrson asked if there was anyone in the audience that wished to address the 
Planning Commission regarding this project. Seeing no one, he asked if there was any 
correspondence. 
 
Member Lynch said there are two. Jimmie Cranford, 24693 Bloomfield Court, is concerned 
about the residential neighborhoods on all four sides of the development. If the 



development is approved, a berm or wall is suggested at the south and east boundary to 
provide some separation. And another objection from Jacob Oomen, 41336 Clermont 
Avenue, said the construction of Jaguar Land Rover will decrease the property value of 
my home and homes in this area, and he objects to this construction.  
 
Chair Pehrson closed the public hearing and turned it over to the Planning Commission for 
their consideration. 
 
Member Avdoulos said I have a couple of questions. One to Sri – in the report, you had 
indicated that right now, you’re not recommending approval because of a lot of 
deviations and things that need to be done. Is that where you are still landing? 
 
Planner Komaragiri said the two major items why we are recommending that is the Open 
Space requirement, and the Façade and massing. But like I mentioned, the applicant has 
been working with us. They seem to be moving in the right direction, just a few details 
need to be worked out. 
 
Member Avdoulos said and then related to Landscaping and buffer with the adjacent 
residential area, we had some concerns that what they have provided will provide 
buffering throughout all four seasons. Where are with that? 
 
Landscape Architect Meader said in my opinion, there is sufficient buffering. Along the 
southern edge along Cherry Hill, there’s a ditch with heavy natural – I’m not going to call 
it native – but natural vegetation there that’s going to stay. And then in addition, they’re 
adding two or three more layers of plantings at various heights and types through there. 
So I think that any view from there is going to extremely screened, I mean if you really look 
you might be able to see some but I don’t think it’s anything that’s major. They’re also 
extending the berm along the left side down to the wetland buffer and we don’t want 
them to go further, and that’s heavily planted with a lot of woodland replacement trees. 
So in my opinion, they have enough screening. You can always add a few more plants to 
it, but I’m not sure that’s really necessary. 
 
Member Avdoulos said thank you, I just wanted to make sure we had that. Those were my 
only questions. 
 
Member Greco said before I make a motion, I have a question. On the motion sheet, 1b. 
Would the Planning Commission prefer that, as we discussed the architectural standards, 
that the applicant work with the Façade consultant? 
 
Chair Pehrson said I think that’s best, in my opinion. 
 
Member Greco said and 1e. the traffic deviation to waive the requirement for the Traffic 
Impact Study or defer it to the time of Preliminary Site Plan review – are there comments 
on that? 
 
Member Maday said can we just defer it to the time of Preliminary Site Plan? 
 
Member Avdoulos said I’m okay with that. 
 
Chair Pehrson said that’s fine. 



 
Member Greco said okay. With that, I’d like to make a motion. 
 
Motion made by Member Greco and seconded by Member Lynch. 
 
ROLL CALL VOTE TO RECOMMEND APPROVAL OF SDO CONCEPT PLAN MOTION MADE BY 
MEMBER GRECO AND SECONDED BY MEMBER LYNCH. 
 
1. The recommendation shall include the following ordinance deviations: 

a. The applicant shall work with staff to provide acceptable amount of Open Space as 
defined in Section 3.11.7 GE District required conditions, prior to City Council’s 
consideration of SDO Concept Plan; 

b. The applicant shall work with City’s Façade consultant to provide alternate design 
elements to meet the intent of Section 3.11.8;  

c. Planning deviation from Section 3.11.8 for absence of required sidewalk along 
Cherry Hill Road due to existing wetlands;  

d. Deviations from Section 5.15. Exterior Building Wall Façade Materials for the 
following: 

i.Underage of brick (30% minimum required, 25% on north façade and 28% on 
east façade proposed); 

ii.Overage of flat metal panels (50% maximum allowed, 58% on north façade and 
56% on east façade proposed); 

iii.Overage of horizontal rib metal panels for roof top screening (0% allowed,17% 
on north, 16% on east, 12% on south and 18% on west proposed); 

e. Defer the Traffic Impact Study to the time of Preliminary Site Plan review, as the site 
falls under the study boundaries for the ongoing Comprehensive Traffic study by the 
City; 

f. Traffic deviation for variance from Design and Construction Standards Section 11-
216(d) for not meeting the minimum distance required for same-side commercial 
driveways along Grand River Avenue; 

g. Landscape deviation from Section. 5.5.3.E.i.c for lack of street trees along Grand 
River Road frontage due to lack of space (8 trees required); 

h. Landscape deviation from Section. 5.5.3.E.i.c for lack of street trees along Cherry 
Hill Road frontage due to lack of space (8 trees required); 

i. Landscape deviation from Section 5.5.3.B.ii and iii for not providing greenbelt berm 
or plantings in area of wetland in order to preserve wetland along Cheery Hill Road 
frontage; 

j. Landscape deviation from Section 5.5.3.B.ii and iii for not providing greenbelt berm 
or plantings between Cherry Hill and the parking lot area not behind the wetland; 

 
2. The Applicant shall comply with the conditions and items listed in the staff and 

consultant review letters as a requirement noted in the Special Development Option 
Agreement. 

 
This motion is made based on the following findings: 

a. The project results in a recognizable and substantial benefit to the ultimate users of 
the project and to the community, where such benefit would otherwise be unfeasible 
or unlikely to be achieved by a traditional development; 

b. In relation to a development otherwise permissible as a Principal Permitted Use under 
Section 3.1.16.B the proposed type and density of development does not result in an 



unreasonable increase in the use of public services, facilities and utilities, and does 
not place an unreasonable burden upon the subject and/or surrounding land and/or 
property owners and occupants and/or the natural environment; 

c. Based upon proposed uses, layout and design of the overall project, the proposed 
building facade treatment, the proposed landscaping treatment and the proposed 
signage, the Special Development Option project will result in a material 
enhancement to the area of the City in which it is situated; 

d. The proposed development does not have a materially adverse impact upon the 
Master Plan for Land Use of the City, and is consistent with the intent and spirit of this 
Section; 

e. In relation to a development otherwise permissible as a Principal Permitted Use under 
Section 3.1.16.B, the proposed development does not result in an unreasonable 
negative economic impact upon surrounding properties; 

f. The proposed development contains at least as much usable open space as would 
be required in this Ordinance in relation to the most dominant use in the 
development (provided the applicant makes the required revisions); 

g. Each particular proposed use in the development, as well as the size and location of 
such use, results in and contributes to a reasonable and mutually supportive mix of 
uses on the site, and a compatibility of uses in harmony with the surrounding area 
and other downtown areas of the City; 

h. The proposed development is under single ownership and/or control such that there 
is a single person or entity having responsibility for completing the project in 
conformity with this Ordinance; 

i. Relative to other feasible uses of the site, 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; 

j. Relative to other feasible uses of the site, 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; 

k. Relative to other feasible uses of the site, the proposed use is compatible with the 
natural features and characteristics of the land, including existing woodlands, 
wetlands, watercourses and wildlife habitats; 

l. Relative to other feasible uses of the site, 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; 

m. Relative to other feasible uses of the site, the proposed use is consistent with the 
goals, objectives and recommendations of the City’s Master Plan for Land Use. 

n. Relative to other feasible uses of the site, the proposed use will promote the use of 
land in a socially and economically desirable manner; and 

o. Relative to other feasible uses of the site, 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. 

Motion carried 5-0. 
 

4. KEFORD COLLISION AND TOWING JZ18-32 with REZONING 18.725 
Public hearing at the request of Keford Collision and Towing for Planning 



j. City Council variance from Sec. 11-239(b)(1),(2)of Novi City Code for absence of hard 
surface for parking lot and driveway; 

k. City Council variance from Sec. 11-239(b)(1),(2)of Novi City Code for absence of curb 
and gutter for parking lot and driveway; 

l. City Council variance from Sec. 11-239(b)(3) of Novi City Code for absence of pavement 
markings and layout including end islands; 

m. City Council approval for lack of required Traffic Impact study based on existing 
conditions and proposed mitigation measures near Beck Road and Eleven Mile Road 
entrances; 

n. The findings of compliance with Ordinance standards in the staff and consultant review 
letters, and the conditions and items listed in those letters being addressed on the Final 
Site Plan. 
 

This motion is made because the plan is otherwise in compliance with Article 3, Article 4 
and Article 5 of the Zoning Ordinance and all other applicable provisions of the 
Ordinance. Motion carried 4-1 (Lynch). 
 
ROLL CALL VOTE TO APPROVE STORMWATER MANAGEMENT PLAN MOTION MADE BY 
MEMBER GRECO AND SECONDED BY MEMBER AVDOULOS. 
 
In the matter of City of Novi Bosco Park, JSP 18-42, motion to approve the Stormwater 
Management Plan, based on and subject to the findings of compliance with Ordinance 
standards in the staff and consultant review letters, and the conditions and items listed in 
those letters being addressed on the Final Site Plan.  This motion is made because it 
otherwise in compliance with Chapter 11 of the Code of Ordinances and all other 
applicable provisions of the Ordinance. Motion carried 4-1 (Lynch). 
 
SUPPLEMENTAL ISSUES 
 
City Planner McBeth said because of the Planning Commission calendar for the year, we 
have another meeting next week. So we look forward to seeing you here again next week. 
 
AUDIENCE PARTICIPATION 
Nobody in the audience wished to speak. 
 
ADJOURNMENT 
Moved by Member Lynch and seconded by Member Avdoulos. 
 
VOICE VOTE ON THE MOTION TO ADJOURN MADE BY MEMBER LYNCH AND SECONDED BY 
MEMBER AVDOULOS. 
 

Motion to adjourn the September 26, 2018 Planning Commission meeting. Motion 
carried 5-0. 

 
The meeting was adjourned at 9:16 PM. 



CITY COUNCIL MEETING MINUTES
November 13, 2018 



REGULAR MEETING OF THE COUNCIL OF THE CITY OF NOVI 
MONDAY, NOVEMBER 13, 2018 AT 7:00 P.M. 

COUNCIL CHAMBERS – NOVI CIVIC CENTER – 45175 TEN MILE ROAD 
 
 Mayor Gatt called the meeting to order at 7:00 P.M.   
 
PLEDGE OF ALLEGIANCE 
 
ROLL CALL: Mayor Gatt, Mayor Pro Tem Staudt, Council Members Breen, 

Casey, Markham, Mutch (absent, excused)  
 
ALSO PRESENT: Pete Auger, City Manager 
 Victor Cardenas, Assistant City Manager 
 Thomas Schultz, City Attorney 
 Barb McBeth, City Planner 
 
APPROVAL OF AGENDA: 
 
Mayor Gatt added Committee Assignments to Mayor and Council Issues. 
 
CM 18-11-173 Moved by Casey, seconded by Breen; MOTION CARRIED: 5-0 
 
Roll call vote on CM 18-11-173 Yeas: Staudt, Breen, Casey, Markham, Gatt 
 Nays:  None 
   Absent:  Mutch 
 
PUBLIC HEARING:    
 
1. Erhard Motor Sales, Inc., Special Development Option Concept Plan: The subject 

property is 9.48 acres in Section 23 of the City of Novi and located at the southwest 
corner of Grand River Avenue and Meadowbrook Road in the GE, Gateway East 
District. The applicant is proposing a 58,663 square foot car sales facility for Jaguar 
Land Rover.   

 
Public hearing opened at 7:01PM 
 
Becky Staab, 41887 Cherry Hill, Novi said she has lived on Cherry Hill more than 30 years. 
She said that she had been notified when this property was going to be a bowling alley. 
They were also notified when it was going to be a medical center. They were not 
notified about this until the public hearing was published on the back page of the Novi 
News.  She believed there would be residents from Meadowbrook Glens if they knew 
this was happening. She was shocked to find that this was approved as a BMW 
dealership a year ago, they never heard about that either. They had several concerns.  
They are concerned about traffic. Because of 10 Mile congestion, Cherry Hill has 
become the primary entrance and exit for Meadowbrook Glens. She said if you want to 
go east you cannot get out on the other two streets. When they looked at plans, they 
saw something about a pedestrian connectivity. When they looked at the plans it had 
something about a pathway from the service department to Cherry Hill.  She was 
concerned about that. Unless they live in Meadowbrook Glens or live in the Senior 
Citizen Center, there is no reason to have a pathway into the Meadowbrook Glens 
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Subdivision.  She said she was glad they are preserving wetlands. She said when the 
City built the Senior Center; they got everyone in Meadowbrook Glens together and 
discussed concerns. At that time in the plan, the entrance onto Cherry Hill was going to 
be a driveway with a break-away gate for emergency only. The driveway is there, but 
there is no break-away gate. Because of that, the City decided they needed a light at 
Cherry Hill and Meadowbrook Rd. She said they are concerned however this is 
approved, they will put a driveway onto Cherry Hill. Lastly the plan calls for a right turn 
lane off Meadowbrook onto Cherry Hill. There is a right hand turn lane onto Cherry Hill 
and they will put their entrance which will encroach on that turn lane. Exactly where 
the turn lane starts, there is a fire hydrant. The plan says they are going to elongate and 
taper the right hand turn lane.  If you extend that any farther north, you will be on 
Grand River.  So you will go from the right hand turn lane on Grand River, to the right 
hand turn lane on Meadowbrook that will either lead you into the dealership or onto 
Cherry Hill.  She thought that was way too much. We do agree when they looked at the 
plan, it said it will not have a berm. That’s great, leave wetlands alone. No sidewalk is 
ok. There is a sidewalk on the other side of the road. She said she was concerned that it 
is the letter of the law and what is common sense. The three letters that you have in 
your packet that have a problem with this are people who live in the subdivision across 
the street of Meadowbrook. They will be less affected. We on Cherry Hill closes to this 
and on Kings Pointe didn’t receive anything because we are not within the area of 
“what they had to do”. Sometimes you need to use common sense and send things to 
people who will be affected. She said she hoped they would some of her concerns into 
account when approving it as it is drawn the way it is now. 
 
Public hearing closed at 7:06 PM 
  
PRESENTATIONS:   
 
1. Novi Road and Grand River Avenue Area Multi-Development Traffic Impact Study  - 

AECOM 
 
Maureen Peters, representative from AECOM highlighted the presentation on the traffic 
study. Earlier this year as development started to boom in that area, they embarked on 
multi-development traffic study. As part of that, the City contacted AECOM. She said 
the general study area included Novi Road/Grand River between 10 Mile and 12 Oaks 
Mall and generally between Novi Road and Meadowbrook. The first analysis looked at 
existing conditions.  As part of that it was discovered Novi Road and Grand River 
intersection was over-capacity under existing conditions. Several other turning 
movements were seeing poor operations as well. From there the City and AECOM 
determined which developments should be incorporated into the study that might 
have an impact on this general area. They were further defined into two general 
categories considered as background developments or those that had already been 
approved or were expected to be approved in the near term. The other category 
would be future developments not within few months month. She said moving into the 
background conditions analysis the team decided to project traffic out to the year to 
2028 with the assumption that they would be built by then. In order to get to the year 
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as a part of the Emerson Park development, located on the west side of Novi 
Road, north of Ten Mile Road, in Section 22 of the City. 
 

H. Approval to award a unit price contract for Street Sweeping Services to G&M 
Enterprises, Ltd, the low bidder, for a one-year term with two one-year renewal 
options at an estimated annual cost of $78,168. 
 

I. Approval of a Street Light Purchase Agreement with The Detroit Edison Company 
for the installation and operating cost of seven (7) street lights; one (1) at the 
entrance of Manchester on Novi Road, and six (6) along the Manchester 
development frontage on Novi Road, and approval of an agreement with 
Manchester 13 Mile Road, LLC, for the sharing of installation and ongoing 
operation costs per the City’s Street Lighting Policy. 

 
J. Approval of a Quit Claim Deed for a parcel located on the southwest corner of 

12 Mile Road and Taft Road to dedicate the 60-foot master planned right-of-way 
along 12 Mile Road to the Road Commission for Oakland County (parcel 50-22-
16-226-019). 
 

K. Approval of Claims and Accounts – Warrant No. 1023 
 
 
CM 18-11-174  Moved by Staudt, seconded by Markham; MOTION CARRIED: 5-0 
 
   To approve the Consent Agenda as amended. 
 
Roll call vote on CM 18-11-174  Yeas: Breen, Casey, Markham, Gatt, Staudt 
 Nays: None 
 Absent: Mutch 
 
MATTERS FOR COUNCIL ACTION 
 
1. Consideration for tentative approval of the request of Erhard Motor Sales, Inc., 

for a Special Development Option (SDO) Concept Plan in the GE, Gateway East 
District. The subject property is 9.48 acres of land located at the southwest corner 
of Grand River Avenue and Meadowbrook Road, in Section 23.  The applicant is 
proposing a 58,663 square foot car sales facility for Jaguar Land Rover.   
 

Mark Drane said he was there representing Rogvoy Architects and he would answer 
any questions.  
 
Member Casey stated that this issue was in front of Council as a rezoning request for an 
auto dealership back in November 2017. At that time she identified that the dealership 
in question was a competitor to the dealership across the street who sells vehicles that 
are made by her employer General Motors.  She stated at that time the she did not 
think she could be objective on the questions and her colleagues allowed her recusal.   
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This issue is before us again, the only difference is the dealership has changed but the 
segment has not and this dealership in questions is still a competitor for the dealership 
across the street that sells vehicles from her employer.  She requested that her 
colleagues grant her a recusal from her. 
 
CM 18-11-175 Moved by Staudt, seconded by Gatt; MOTION CARRIED: 5-0 
    
   To approve Member Casey’s request for recusal. 
 
 
Roll call votes on CM 18-11-175  Yeas: Casey, Markham, Gatt, Staudt, Breen 
 Nays: None 
  Absent: Mutch  
 
Member Casey abstained from voting, left Council Chambers during the discussion, 
and returned after the vote had been taken. 
 
Mayor Pro Tem Staudt asked if somebody took notes of the audience participation 
regarding this particular subject.  He asked City Planner McBeth to step up and address 
some of the issues that had been brought up during the public hearing. 
 
City Planner McBeth said she did take a few notes, but she didn’t think she would have 
to answer them directly, she said she would do her best. She recalled there was one 
question specifically about the pedestrian access.  She said that believed it was the 
walkway that went around pond in the open space, not a direct access from Cherry 
Hill.  It was part of the required open space. The walkway enhances open space in 
pedestrian areas.  She mentioned the question about the taper along Grand River and 
that has been analyzed in terms of concept plan. It was generally acceptable as a 
concept plan, but would be reviewed in more detail when preliminary site plan comes 
forward.  She said there was reference to a fire hydrant and she said they would have 
to take a look at that in more detail as well. Mayor Pro Tem Staudt wondered if this 
property was part of the old landfill. He stated that this property has been sitting empty 
as long as he has lived in Novi.  There have been challenges in developing it. What’s 
changed without having remediation to property? City Planner McBeth said there has 
been extensive review of this by the applicant, they did a community impact statement 
as well as soil borings to find out what’s there. The Applicant has strong interest in 
locating in this spot. It was rezoned consistent to the Master Plan and it is one of the uses 
that Council could consider as a permitted use because of this location.  Mayor Pro 
Tem Staudt asked the architect for his comment on traffic. He asked for a comment on 
the traffic study, because basically between 4 PM and 6 PM it’s gridlock. This will be 
directly in front of the dealership and people will need access to it. What is your clients 
view? Mr. Drane said the client thought it was a nice site, perfect size and location.  He 
said they understood there will be some challenges at certain points of day for access.  
He said the way it is currently zoned it would have generated more traffic than what 
they anticipated creating with this project. It is an auto dealer, drop off in morning and 
pick up in evening. Mayor Pro Tem Staudt wondered if there would there be carriers in 
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the off hours. His experience when approaching the Suburban Collection is that auto 
carrier’s like to park there in afternoon which causes greater traffic. He wondered if 
there has been any discussion that will help remediate traffic around the dealership, like 
delivery of vehicles. Mr. Drane said they will be able to handle the delivery of the 
vehicle within the site, not on Grand River.  He said generally they are done at non-
peak hours. Mayor Pro Tem Staudt said he wanted to hear in the non-peak hours.  He 
stated that this has been tough site to develop. When they heard about car dealership 
there they asked why. He said on the flip side its great location and city to be in.  
 
Member Markham said she was interested if there were efforts towards sustainability in 
the design of this.  She wondered specifically are you using permeable pavements, 
renewal energy, native plants, and capture runoff from pavement.  Mr. Drane said that 
they are meeting or exceeding all of the City’s wetland and woodlands, and 
stormwater management ordinance requirements. He said they can take efforts to do 
interior finishes with low VOC’s and low light levels. They have high insulation and state 
of the art HVAC equipment.   
 
Member Breen said originally when this came to Council it was BMW dealership 
proposal. Why now has it changed? Mr. Drane said Earhart’s BMW is down the street. 
They wanted to relocate, but BMW of North America wouldn’t let them use the Earhart 
name. That would be a huge brand killer for them. They will remodel existing facility and 
move Land Rover and Jaguar dealerships and combine them where they can use the 
Earhart name.  Member Breen wondered if the Jaguar facility was relocating. Mr. Drane 
said it was Farmington Hills dealership and it will relocate here. Member Breen had 
questions for staff. She asked if the residents had been notified for other developments, 
but not this one and she wondered why?  City Planner McBeth said the notification 
procedures are set by ordinance and they followed ordinance. Member Breen 
wondered if they were notified before about rezoning, why didn’t they receive it now? 
City Planner McBeth said they could look into it. It occurred many years ago and 
ordinance may have been different. When property was rezoned last year, there were 
signs on property that would have notified public. Member Breen stated this is a 
recurring theme whenever we rezone something. We have certain perimeter that we 
notify and people who live close don’t get notified.  The City needs to think about this 
and notify people beyond what current ordinance calls for so nearby residents are 
notified. They went through traffic study and there will be impact above threshold. She 
was concerned we keep changing Master Plan for a single parcel. Coupled with lack 
of notice, it troubles her. She would like to see if colleagues have comments.  
 
CM 18-11-176 Moved by Staudt, seconded by Gatt; MOTION CARRIED:  3-1  
 

In the matter of Jaguar JSP17-65 motion to approve the Special 
Development Option Concept Plan, and direction to the City 
Attorney to prepare a Special Development Option (SDO) 
Agreement to return to the City Council for consideration and 
approval.   
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1. This motion is based on following conditions and deviations: 
a. The applicant shall work with staff to provide acceptable 
 amount of Open Space as defined in Section 3.11.7 GE 
 District required conditions, prior to City Council’s 
 consideration of SDO Concept Plan; 
b. The applicant shall work with City’s Façade consultant to 
 provide alternate design elements to meet the intent of 
 Section 3.11.8;  
c. Planning deviation from Section 3.11.8 for absence of 
 required sidewalk along Cherry Hill Road due to existing 
 wetlands;  
d. Deviations from Section 5.15. Exterior Building Wall Façade 
 Materials for the following: 

i.Underage of brick (30% minimum required, 25% on 
 north façade and 28% on east façade proposed); 

ii.Overage of flat metal panels (50% maximum allowed, 
 58% on north façade and 56% on east façade 
 proposed); 

iii.Overage of horizontal rib metal panels for roof top 
 screening (0% allowed,17% on north, 16% on east, 
 12%  on south and 18% on west proposed); 

e. Defer the Traffic Impact Study to the time of Preliminary Site 
 Plan review, as the site falls under the study boundaries for 
 the ongoing Comprehensive Traffic study by the City; 
f. Traffic deviation for variance from Design and Construction 
 Standards Section 11-216(d) for not meeting the minimum 
 distance required for same-side commercial driveways 
 along Grand River Avenue; 
g. Landscape deviation from Section. 5.5.3.E.i.c for lack of 
 street trees along Grand River Road frontage due to lack of 
 space (8 trees required); 
h. Landscape deviation from Section. 5.5.3.E.i.c for lack of 
 street trees along Cherry Hill Road frontage due to lack of 
 space (8 trees required); 
i. Landscape deviation from Section 5.5.3.B.ii and iii for not 
 providing greenbelt berm or plantings in area of wetland in 
 order to preserve wetland along Cherry Hill Road frontage; 
j. Landscape deviation from Section 5.5.3.B.ii and iii for not 
 providing greenbelt berm or plantings between Cherry Hill 
 and the parking lot area not behind the wetland; 
k. The Applicant shall comply with the conditions and items 
 listed in the staff and consultant review letters as a 
 requirement noted in the Special Development Option 
 Agreement. 
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2. The applicant’s compliance with the conditions and items listed 
 in the staff and consultant review letters shall be noted in the 
 Special Development Option Agreement. 
 
3. The City Council authorizes the approval of the SDO Concept 
 Plan which consists of a non-residential use permitted 
 elsewhere in this Zoning Ordinance but not otherwise permitted 
 in the GE  district, on the condition that such use meets all of the 
 following  criteria, as determined by the City Council: 
 

a.  The proposed use exemplifies the intent of the GE district as 
 stated in Section 3.1.16.A, and the intent of the SDO as 
 stated in Section 3.1.16. (since the proposed plan provides 
 for a high-quality and distinctive development that will 
 complement and support the City's Main Street/Town 
 Center area.) 
b.  The proposed use incorporates as a predominant physical 
 component of the development that provides a unique 
 entry feature along Grand River Avenue for the GE district, 
 characterized by a distinct, high-profile appearance (since, 
 in the opinion of the City’s Façade consultant and 
 Landscape Architect, the rendering provided by the 
 applicant after the preparation of the review letters, 
 provides a unique entry feature including a small park and 
 attractive landscaping). 
c.  The proposed use is compatible with, and will promote, the 
 uses permitted with the GE district and SDO. 
d.  The proposed use will not create an inconsistency with the 
 City's Master Plan for Land Use in terms of the general 
 activities on the site and the impacts upon the surrounding 
 area (since the area is developed with commercial and 
 multiple family uses, and landscape buffering is being 
 provided to the extent possible). 
e.  The proposed use is designed in a manner that will result in 
 traffic and pedestrian safely, consistent with the adjoining 
 pedestrian and vehicular thoroughfares (as noted in the 
 Traffic Engineer’s Review letter). 
f.  The proposed use is designed with exceptional aesthetic 
 quality, including building design, building materials and 
 landscaping design, not likely to be achieved except based 
 upon this authorization (since, in the opinion of the City’s 
 Façade consultant and Landscape Architect, the rendering 
 provided by the applicant after the preparation of the 
 review letters, provides a unique entry feature including a 
 small park and attractive landscaping). 
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4. This motion is made based on the following findings: 
 

a. The project results in a recognizable and substantial benefit 
 to the ultimate users of the project and to the community, 
 where such benefit would otherwise be unfeasible or unlikely 
 to be achieved by a traditional development; 
b. In relation to a development otherwise permissible as a 
 Principal Permitted Use under Section 3.1.16.B the proposed 
 type and density of development does not result in an 
 unreasonable increase in the use of public services, facilities 
 and utilities, and does not place an unreasonable burden 
 upon the subject and/or surrounding land and/or property 
 owners and occupants and/or the natural environment (as 
 noted in the Community Impact Statement); 
c. Based upon proposed uses, layout and design of the overall 
 project, the proposed building facade treatment, the 
 proposed landscaping treatment and the proposed 
 signage, the Special Development Option project will result 
 in a material enhancement to the area of the City in which it 
 is situated (as the proposed corner park and building 
 facade are designed to enhance the gateway to Town 
 Center); 
d. The proposed development does not have a materially 
 adverse impact upon the Master Plan for Land Use of the 
 City, and is consistent with the intent and spirit of the Zoning 
 Ordinance  (as the development is consistent with the 
 standards provided for the Special Development Option, 
 particularly related to the four corners of the intersection of 
 Grand River and Meadowbrook Road); 
e. In relation to a development otherwise permissible as a 
 Principal Permitted Use under Section 3.1.16.B, the proposed 
 development does not result in an unreasonable negative 
 economic impact upon surrounding properties (as the 
 proposed use is comparable to the vehicle dealership on 
 the opposite corner, and the proposed placement of the 
 building near Grand River Avenue and Meadowbrook Road 
 Right of Way, along with the proposed landscaping provide 
 buffers to the nearby residential uses); 
f. The proposed development contains at least as much 
 usable open space as would be required in this Ordinance 
 in relation to the most dominant use in the development (as 
 the applicant has provided two usable open space areas 
 for public use as part of the development); 
g. Each particular proposed use in the development, as well as 
 the size and location of such use, results in and contributes 
 to a reasonable and mutually supportive mix of uses on the 
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 site, and a compatibility of uses in harmony with the 
 surrounding area and other downtown areas of the City (as 
 the use is compatible with an existing car dealership use on 
 the northeast corner of Grand River Avenue and 
 Meadowbrook Road, and other commercial uses along 
 Grand River; 
h. The proposed development is under single ownership and/or 
 control such that there is a single person or entity having 
 responsibility for completing the project in conformity with 
 this Ordinance (as the proposed development is owned and 
 operated by Erhard Motor Sales, Inc.); 
i. Relative to other feasible uses of the site, 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 (as noted in Traffic 
 Engineering review letter); 
j. Relative to other feasible uses of the site, 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 (as noted in the Community Impact Statement); 
k. Relative to other feasible uses of the site, the proposed use is 
 compatible with the natural features and characteristics of 
 the land, including existing woodlands, wetlands, 
 watercourses and wildlife habitats (as the plan does not 
 propose any impacts to wetlands and acceptable impacts 
 to woodlands and wetlands buffers); 
l. Relative to other feasible uses of the site, 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 (as noted in the Community 
 Impact Statement); 
m. Relative to other feasible uses of the site, the proposed use is 
 consistent with the goals, objectives and recommendations 
 of the City’s Master Plan for Land Use (as the development 
 fosters economic growth); 
n. Relative to other feasible uses of the site, the proposed use 
 will promote the use of land in a socially and economically 
 desirable manner; and 
o. Relative to other feasible uses of the site, 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 
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 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. 

 
Roll call vote on CM 18-11-176  Yeas: Markham, Gatt, Staudt 
 Nays: Breen 
   Absent: Mutch 
   Abstain: Casey  
 
Member Casey returned to the Council Chambers at 8:11 PM. 
 
2. Consideration for tentative approval of the request of Keford Collision and 

Towing, JSP 18-31, with Zoning Map Amendment 18.725, to rezone property in 
Section 15, located on the south side of Grand River Avenue, east of Taft Road, 
from I-1 (Light Industrial) to I-2 (General Industrial) with a Planned Rezoning 
Overlay (PRO) and corresponding Concept Plan.  The property totals 7.61 acres 
and contains two existing buildings.  The applicant is proposing to reuse the 
existing larger building (23,493 square feet) for an auto body collision repair shop 
and related offices, with accessory car rental services, and use the rear portion 
of the property as a vehicle tow yard.   

 
David Landry addressed City Council on behalf of Keford Collision and Towing.  Mr. 
Landry said they were there on behalf of an application for rezoning with PRO overlay. 
He said it was 7.6 acres which is currently Zoned I-1, Light Industrial and they want to 
rezone it to Zoned I-2 simply and to limit the I-2 uses to the auto engine and body repair 
and outdoor storage.  He said the reason is that they are losing their lease. Keford 
Collision and Towing has been in Novi over 30 years. The property is owned by 
Mercedes Benz. They received notice a year ago that Mercedes Benz received notice 
from Germany that they want to move into our building.  They have been wonderful 
landlords, and they have had a great relationship them.  They said unfortunately 
Germany wants them to expand. They don’t want to leave Novi.   Keford is a reputable 
company.  The City has done business with them for years.  The simply need a place to 
stay in Novi. This site is perfect.  This particular site is moving to a less congested place.  
He said it is surrounded on three sides by industrial property.  The south is residential, but 
no residents will ever live there because it’s a regional stormwater detention area. All 
property is owned by City of Novi.  It never will be populated as residence. The rear is 
completely screened by existing building which covers north end of this. You won’t see 
cars being stored from Grand River because of screening. He said that the existing use 
is Industrial which it has been since the 1940’s.  It has been operated by a company 
called Amcorp since 1987.  They manufacture and assemble large machinery.  They did 
a Phase 1 Report and it was reported that the interior was loaded with solvents, oils, 
petroleum projects, with concerns about leaking onto ground. He said then they did  a 
Phase 2 Report and luckily it came up that there were no volatiles on this property  and 
no reason why it has to be remediated. They did find some soil there is arsenic and 
chromium. When  the City built the stormwater detention , they added dirt which now 
contains arsenic and chromium.  That will not require anything more than baseline 
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REGULAR MEETING OF THE COUNCIL OF THE CITY OF NOVI 
MONDAY, JANUARY 7, 2019 AT 7:00 P.M. 

COUNCIL CHAMBERS – NOVI CIVIC CENTER – 45175 TEN MILE ROAD 

Mayor Gatt called the meeting to order at 7:00 P.M. 

PLEDGE OF ALLEGIANCE 

ROLL CALL: Mayor Gatt, Mayor Pro Tem Staudt, Council Members Breen, 
Casey, Mutch, Verma  

ALSO PRESENT: Pete Auger, City Manager 
Victor Cardenas, Assistant City Manager 
Thomas Schultz, City Attorney 

APPROVAL OF AGENDA: 

CM 19-01-001 Moved by Casey, seconded by Breen; MOTION CARRIED 6-0 

Roll call vote on CM 19-01-001 Yeas: Staudt, Breen, Casey, Mutch, Verma, 
Gatt 

Nays:  None 
 PUBLIC HEARING:  None 

PRESENTATIONS:   

1. Recognition of Council Member Markham

Mayor Gatt called Gwen Markham to the podium. He noted Gwen Markham sat on 
City Council for the last five-years and before that gave a lot of service to the 
community. He stated that Gwen was successful in her last campaign and is now a 
Commissioner with the Oakland County Board of Commissioners. Mayor read the 
Proclamation. Gwen thanked the Mayor. She thanked the voters of Novi and the 
community for giving her the opportunity to serve on City Council and to move up. She 
appreciated that the community looks at her as a leader. She also thanked City staff 
and all of her colleagues. She said she was really proud to serve on the Novi City 
Council.  She gave special thanks to her colleague, Andrew Mutch, her mentor. She 
learned so much about Novi from him.  She thanked him for everything that he does for 
the community.  

2. Proclamation in recognition of Surya Namaskar (SUN Salutation) Awareness Period,
January 12 – 27, 2019 – Srinivas Dundigalla

Swahitha Pareddy said she was an 11th grader at Novi High School. She represented 
the Michigan Chapter of Hindu Swayamsevak Sangh (HSS.) She thanked Mayor Gatt, 
City Council and all of the guests that evening.  Surya Namaskar is nothing but SUN 
Salutation.  The sun is the source of life on earth.  Surya Namaskar is one way to 
acknowledge this and pay respect to the sun. Surya Namaskar integrates simple yoga 
postures in ten simple steps along with an easy breathing technique and can provide 
immense health benefits to both the body and the mind.  One of the primary benefits 
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of doing Surya Namaskar is that it improves the mental as well as physical balance of 
the person’s body.  It develops patience, and builds stamina by increasing the mental 
capacity of the brain and the body.  She stated that yoga helps to reduce stress, 
anxiety, improve fitness, posture, flexibility and balance.  Yoga has contributed to a 
widespread appeal to ancient discipline.   Hindu Swayamsevak Sangh promotes the 
wellbeing of all and promotes a healthy lifestyle regardless of one’s age, gender, age, 
religion, ethnicity, or nationality.  January 14th marks the first day of the suns transit into 
the Capricorn phase. It also marks the end of the winter solstice and the start of longer 
days.  She said to celebrate this occasion; HSS has organized a two-week long Surya 
Namaskar Yoga-thon from January 12-27.   The yogathon is to bring awareness of yoga 
and a practice of Surya Namaskar to the community at large.  She said they invite all 
Novi residents to a concluding ceremony at the SV Temple on Saturday January 26, 
2019.  The Hindu Swayamsevak Sangh Michigan Chapter is grateful for this 
Proclamation.    
 
AUDIENCE COMMENT:  
 
Dave Galloway, 1197 East Lake Drive, Novi stated that he was there to speak about the 
Canadian geese.  He said when we started the Lake Board the beaches of Walled 
Lake had been closed seven weeks due to e-coli.  He said the first thing the contractors 
did was remove reeds from their beach.  He said they haven’t had a beach closing on 
Walled Lake since then.  He said the second priority on the Lake Board is to keep the 
weeds from the parks and beaches of Novi.  He said they have not gotten rid of the e-
coli, but the lakes dilute the e-coli.  He stated that the e-coli are still going downstream 
over to Old Novi.  He said the geese produce about 3 to 4 pounds of fecal matter per 
day.  He said they gave a full page of pros and cons on what to do with the geese.  He 
said the second item was a reprint of an article that was in the Detroit Free Press.  
According to the research done by the newspaper in 1970 we had 9,000 geese in 
Michigan.  In 2017 we had 300,000 geese in Michigan.  He said they have two pages of 
the pros and cons of the different methods of handling the geese.  He said one of them 
was to remove the geese to the north and we used to remove them to Kentucky or 
Arkansas, and Missouri.  He stated that now it is only to the north.  They do come back.  
It is a long process.  It took several years for the lake to get back to its more natural 
state.  It would take a long time for the geese to get back to a natural state.  He said 
the last package that will come to Council is the public health issues.  He will submit that 
it is a nuisance.  In reality this is a public health problem.   
 
Mike Duchesneau, 1191 S. Lake Dr.  He stated that the budget meeting is this Saturday 
and he didn’t know if he will be able to attend the meeting. He wanted them to 
consider road improvements which are the most costly on his list, along with WiFi in the 
parks. He thought that we need to shore up the Asian book collection. He said we 
should support the goose egg destruction program for Walled Lake and Shawood Lake. 
He said are far as the road improvements, Grand River Corridor and the Ring Road. He 
said the Taft Road extending over freeway has been discussed many times. He thought 
a few simple things that could be done would be a right turn lane on West Park Drive 
needs to be extended. You should not have to wait to turn right. Same applies to West 
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Park Drive at Pontiac Trail.  He stated that there is an initiative to get Pavilion Shores and 
Lakeshore with WiFi. Hopefully that’s funded. 
 
CONSENT AGENDA REMOVALS AND APPROVALS:  
 
A. Approve Minutes of: 

1. December 17, 2018 – Regular meeting  
  
B. Approval to award a contract for professional services to Landscape Architects 

and Planners, Inc. for development of the 2020-2024 Strategic Community 
Recreation and Master Park Plan, in an amount not to exceed $25,000. 
 

C. Approval of Claims and Accounts – Warrant No. 1027 
 
CM 19-01-002  Moved by Casey, seconded by Mutch; MOTION CARRIED:  6-0  
 
   To approve the Consent Agenda as presented. 
 
Roll call vote on CM 19-01-002  Yeas: Breen, Casey, Mutch, Verma, Gatt,     

 Staudt 
 Nays:  None 
 
MATTERS FOR COUNCIL ACTION 
 
1. Approval of the request of Applicant Erhard Motor Sales, Inc., and Developer 
 Winfried Dahm for a Special Development Option (SDO) Agreement in the GE, 
 Gateway East District. The subject property is 9.48 acres of land located at the 
 southwest corner of Grand River Avenue and Meadowbrook Road, in Section 23.  
 The applicant and Developer are proposing a 58,663 square foot car sales 
 facility for Jaguar Land Rover.   
 
Mayor Gatt reminded the audience that Member Casey had recused herself from this 
item at the last meeting, and that recusal is still in effect.   
 
Member Casey left the Council Chambers at 7:22 p.m.  
  
Mayor Pro Tem Staudt said that this property has been unused and pretty stagnant for 
many, many years.  He said that in 25 years in Novi he has been driving by wondering 
why we couldn’t sell that piece of property.  He thought it was exciting to see that a 
very strong business is interested in moving into it.   
 
CM 19-01-003  Moved by Staudt, seconded by Gatt; MOTION CARRIED:  3-2  
 

   To approve of the request of Applicant Erhard Motor Sales, Inc., and 
   Developer Winfried Dahm for a Special Development Option (SDO)  
   Agreement for the Jaguar Land Rover development JSPl 7-65,  
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   consisting of a 58,663 square foot car sales facility, subject to  
   execution of the Consent to Agreement by the Owners of the  
   property and also subject to final review and approval of the  
   Agreement as to form, including any required minor and non- 
   substantive changes, by the City Manager and City Attorney's  
   office. This motion is made because the Agreement meets the spirit  
   and intent of the tentative approval granted by the City Council at  
   the meeting of November 13, 2018.  

 
Member Mutch said he had a question for City Attorney Schultz about the site plan 
included in our packet. He said the applicant is dedicating right-of-way along 
Meadowbrook Road, but when he read through the Special Development Agreement 
he didn’t see any reference to that. For the sake of clarity and for consistency between 
those documents, he thought it seems appropriate that it would be included. He 
wondered if the maker of the motion is amenable to including that requirement and if 
the applicant doesn’t have any issues with including that as well.  Mayor Pro Tem Staudt 
said he was amenable to that.  Member Mutch stated that he wasn’t at the last 
meeting when it came through the first time. He thought it looked like a nice project. 
There was attention given to maintaining the buffer area that exists along Cherry Hill 
Road. He said that is important because it’s residential to the west in Meadowbrook 
Glens as well as the Novi Senior Center. With a car dealership there will be a lot of lights 
and vehicular traffic. He was pleased to see those items were addressed. He also 
mentioned that he saw an attempt to incorporate some of the features of the 
Gateway East District which is how this property is zoned in the Master Plan with having 
some amenities related to that. He was having a problem with it for this location.  He 
didn’t feel like what the City set out to accomplish with this district and this area of 
Grand River Avenue, that this is the right use for this location.  He understood Mayor Pro 
Tem Staudt’s sentiment that this property has sat vacant for a number of years.  He 
didn’t know if that was a function of the property itself or it was choices made by the 
property owners in terms of what they were waiting to see happen there.  When City 
Council approved the new, very nice, very urban style residential development  directly 
to the west and even went to the effort to ensure there would be a connection 
between that residential development to the west to this  property, it really changed 
what he thought would happen in the area. This property, consistent with Gateway East 
District and consistent with the Master Plan, was going to be developed in a mixed use 
residential, commercial style development that would be complimentary to the 
residential development directly to the west. He said that unfortunately that is not going 
to happen. As nice as the structure is and the reputation is good, a car dealership next 
to residential isn’t the right mix. Because of the reasons stated he could not support the 
proposal as presented.  He would love this use somewhere else in the community. He 
said that the intent was to have something much different in this location.  He thought 
they cast the die with the approval of the development to the west.  Unfortunately he 
couldn’t support the motion as presented.  
 
Member Breen echoed Member Mutch and his concerns. She understood the property 
was difficult to develop.  She appreciated everything that the developer has tried to 
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do.  We have heard from residents who live near the property. She was troubled by the 
fact that the intent was supposed to be mixed use area and to make it a more 
walkable area. She thought this was a good business, but the wrong place. She had 
problems supporting it as is.  She wanted to hear from the rest of her colleagues to see if 
they have anything else to say.  When looking at rezoning and special uses, she 
believed that they should stick by the original intent, listen to input from community, 
and adhere to what was originally discussed when those changes were made. 
 
Mayor Gatt said he has worked in and around Novi for 45 years now. That property has 
remained vacant for all that time. He has been on Council for nearly 20 years and there 
has never been a proposal to build on this property. Now a world class business is 
interested and he is in favor of moving forward with this project.  It’s good for Novi. He 
didn’t believe it would cause concerns for residents in the area.  
  
Roll call votes on CM 19-01-003  Yeas:  Verma, Gatt, Staudt  
 Nays:  Mutch, Breen 
 Recused:  Casey  
 
Member Casey returned to the Council Chambers at 7:31 p.m. 
 
2. Consideration to Introduce Ordinance No. 19-193, an ordinance to amend the 
 City of Novi Code of Ordinances, Chapter 22, “Offenses,” Article 1, “In General,” 
 to add a new Section 22-9, “Marijuana Establishments Prohibited,” to prohibit 
 marijuana establishments within the boundaries of the City pursuant to the 
 Michigan Regulation and Taxation of Marihuana Act, Initiated Law 1 of 2018, 
 MCL 333.27951, et seq.; and to provide penalties for violation of such ordinance.  
 FIRST READING 

 
City Manager Auger said this sets us up to wait and see what the State rules and 
regulations will be before we consider moving into this field. 
 
Mayor Gatt asked City Attorney Schultz if he could give everyone a few words of 
wisdom on this subject. 
 
City Attorney Schultz said one of the provisions of the Recreational Marijuana Ballot 
Proposal was a provision that allows municipalities to “opt out” of the business aspect of 
what was authorized by voters which is the commercial entities that grow or sell 
marijuana. Many things were authorized by virtue of the fact that it passed, like 
personal uses.  The State is still deciding how it will regulate the business side. The idea of 
opting out now and deciding later is just to make sure if and when the State adopts 
regulations the Council has time to decide. It allows them to watch and see how it 
unfolds. Mayor Gatt stated that this is a fail-safe for us, it is a way of protecting us and 
our citizens in case Lansing acts in a way we don’t like or quicker than we expect. He 
wondered if it was accurate to say that more municipalities have taken this position to 
“opt out” right now. City Attorney Schultz thought that is accurate. 
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Community Relations Department.  They have also released a video in a series of 
monthly videos that are going to take a different topic every month and feature some 
aspect of our history. This is the first one, it was introduced by Mayor Gatt and it talked 
about how Novi was founded.  She encouraged everyone to go to the Facebook Page 
and watch that video.  It was well done by our Community Relations Department.  We 
also have a public reception scheduled for February 11, 2019 at 6:00 p.m., preceding 
the Council meeting.  That is to help us recognize and celebrate the day that the City 
became incorporated.  It was voted on February 19, 1969.  More details for that will be 
also on Facebook or our on cityofnovi.org if you would like to come celebrate with us.  
There will be a Team Novi Pep Rally on January 24, 2019 started at 3:00 p.m. on a 
Thursday.  There will be members of the Detroit Tigers Organization present.  There will 
also be groups from the High School performing as well.   
 
MAYOR AND COUNCIL ISSUES:  None 
 
CONSENT AGENDA REMOVALS FOR COUNCIL ACTION: None 
 
ADJOURNMENT – There being no further business to come before Council, the meeting 
was adjourned at 8:13 P.M. 
 
 
_____________________________________ ______________________________________ 
Cortney Hanson, City Clerk Robert J. Gatt, Mayor  
 
 
_____________________________________ Date approved:  February 11, 2019 
Transcribed by Deborah S. Aubry                   
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March 25, 2019 
 
PEA Project No: 2017-176 
 
Ms. Sri Komaragiri, Planner 
City of Novi 
45175 Ten Mile Road 
Novi, MI 48375 
  
   
 
RE: Planning Review Report  
 Jaguar / Land Rover of Novi 
 South of Grand River Avenue, East of Meadowbrook Road 
 Novi Project Number:  JSP 17-65 
  
 
Dear Ms. Komaragiri: 
 
This office is in receipt of your review letter dated March 18, 2019, regarding the subject development. We 
have included our responses to Staff comments below, for Preliminary Site Plan submittal.   
 

 
Planning Review Report 
 
Conditions of the SDO Agreement: 
The following conditions from the SDO agreement should be met prior to final site plan approval. 
 

1. All loading and unloading from car carriers shall occur at non-peak traffic hours. 
 
Response: Noted. 

 
2. Remaining woodlands and wetlands areas on the southerly portion of the property are to be 

placed in a conservation easement, in a form and manner to be approved by the City attorney, in 
accordance with applicable ordinances and regulations. Please provide draft easements for 
review. 

 
Response: Draft easements will be provided with resubmittal package. 

 
3. Dedication of the right-of-way, to the proposed future right-of-way line, along Meadowbrook Road, 

as shown on the approved Site Plan. Please provide the drafts and related ROW exhibits for 
review. 

 
Response: Draft ROW exhibits will be provided with resubmittal package. 
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4. Traffic Impact Study: As part of the SDO Concept plan approval, the applicant received approval 
to defer the Traffic Impact Study to the time of Preliminary Site Plan review, as the site falls under 
the study boundaries for the ongoing Comprehensive Traffic study by the City. The applicant has 
shared a Full Impact Study recently. It is currently under review. 

 
Response: Noted. 

 
5. Bicycle Parking (Sec. 4.16): When 4 or more spaces are required for a building with multiple 

entrances, the spaces shall be provided in multiple locations. All six spaces are provided in one 
location. This deviation was not included in the SDO agreement. Please revise to conform. 

 
Response: Bicycle parking will be revised to multiple locations in resubmittal. 

 
6. Max. Illumination adjacent to Non-Residential (Sec. 5.7.3.K): When site abuts a non-residential 

district, maximum illumination at the property line shall not exceed 1-foot candle. Spillover 
exceeds 1 along Grand River and Meadowbrook frontage near the entry drive. Please revise. 

 
Response: A revised photometric plan will be provided with the resubmittal package. 

 
7. Conservation Easements: Draft conservation easements are required along with electronic site 

plan submittal. 
 

Response: Draft easements will be provided with resubmittal package. 
 

8. Plan Review Chart: Planning review chart provides additional comments and requests clarification 
for certain items. Please address them in addition to the comments provided in this letter. 

 
Response: All review comments are addressed herein. 

 
9. Exterior Signage: Exterior Signage is not regulated by the Planning Division or Planning 

Commission. Sign permit applications that relate to construction of a new building or an addition to 
an existing building may submitted, reviewed, and approved as part of a site plan application. In 
that case, the proposed signs shall be shown on the Preliminary Site Plan. Alternatively, an 
applicant may choose to submit a sign application to the Building Official for administrative review 
after Site plan approval. Following Preliminary Site Plan approval, any application to amend a sign 
permit or for a new or additional sign shall be submitted to the Building Official. Please contact the 
Ordinance Division 248.735.5678 for information regarding sign permits. 

 
Response: Noted. 
 
 

 
PLANNING REVIEW CHART 
 
Notes to District Standards for GE/SDO Option (Sec 3.6.2) 
 

1. Parking setback screening (Sec 3.6.2.P): Required parking setback area shall be landscaped per 
Sec. 5.5.3. Abutting residential requires a berm.  Meets the minimum requirements. Refer to 
Landscape review for additional comments. 

 
Response: Landscape comments are addressed below. 
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District Required Conditions for GE (Sec. 3.11) 
 

2. Parking Lot Screening (Sec. 3.11.6.B): Parking lots shall be screened from all major thoroughfares 
by a 2.5-foot brick or stone wall or 3-foot planting screen or existing vegetation to achieve 80% 
winter opacity and 90% summer opacity. Meets the minimum requirements. Refer to Landscape 
review for additional comments. 

 
Response: Landscape comments are addressed below. 

 
District Required Conditions for GE (Sec. 3.11) 
 

3. Building Façade and Scale: Street corner buildings should have greater massing and height.  
Additional height up to 40 ft. may be approved by Council to provide additional massing. Current 
elevations do meet the massing requirement. 
  
Response: Noted 
 

4. Adjacency (Sec. 3.11.14): City Council may impose additional conditions in order to ensure 
compatibility with and between adjacent properties. City Council did not include additional 
conditions at the time of SDO Concept plan approval.  This plan City Council approval for 
Preliminary site plan. 
 
Response: Noted 
 

Site Standards: Parking and Circulation 
 

5. End Islands (Sec. 5.3.12): End Islands with landscaping and raised curbs are required at the end 
of all parking bays that abut traffic circulation aisles.  The end islands shall generally be at least 8 
feet wide, have an outside radius of 15 feet, and be constructed 3’ shorter than the adjacent 
parking stall as illustrated in the Zoning Ordinance.  Refer to Traffic for more comments. 

 
Response: Traffic comments are addressed below. 
 

Site Standards: Bicycle Parking 
 

6. Bicycle Parking General requirements (Sec. 5.16): No farther than 120 ft. from the entrance being 
served.  When 4 or more spaces are required for a building with multiple entrances, the spaces 
shall be provided in multiple locations.  Spaces to be paved and the bike rack shall be inverted “U” 
design.  Shall be accessible via 6 ft. paved sidewalk.  All 6 spaces provided in one location.  This 
is considered a deviation for having more than 4 spaces in one location.  This deviation 
was not included in the SDO agreement.  Please revise to conform. 

 
Response: Bicycle parking will be revised to multiple locations in resubmittal. 
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Site Standards: Loading and Dumpsters 
 

7. Loading Spaces (Sec. 5.4.2): Loading, unloading space shall be provided in the rear yard at a 
ratio of 10 sq. ft. for each front foot of building.  Except in the case of a double frontage lot, 
loading- unloading, as well as trash receptacles may be located in an interior side yard beyond the 
minimum side yard setback requirement of the district.  Loading space proposed in side yard.  
2460 square feet space is provided. It appears to meet the requirement. Provide the required 
and proposed loading area calculation. 

 
Response: Loading space calculations will be provided in the resubmittal. 
 
Site Standards: Lighting and Rooftop 
 

8. Exterior lighting (Sec. 5.7): All residential developments shall provide lighting at each entrance 
intersecting with a major thoroughfare sufficient to illuminate the entrance of the development.  
Minimum illumination shall be 0.2 fc. Fixtures shall not exceed 25 ft.  Lighting shall be subject to 
the requirements of this Section of the Zoning Ordinance.  Lighting plan is provided.  Provide the 
missing information with the next submittal. 
 
Response: A revised photometric plan will be provided with the resubmittal. 
 

9. Roof top equipment and wall mounted utility equipment (Sec. 4.19.2.E.ii): All roof top equipment 
must be screened and all wall mounted utility equipment must be enclosed and integrated into the 
design and color of the building. Provide location of utility equipment. 
 
Response: Location of utility equipment will be provided with the resubmittal. 

 
10. Roof top appurtenances: Roof top appurtenances shall be screened in accordance with applicable 

facade regulations, and shall not be visible from any street, road or adjacent property.  Will be 
reviewed for conformance at the time of site plan review. 
 
Response: Roof top screening shall be screened in accordance with ordinance standards. 

 
Building Code and other design standard Requirements 

 
11. Building Exits Michigan Building Code 2012: Building exits must be connected to sidewalk system 

or parking lot. Some of the exits are not connected to a sidewalk system or parking lot. 
 
Response: All exits are connected to either to the parking areas or sidewalk system. 

 
12. General layout and dimension of proposed physical improvements: Location of all existing and 

proposed buildings, proposed building heights, building layouts, (floor area in square feet), 
location of proposed parking and parking layout, streets and drives, and indicate square footage of 
pavement area (indicate public or private).  Refer to all review letters for additional dimensions 
requested. 

 
Response: Additional dimensions will be provided as requested. 
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Lighting and Photometric Plan (Sec. 5.7) 
 

13. Intent (Sec. 5.7.1): Establish appropriate minimum levels, prevent unnecessary glare, reduce 
spillover onto adjacent properties & reduce unnecessary transmission of light into the night sky.  
One is provided.  Some information is missing. 
 
Response: Revised photometric plan will be provided with the resubmittal. 

 
14. Building Lighting (Sec. 5.7.2.A.iii): Relevant building elevation drawings showing all fixtures, the 

portions of the walls to be illuminated, illuminance levels of walls and the aiming points of any 
remote fixtures.  Not provided.  Will be reviewed for conformance at the time of site plan 
review. 
 
Response: Building wall fixture locations and illuminance levels will be provided with the 
resubmittal. 

 
15. Max. Illumination adjacent to Non-Residential (Sec. 5.7.3.K): When site abuts a non-residential 

district, maximum illumination at the property line shall not exceed 1-foot candle.  Abuts non-
residential on the south North West.  Spillover exceeds 1 along Grand River and 
Meadowbrook frontage near the entry drive. Please revise.  Spillover should be calculated 
at the future ROW line. 
 
Response: A revised photometric plan will be provided with the resubmittal. 

 
 
 

ENGINEERING REVIEW REPORT 
 

General 
 

1. Revise the plan set to tie in at least one city established benchmark. An interactive map of the 
City’s established survey benchmarks can be found under the ‘Map Gallery’ tab on 
www.cityofnovi.org. City benchmark number 2411 is located southeast of the Grand River and 
Meadowbrook intersection. 
 
Response: A City BM will be added as required. 
 

2. Provide a note along with the traffic control sign table stating all traffic signage will comply with the 
current MMUTCD standards. 
 
Response: The MMUTCD note will be added. 

 
3. Provide a note stating if dewatering is anticipated or encountered during construction a dewatering 

plan must be submitted to the Engineering Division for review. 
 
Response: The dewatering note will be added. 

 
4. Generally, all proposed trees shall remain outside utility easements. Where proposed trees are 

required within a utility easement, the trees shall maintain a minimum 5-foot horizontal separation 
distance from any existing or proposed utility. All utilities shall be shown on the landscape plan, or 
other appropriate sheet, to confirm the separation distance. 
 
Response: Utilities will be shown on the landscape plan as required. 
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5. Provide the City’s standard detail sheets for water main (5 sheets-rev. 02/16/2018), sanitary sewer 

(3 sheets- rev. 02/16/2018), storm sewer (2 sheets- rev. 02/16/2018), paving (2 sheets-rev. 
03/05/2018) and Pathways (1 sheet-rev. 04/12/2018) at the time of the Stamping Set submittal. 
These details can be found on the City’s website at this location: 
http://cityofnovi.org/Government/City-Services/Public-Services/Engineering- Division/Engineering-
Standards-and-Construction-Details.aspx 
 
Response: The current Novi standard details will be added to the plan set. 

 
 
Water Main 
 

6. A tapping sleeve, valve and well is required at the connection to the existing water main. 
 

Response: A TSV note will be added. 
 

7. Add shut-off valves to the two leads to the building. 
 

Response: Shutoffs will be shown for building leads. 
 

8. Three (3) sealed sets of revised utility plans along with the MDEQ permit application (06/12 rev.) 
for water main construction and the Streamlined Water Main Permit Checklist should be submitted 
to the Engineering Division for review, assuming no further design changes are anticipated. Utility 
plan sets shall include only the cover sheet, any applicable utility sheets and the standard detail 
sheets. 
 
Response: The required utility plans and permit applications will be submitted for the water 
main. 
 
 
Sanitary Sewer 

 
9. Provide a sanitary sewer monitoring manhole, unique to this site, within a dedicated access 

easement or within the road right-of-way. If not in the right-of-way, provide a 20-foot wide access 
easement to the monitoring manhole from the right-of-way (rather than a public sanitary sewer 
easement). 

 
Response: A monitoring manhole with access easement will be shown on the plan set. 

 
10. Revise the sanitary sewer basis of design using the City’s Standard Sewer Unit Factor Chart 

(attached). A value of 3.2 people per REU should be used instead of 3.5 people per REU. 
 

Response: The BOD calculations will be updated. 
 

11. Note on the construction materials table that 6-inch sanitary leads shall be a minimum SDR 23.5, 
and mains shall be SDR 26. 

 
Response: Sanitary material notes will be updated. 
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12. Provide a note on the Utility Plan and sanitary profile stating the sanitary leads will be buried at 
least 5 feet deep where under the influence of pavement. 
 
Response: The required bury note will be added. 

 
 

Storm Sewer 
 
13. A minimum cover depth of 3 feet shall be maintained over all proposed storm sewer. Grades shall 

be elevated and minimum pipe slopes shall be used to maximize the cover depth. In situations 
where the minimum cover cannot be achieved, Class V pipe must be used with an absolute 
minimum cover depth of 2 feet. An explanation shall be provided where the cover depth cannot be 
provided. 

 
Response: Required minimum cover or appropriate alternative pipe and explanation will be 
provided. 

 
14. Label the four-foot deep sump and an oil/gas separator in the last storm structure prior to 

discharge to the storm water basin. 
 
Response: The oil/water separator note will be added. 

 
15. An easement is required over any storm sewers accepting and conveying off-site drainage. 

 
Response: Noted. 
 

16. Provide a schedule listing the casting type and other relevant information for each proposed storm 
structure on the utility plan. Round castings shall be provided on all catch basins except curb inlet 
structures. 
 
Response: Castings will be added to the structure table. 

 
17. Show and label all roof conductors, and show where they tie into the storm sewer. 

 
Response: Roof conductors will be shown and labeled. 
 

 
Storm Water Management Plan 

 
18. The Storm Water Management Plan for this development shall be designed in accordance with 

the Storm Water Ordinance and Chapter 5 of the new Engineering Design Manual. 
 
Response: Noted. 

 
19. Provide calculations verifying the post-development runoff rate directed to the proposed receiving 

drainage course does not exceed the pre- development runoff rate for the site. 
 

Response: Pre- and post- runoff calculations will be added to the plans. 
 

20. Provide release rate calculations for the three design storm events (first flush, bank full, 100-year). 
 
Response: Per coordination with City Engineering, the pond will function as a forebay to a 
regional detention basin.  Only first flush calculations are required. 
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21. Label the 5-foot wide stone bridge/access route allowing direct access to the standpipe from the 

bank of the basin during high-water conditions (i.e. stone 6-inches above high-water elevation). 
Provide a detail and/or note as necessary. 
 
Response: Labels will be added as required. 

 
22. Provide an access easement for maintenance over the pretreatment structure. 

 
Response: An access easement will be added as required. 

 
23. Provide a soil boring in the vicinity of the storm water basin to determine soil conditions and to 

establish the high-water elevation of the groundwater table. 
 

Response: A soil boring will be provided as required. 
 

24. A 4-foot wide safety shelf is required one-foot below the permanent water surface elevation within 
the basin. 
 
Response: A safety shelf will be labeled as required. 

 
 
Paving and Grading 

 
16. Provide a minimum of 6 spot elevations where the pathway crosses each driveway (one at each 

corner and two in the center of the driveway on each side of the pathway). Spot elevations shall 
be provided to demonstrate a level landing adjacent to each side of the pathway crossing. 

 
Response: Spot elevations will be added as required. 

 
17. Detectable warning plates are required at all barrier free ramps, hazardous vehicular crossings 

and other areas where the sidewalk is flush with the adjacent drive or parking pavement. The 
barrier-free ramps shall comply with current MDOT specifications for ADA Sidewalk Ramps. 
Provide the latest version of the MDOT standard detail for detectable surfaces. 

 
Response: Detectable warnings will be shown and detailed as required. 

 
18. The grade of the drive approach shall not exceed 2-percent within the first 25 feet of the 

intersection. Provide spot grades as necessary to establish this grade. 
 
Response: Spot elevations will be shown and detailed as required. 

 
19. If the materials for the sidewalk within the right-of-way are used for the drive, the sidewalk shall be 

striped through the approach. Provide additional spot grades as necessary to verify the maximum 
2-percent cross-slope is being maintained along the walk. 

 
Response: Additional spot elevations will be shown as required. 

 
 
 
 
 



Ms. Sri Komaragiri March 25, 2019 
City of Novi PEA Project: 2016-176 
Jaguar / Land Rover     Page  9   
 

 
experienced   |   responsive   |   passion for quality 

20. The end islands shall conform to the City standard island design, or variations of the standard 
design, while still conforming to the standards as outlined in Section 2506 of Appendix A of the 
Zoning ordinance (i.e. 2’ minor radius, 15’ major radius, minimum 8’ wide, 3’ shorter than adjacent 
19’ stall). 
 
Response: Islands will be revised and dimensioned as required. 

 
21. Provide top of curb/walk and pavement/gutter grades to indicate height of curb adjacent to parking 

stalls and drive areas. 
 
Response: Top of curb elevations will be added as required. 

 
22. Provide a line designation representing the effective 19-foot stall length for 17-foot perimeter 

stalls. 
 
Response: Lines and notes will be added as required. 

 
23. Provide dimensions for all parking spaces. 

 
Response: Dimensions will be added as required. 

 
24. Provide the standard MDOT detail ‘M’ approach at the Grand River Avenue and Meadowbrook 

Road driveway entrances. 
 

Response: Approaches will be in compliance with MDOT standards. 
 

25. Per Section 26.5-35(c), a statement is required on any plan containing a private street with the 
following language: "City of Novi has no responsibility to improve or maintain the private streets 
contained within or private streets providing access to the property described in this plan". 
 
Response: The statement will be added as required. 

 
 

Soil Erosion and Sediment Control 
 

26. A SESC permit is required. A full review has not been completed at this time. The review checklist 
detailing all SESC requirements is attached to this letter. Please address the comments below and 
submit a SESC permit application under separate cover. The application can be found on the 
City’s website at http://cityofnovi.org/Reference/Forms-and-Permits.aspx. 

 
Response: An SESC permit application will be submitted. 

 
 
Off-Site Easements 
 

27. Any off-site utility easements anticipated must be executed prior to final approval of the plans. If 
you have not already done so, drafts of the easements and a recent title search shall be submitted 
to the Community Development Department as soon as possible for review, and shall be 
approved by the Engineering Division and the City Attorney prior to executing the easements. 
 
Response: No offsite easements are planned for this development. 
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The following must be submitted with the Revised Final Site Plan: 
 

a. A letter from either the applicant or the applicant’s engineer must be submitted with the 
Stamping Set highlighting the changes made to the plans addressing each of the 
comments listed above and indicating the revised sheets involved. Additionally, a 
statement must be provided stating that all changes to the plan have been discussed in the 
applicant’s response letter. 

 
Response: A revision letter will be included with the resubmittal. 

 
b. An itemized construction cost estimate must be submitted to the Community Development 

Department for the determination of plan review and construction inspection fees. This 
estimate should only include the civil site work and not any costs associated with 
construction of the building or any demolition work. The estimate must be itemized for each 
utility (water, sanitary, storm sewer), on-site paving (square yardage), right-of-way paving 
(including proposed right-of-way), grading, and the storm water basin (basin construction, 
control structure, pre-treatment structure and restoration). 

 
Response: A construction cost estimate will be included with the resubmittal. 
 
 

LANDSCAPING REVIEW REPORT 
 
LANDSCAPE DEVIATIONS GRANTED BY THE CITY COUNCIL ON JANUARY 7, 2019: 
 
1. Deviation to not provide street trees along Grand River (8 trees) 
2. Deviation to not provide street trees along Cherry Hill (11 trees) 
3. Deviation to not provide greenbelt berm or plantings in area of wetland in order to preserve 
wetland 
4. Deviation to not provide greenbelt berm in greenbelt between Cherry Hill and the parking lot 
area not behind the wetland 
 
Please copy the above deviations, including the meeting date, to Sheet L-1.0 of the 
Landscape Plans. 
 
Response: Noted. Deviations will be added to sheet L-1.0. 
 
 
Ordinance Considerations 
 

1. Existing Soils (Preliminary Site Plan checklist #10, #17) 
Please provide somewhere in the set. 
 
Response: Soils data will be added to the plan set. 
 
 
Existing and proposed overhead and underground utilities, including hydrants.  
(LDM 2.e.(4)) 
 

1. Provided. 
 

Response: Noted. 
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2. The overhead utility lines in the vicinity of the project are clearly noted. 
 

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

1. Provided. 
 
Response: Noted. 
 
 
Adjacent to Residential - Buffer (Zoning Sec. 5.5.3.B.ii and iii) 
 

1. While the property is not adjacent to residentially zoned property, the property to the west is a 
multi-family project under construction. 
 
Response: Noted. 

 
2. The 5-foot-tall berm provided meets the requirement for parking adjacent to residential and the 

west property line is heavily landscaped with a mix of woodland replacement deciduous canopy 
trees. 
 
Response: Noted. 
 
 
Adjacent to Public Rights-of-Way – Berm (Wall) & Buffer (Zoning Sec. 5.5.3.B.ii and iii) 
 

1. The required greenbelt width is provided along both frontages. 
 
Response: Noted. 

 
2. There are some minor shortages in landscaping provided along the frontages that are outlined on 

the landscape chart, and should be corrected on the revised Final Site Plans. 
 
Response: Landscape calculations will be verified and corrected. 

 
3. Please increase the height of the berm along Meadowbrook, especially south of the entry to at 

least 3 feet, to block lights from the residence across Meadowbrook. 
 
Response: Berm heights will be labeled to show a minimum of 3’ height above pavement 
along Meadowbrook. 

 
4. The applicant is not providing a berm or landscaping in the Cherry Hill Road greenbelt in order to 

preserve existing trees and the wetland.  This waiver was granted by the Planning Commission. 
 

Response: Noted. 
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5. Please change at least the southern three Crimean lindens east of the parking lot to large 
evergreens to help block lights from impacting the single-family residence across Meadowbrook. 
 
Response: The Crimean lindens are the ROW trees required between sidewalk and road 
and are 15’ of an overhead electrical line. The Hophornbeams that are counted as perimeter 
parking and greenbelt trees along the parking lot will be replaced for evergreens. 
 
 
Street Tree Requirements (Zoning Sec. 5.5.3.E.i.c and LDM 1.d.) 
 

6. Street trees are provided along Meadowbrook as required. 
 
Response: Noted. 

 
7. Street trees are not provided along either Grand River or Cherry Hill. These deviations are 

supported by staff because a drainage ditch and utility lines do not provide room for the trees 
along Grand River, and a deep ditch along Cherry Hill does not allow room for street trees there. 

 
Response: Noted. 

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

1. Based on the vehicular use areas, 4,751 sf of islands and 24 trees are required.  12,620 sf of 
islands and 24 trees are provided. 
 
Response: Noted. 

 
2. Each interior island and endcap island must have 200sf of green space and have at least one tree 

planted in it. 
 

Response: Noted. 
 

3. The corner island on the south side of the Meadowbrook entry without a tree should have a tree in 
it.  It can be one of the 3 perimeter trees east of the pathway. 

 
Response: Light pole will be relocated and a tree added to the island 

 
4. Please shift the detention basin access aisle to the east 5 feet and plant endcap tree(s) in the 

space between the aisle and the parking lot. 
 

Response: Gravel access will be shifted to allow for requested plantings. 
 

5. Please increase the width of the endcap closest to the loading zone to at least 10 feet. 
 

Response: Curbed planting bed will be shown to be 5’ wide. 
 

6. Woodland replacement trees should not be planted in parking lot islands.  Please remove them 
from all interior islands and access way perimeters (they should all be able to be included in a 
conservation easement). 

 
Response: Woodland replacement trees will be relocated to perimeter areas and included 
in a conservation easement. 
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7. There must be at least 200sf of green space per tree planted in interior islands. Please remove 
trees from islands as necessary to meet that requirement. 

 
Response: Noted. 

 
 

Parking Lot Perimeter Canopy Trees (Zoning Sec. 5.5.3.C.(3) Chart footnote) 
 

1. Based on the 2,072 lf of perimeter, 59 trees are required. 44 new canopy trees, 7 greenbelt 
canopy trees within 15 feet of the parking lot being double-counted as perimeter trees, and 7 
existing trees being preserved that are within 15 feet of the parking lot are provided. 
 
Response: Noted. 

 
2. To increase the screening of lights from the residence across Meadowbrook Drive, please replace 

at least the southern 3 of the Crimean lindens being double-counted as perimeter and greenbelt 
trees with a large evergreen such as white spruce or Norway spruce. 

 
The Crimean lindens are the ROW trees required between sidewalk and road and are within 
15’ of an overhead electrical line. The Hophornbeams that are counted as perimeter parking 
and greenbelt trees along the parking lot will be replaced with evergreens. 

 
 
Loading Zone screening (Zoning Sec. 3.14, 3.15, 4.55, 4.56, 5.5)  
 

1. Provided 
 

Response: Noted. 
 

 
Building Foundation Landscape (Zoning Sec 5.5.3.D.) 
 

1. Based on the building perimeter, less doors and other paved entry points, 6,712sf of foundation 
landscape area is required, and 6,902sf are provided adjacent to the building. 
 
Response: Noted. 

 
2. Greater than 60% of the building along both frontages has foundation landscaping. 

 
Response: Noted. 

 
 
Woodland Replacement Trees (Section 37) 
 

1. Please do not locate woodland replacement trees in areas where they cannot be protected, such 
as in the greenbelt where utilities are nearby, in parking lot islands, etc. 

 
Response: Woodland replacement trees will be relocated to perimeter areas and included 
in a conservation easement. 
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2. Please show the boundaries of the protective conservation easement for the replacement trees on 
the landscape plan. 
 
Response: Conservation easement will be added to the landscape plan. 
 
 
Plant List, Notations and Details (LDM 2.h. and t., LDM 4) 
 

1. Provided. 
 

Response: Noted. 
 

2. The diversity requirements apply to non-replacement trees. Please see the Landscape Chart and 
attached spreadsheet regarding Ostrya virginiana and the diversity requirements. 

 
Response: noted. One Ostrya Virginiana will be changed. 

 
3. 25 of 36 species (69%) non-replacement species are native to Michigan. 

 
Response: Noted. 

 
4. Please note that straight species (not Grow Low) Rhus aromatica should be used around the 

detention basin. 
 
Response: Species will be updated. 

 
 
Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 1.d.(3)  
 

1. Provided 
 

Response: Noted. 
 

 
Irrigation (LDM 1.a.(1)(e) and 2.s) 
 

1. The proposed landscaping must be provided with sufficient water to become established and 
survive over the long term. 

 
Response: An irrigation plan will be added to the set. 

 
2. Please note how this will be accomplished if an irrigation plan is not provided. 

 
Response: An irrigation plan will be added to the set. 
 
 
Proposed topography. 2’ contour minimum (LDM 2.e.(1))  
 

1. Provided 
 

Response: Noted. 
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Proposed trees to be saved (Sec 37 Woodland Protection 37-9, LDM 2.e.(1))  
 

1. Provided 
 

Response: Noted. 
 

 
Corner Clearance (Zoning Sec 5.9) 
 

1. Provided 
 

Response: Noted. 
 

2. The 25-foot clearance zone lines can be removed from the Grand River entry. 
 
Response: The corner clearance lines will be removed. 
 
 
 

LANDSCAPING REVIEW CHART 
 
Landscape Plan Requirements (LDM (2) 
 

1. Zoning (LDM 2.f.): Include all adjacent zoning.  Parcel: GE, North: Grand River East: 
Meadowbrook Rd South: Cherry Hill Rd West: GE & NCC.  Please show zoning of all adjacent 
parcels on landscape plan. 
 
Response: Adjacent zoning will be added to the plan. 
 

2. Existing plant material Existing woodlands or wetlands (LDM 2.e.(2)): Show location type and size. 
Label to be saved or removed.  Plan shall state if none exists.   
 

a. See ECT review for full analysis of Wetlands & Woodlands. 
 

Response: ECT review responses are included in this letter. 
 

b. Please provide all replacement trees in areas that can be protected with a conservation 
easement. 

 
Response: Woodland replacement trees will be relocated to perimeter areas and included 
in a conservation easement. 
 

c. Please show tree protection fencing on Demolition Plan. 
 

Response: Tree protection fencing will be shown on Demolition Plan. 
 

3. Soil types (LDM.2. r.): As determined by Soils survey of Oakland county.  Show types, boundaries. 
Please provide somewhere in plan set.  
 
Response: Soil map will be added to SESC plan. 
 

4. Proposed grading. 2’ contour minimum (LDM 2.e.(1)):  Provide proposed contours at 2’ interval. 
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a. Please increase height of berm along Meadowbrook Road to at least 3 feet, with 
undulations above that if possible. This is especially important in the frontage south of the 
Meadowbrook entry. 

 
Response: Berm heights will be labeled to show a minimum of 3’ height above pavement 
along Meadowbrook. 

 
b. Slopes should be no steeper than 1:3. 

 
Response: Berm slopes will be no steeper than 1:3. 
 
 

General (Zoning Sec 5.5.3.C.ii) 
 

1. Clear Zones (LDM 2.3.(5)): 25 ft corner clearance required. Refer to Zoning Section 5.5.9. 
a. The city clear vision zone can be removed from the Grand River entry. 

 
Response: The corner clearance lines will be removed. 

 
b. Please revise the clear zone at the Meadowbrook Road entry per the drawing at the 

bottom of this chart and remove any shrubs taller than 30” or trees from the zone. 
 
Response: The clear zone will be updated, and no shrubs taller than 30” will be in the zone. 
 

All Categories 
 

1. D = C/200 Number of canopy trees required:  4751/200 = 24 Trees 
a. Please increase the size of the inset showing the island areas and perimeter line by at 

least 25% to make it more legible. 
 

Response: Line around tree islands will be made wider to show what area is included. 
 

b. Please move woodland replacement trees from areas where they can’t be placed in a 
conservation easement. 

 
Response: All replacement trees will be located in a conservation easement. 

 
c. If they cannot fit on the site in acceptable locations, a deposit for the trees that can’t be 

planted can be made to the city’s tree fund. 
 

Response: All replacement trees will be located in a conservation easement. 
 

 
d. Please move one of the OVs from the interior island with less than 400sf to another 

location. 
 

Response: Noted. 
 

e. Please add an interior tree to the interior corner island of the Meadowbrook entry without a 
tree. That area should be at least 10 feet wide with a greenspace of at least 200sf. 

 
Response: Light pole will be relocated and a tree added to the island. 
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f. Please increase the width of the green space between the detention basin access drive 
and the edge of the curb to 10 feet and plant at least one tree in that area, which is an 
endcap. 

 
Response: Gravel drive will be relocated and additional trees added in the required green 
space. 

 
g. Please increase the width of the narrow endcap closest to the southern loading zone to at 

least 10 feet. 
 

Response: Curbed planting bed will be shown to be 5’ wide.  Island cannot be increased 
further without creating access issues for trucks on site. 

 
2. Perimeter Green space:  1 Canopy tree per 35 lf.  2072/35 = 59 trees.  44 new trees + 8 perimeter 

trees + 7 existing trees within 15 feet of the curb to remain. 
a. Please make the perimeter line more visible for verification. 

 
Response: Perimeter line will be clarified on the landscape plan. 

 
b. Please make sure all perimeter trees are within 15 feet of the curb. One of the double-

counted greenbelt trees appears to be more than 15 feet from the nearest curb. 
 

Response: A line will be added to show the 15’ buffer area. 
 

c. If any of the existing trees to remain are damaged in the course of construction, they need 
to be replaced with new perimeter canopy trees. 

 
Response: Noted. 

 
 

Adjacent to Public Rights-of-Way (Sec 5.5.B) and (LDM 1.b) 
 

1. Berm requirements (Zoning Sec 5.5.3.A.(5)):  An undulating berm a minimum of 3 feet high with a 
3-foot wide crest is required between parking and right-of-way. 

a. Please ensure the proposed berms along Grand River and Meadowbrook have a 
maximum slope of 1:3. 

 
Response: Berm slopes will be a minimum of 1:3. 

 
b. Please increase the height of the Meadowbrook Road berm south of the entry to at least 3 

feet. 
 

Response: Berm heights will be labeled to show a minimum of 3’ height above pavement 
along Meadowbrook. 

 
c. Due to the preservation of the wetland, a landscape deviation to not provide the required 

berm in that area of the Cherry Hill greenbelt was granted by the Planning Commission. 
 

Response: Noted. 
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d. A landscape deviation was also granted to not provide the greenbelt berm between the 
detention pond and Cherry Hill Road to preserve the existing trees. 

 
Response: Noted. 

 
 

Cross-Section of Berms (LDM 2.j) 
 

1. Slope, height and width: Label contour lines, Maximum 33%, Min. 3 feet flat horizontal area, 
Minimum 3 feet high, Constructed of loam with 6’ top layer of topsoil.  Please provide berm 
cross sections that includes maximum slopes, loam construction and 6” layer of topsoil 
callouts. 
 
Response: Cross Sections will be added to the plans. 

 
 

ROW Landscape Screening Requirements (Sec 5.5.3.B. ii) 
 

1. Minimum berm height (9): Some of the berms are sufficient in height, others aren’t.  
a. Please increase the minimum height for the Meadowbrook Road berms to 3 feet. 

 
Response: Berm heights will be labeled to show a minimum of 3’ height above pavement 
along Meadowbrook. 

 
b. Please make sure the slopes are no steeper than 1:3. 

 
Response: Berm slopes will be a minimum of 1:3. 

 
2. Canopy deciduous or large evergreen trees Notes (1) (10):   

a. Please use more evergreen woodland replacement trees between Cherry Hill Road and 
the detention pond to increase the screening of the parking lot.  Up to 10% of the total 
number of woodland replacements planted on the site can be evergreen. 

 
Response: Evergreen trees will be added between Cherry Hill and the pond. 

 
b. Please show the location of the building address number and keep it unscreened from 

road(s). 
 

Response: Building address location will be added. 
 

c. Please place the 4 white pines further apart. Large canopy trees are defined as reaching a 
minimum mature width of at least 15 feet so they should be allowed to meet that width. 

 
Response: Tree location will be adjusted. 

 
d. Please change at least the southern 3 Crimean lindens east of the parking lot to large 

evergreens to help block lights from impacting the residence across Meadowbrook. 
 

The Crimean lindens are the ROW trees required between sidewalk and road and are 15’ of 
an overhead electrical line. The Hophornbeams that are counted as perimeter parking and 
greenbelt trees along the parking lot will be replaced with evergreens. 
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3. Sub-canopy deciduous trees Notes (2)(10):   
a. Please provide 1 more subcanopy tree along Grand River 

 
Response: An additional tree will be added. 
 

b. Please locate at least 3 subcanopy trees along the Grand River building frontage, evenly 
spaced, to soften the view from the road since no street trees can be planted. 

 
Response: A waiver is requested from this requirement.  Due to the nature of this business, 
clear visibility into the showroom from the road is of paramount importance to the client, 
and their development standards specify no trees planted in front of their windows. 

 
c. Please provide 2 more subcanopy trees in the Meadowbrook greenbelt. 

 
Response: A waiver is requested from this requirement.  Due to the nature of this business, 
clear visibility into the showroom from the road is of paramount importance to the client, 
and their development standards specify no trees planted in front of their windows. 

 
 
Non-Residential Zoning Sec 5.5.3.E.iii & LDM 1.d (2) 
Refer to Planting in ROW, building foundation landscape, parking lot landscaping and LDM 
 

1. Screening of outdoor storage, loading/unloading (Zoning Sec. 3.14, 3.15, 4.55, 4.56, 5.5): Loading 
zone on the south side of the building faces Meadowbrook. A heavily landscaped berm is 
proposed in the greenbelt which will screen that loading zone.  Please limit the berm’s slope to 
1:3. 

 
Response: Berm slopes will be a minimum of 1:3. 

 
2. Transformers/Utility boxes (LDM 1.e from 1 through 5): A minimum of 2ft. separation between box 

and the plants. Ground cover below 4” is allowed up to pad. No plant materials within 8 ft. from the 
doors. Please add a note stating that the screening shrubs are to be maintained at a height 
at least as tall as the electrical box. 

 
Response: The required note will be added.  

 
Detention/Retention Basin Requirements (Sec. 5.5.3.E.iv) 
 

1. Planting requirements (Sec. 5.5.3.E.iv): Please add a note stating that straight species Rhus 
aromatica should be used. 

 
Response: Species will be updated. 

 
 

LANDSCAPING NOTES, DETAILS AND GENERAL REQUIREMENTS 
 

1. Irrigation plan (LDM 2.s.): A fully automatic irrigation system or a method of providing sufficient 
water for plant establishment and survival is required on Final Site Plans. 

a. Please add an irrigation plan or information as to how plants will be watered sufficiently for 
establishment and long- term survival. 

 
Response: An irrigation plan will be added to the plan set. 
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b. If xeriscaping is used, please provide information about plantings included. 
 

Response: An irrigation plan will be added to the plan set. 
 
c. Irrigation plans/information need to be provided in electronic stamping sets at the latest.  

When they are provided, the system should be set up to not over-water species along the 
north side of the building, which don’t need as much water for maximum performance. 

 
Response: An irrigation plan will be added to the plan set. 

 
 

Plant List (LDM 2.h., LDM 4) – Include all cost estimates 
 

1. Botanical and common names: 
a. Please reduce the number of OVs used in the general site tree plantings (i.e. not woodland 

replacements) to 19 per the attached diversity table to meet the standards of the 
Landscape Design Manual. 

 
Response: The number of OVs will be adjusted per diversity requirement. 

 
b. There is no limit to how many Ironwoods may be used as woodland replacements. 

 
Response: Noted. 

 
c. 26 of 37 species used (70%) are native to Michigan. 

 
Response: Noted. 

 
 

Planting Details/Info (LDM 2.i) – Utilize City of Novi Standard Details 
 

1. Tree protection fencing: Please show the tree fencing line on the Demolition Plan. 
 

Response: Tree protection fencing will be shown on Demolition Plan. 
 
 

 
WETLAND REVIEW OF THE PRELIMINARY & FINAL SITE PLAN (PSP19-0032) 
 
Proposed Wetland/Watercourse Impacts 
 

1. As noted above, the Plan indicates one (1) area of wetland on this site located along the southern 
boundary. Portions of this wetland area appear to be included on the City of Novi Regulated 
Wetlands and Watercourse Map (see Figure 1, attached). The Plan appears to propose one (1) 
area of wetland/watercourse impact for the removal of existing culvert end sections, the 
installation of a storm water outlet pipe from the proposed detention basin to the drain, and 
associated grading.  

 
Response: Noted. 
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2. The current Plan does not appear to label or quantify the proposed impacts to the 
wetland/watercourse or the 25-foot natural features setback. This information shall be added to 
the Plan. The Applicant shall indicate and quantify (square feet or acres) all areas of direct impact 
(cut or fill) within the wetland/watercourse boundaries on subsequent plan submittals. 

 
Response: All wetland impact areas will be labeled and quantified on the plans. 
 

3. With regard to the 25-foot wetland setbacks, the Plan appears to propose encroachment into the 
25-foot wetland buffer south of the proposed detention basin for the purpose of constructing the 
stormwater outlet pipe (30” diameter concrete pipe). These impacts have not been indicated or 
quantified on the current Plan. The Applicant shall indicate, quantify (square feet or acres of fill or 
excavation within the wetland buffer limits, if applicable) on subsequent plan submittals. The City 
of Novi regulates a 25-foot buffer surrounding all wetland and watercourses. 

 
Response: All wetland buffer impact areas will be labeled and quantified on the plans. 

 
Wetland/Watercourse Comments 
 
Please consider the following comments when preparing subsequent site plan submittals: 

1. ECT encourages the Applicant to minimize impacts to on-site wetlands and 25-foot wetland 
setbacks to the greatest extent practicable. The Applicant should consider modification of the 
proposed site design to preserve all wetland and wetland buffer areas. Specifically, the applicant 
shall work to avoid any proposed encroachment into the 25-foot wetland buffer for the purpose 
constructing the proposed stormwater detention basin. The City regulates wetland 
buffers/setbacks. Article 24, Schedule of Regulations, of the Zoning Ordinance states that: 
 

“There shall be maintained in all districts a wetland and watercourse setback, as provided 
herein, unless and to the extent, it is determined to be in the public interest not to maintain 
such a setback. The intent of this provision is to require a minimum setback from wetlands and 
watercourses”. 

 
The SESC Plan (Sheet C-5.0) appears to indicate that the majority, if not all, of the existing 25-foot 
natural features setback will receive temporary seed and mulch. The Grading Plan (Sheet C-4.0) 
does not appear to indicate grading within the 25-foot setback, except for within the area of the 
stormwater detention basin outfall pipe. The applicant shall clarify the intent of the temporary seed 
and mulch that is proposed within the 25-foot setback. Twenty-five-foot buffers are intended to 
contain native plant types, and sod or common grass seed is not desirable in these areas. Please 
clarify the intent and type of the proposed seed mix and mulch within this area. 
 
Response:  The SESC plan will be revised to show temporary seeding only in necessary 
areas.  An appropriate seed mix will be added for those small areas of grading impact in 
the 25-foot buffers. 
 

2. The current Plan appears to propose direct impact to wetland/watercourse for the removal of 
some existing storm water pipe and the installation of a stormwater outfall pipe from the proposed 
detention basin. The applicant shall provide information on subsequent plans that clearly indicates 
the existing areas of onsite wetlands as well as the area of the 25-foot wetland buffers (i.e., square 
feet or acres of existing natural features). In addition, the Plan shall clearly indicate the area 
(square feet or acres) of all wetland and wetland buffer impacts (both permanent and temporary, if 
applicable) and the volume (cubic yards) of all wetland impacts. 

 
Response: All wetland impact areas will be labeled and quantified on the plans. 
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3. It appears as though a City of Novi Minor Use Wetland and likely a MDEQ Wetland Permit would 
be required for the proposed wetland impacts. A City of Novi Authorization to Encroach the 25-
Foot Natural Features Setback would be required for any proposed impacts to on-site 25-foot 
wetland buffers. 

 
Response: The required Novi and MDEQ permits will be obtained for the proposed work. 
 

4. It should be noted that it is the Applicant’s responsibility to confirm the need for a Permit from the 
MDEQ for any proposed wetland impacts. Final determination as to the regulatory status of any 
on- site wetlands shall be made by MDEQ. The Applicant should provide a copy of the MDEQ 
Wetland Use Permit application to the City (and our office) for review and a copy of the approved 
permit upon issuance. A City of Novi Wetland Permit cannot be issued prior to receiving this 
information. 

 
Response: A copy of the required MDEQ permits will be provided to Novi for the proposed 
work. 
 

5. The Plan should address how any temporary impacts to wetland buffers shall be restored, if 
applicable. A proposed seed mix should be provided on the Plan for restoration of these wetland 
buffer areas. Sod or common grass seed will not be authorized in these areas. 

 
Response:  The SESC plan will be revised to show temporary seeding only in necessary 
areas.  An appropriate seed mix will be added for those small areas of grading impact in 
the 25-foot buffers. 
 

6. The Applicant is encouraged to provide wetland conservation easements for any areas of 
remaining wetland and 25-foot wetland buffer. The Applicant shall provide wetland conservation 
easements as directed by the City of Novi Community Development Department for any areas of 
remaining wetland as well as for any proposed wetland mitigation areas (if necessary). A 
Conservation Easement shall be executed covering all remaining wetland areas on site as shown 
on the approved plans. This language shall be submitted to the City Attorney for review. The 
executed easement must be returned to the City Attorney within 60 days of the issuance of the 
City of Novi Wetland and Watercourse permit. An easement that includes the existing 
wetland/watercourse and the 25-foot wetland buffer appears to be shown on the Easement Plan 
(Sheet C-6.1). 

 
Response:  A wetland conservation easement will be provided for the onsite wetlands and 
25’ buffer. 
 

7. As noted above, should impacts to the wetland area be proposed, the applicant shall provide 
correspondence from the MDEQ clarifying the regulatory status of Wetland A. A City of Novi 
Wetland Permit cannot be issued prior to receiving this information. 
 
Response: A copy of the required MDEQ permits will be provided to Novi for the proposed 
work. 
 
 
 
 
 
 
 
 



Ms. Sri Komaragiri March 25, 2019 
City of Novi PEA Project: 2016-176 
Jaguar / Land Rover     Page  23   
 

 
experienced   |   responsive   |   passion for quality 

WOODLAND REVIEW OF THE PRELIMINARY & FINAL SITE PLAN (PSP19-0032) 
 

Woodland Comments 
The following are repeat comments from our Woodland Review of the SDO Concept Plan 
(PSP18-0125) dated August 29, 2018. The current status of each comment follows in bold 
italics. Please consider the following comments when preparing subsequent site plan 
submittals: 
 

1. ECT encourages the Applicant to minimize impacts to on-site woodlands to the greatest extent 
practicable. Currently, the Plan proposes to remove 149 of the 310 surveyed trees (48% of the on- 
site regulated trees). The current required Woodland Replacement Credit quantity is 172 
Woodland Replacement Credits. 

 
This comment still applies. The Plan indicates the removal of 150 Regulated Trees requiring a 
total of 173 Woodland Replacement Credits. The current Plan does however propose to replace 
all required Woodland Replacement Credits through on-site planting of deciduous and coniferous 
tree plantings. 
 
Response: Noted. 

 
2. The Plan includes a Tree Plant List on Sheet T-1.0, that lists the species of the proposed 

Woodland Replacement Trees; however, it does not currently appear to specify the quantity of 
each species that will be used as Woodland Replacement tree credits. The applicant should, for 
example, specify how many of the 28 hophornbeam listed in the list are Woodland Replacement 
Trees as opposed to Perimeter Parking Lot or Landscape trees, etc. 

 
This comment still applies. The Tree List is included on Sheet L-1.0 (Landscape Plan). The 
applicant should, for example, specify how many of the 25 hophornbeam listed in the list are 
Woodland Replacement Trees as opposed to Perimeter Parking Lot or Landscape trees, etc. ECT 
requests that the applicant provide the quantity of each species of tree being used as Woodland 
Replacement Credit in the ‘Replacement Tree’ column of the table. 
 
Response: A separate list will be used to call out only the replacement trees. 

 
3. For trees proposed for removal, the Tree Plant List should include a column indicating the number 

of Woodland Replacement Credits Required. 
 

This comment still applies. See Comment #2, above. 
 
Response: noted. 

 
4. All of the tree species proposed as Woodland Replacement Tree material appears to be 

acceptable per the City’s Woodland Tree Replacement Chart, however, the applicant shall specify 
the thornless honeylocust (Gleditsia triacanthos inermis) on the Plan. 

 
This comment still applies. 

 
Response: noted. 
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5. A Woodland Permit from the City of Novi would be required for proposed impacts to any trees 8- 
inch diameter-at-breast-height (DBH) or greater and located within an area designated as City 
Regulated Woodland, or any tree 36-inches DBH regardless of location on the site. Such trees 
shall be relocated or replaced by the permit grantee. All deciduous replacement trees shall be two 
and one-half (2 ½) inches caliper or greater and count at a 1-to-1 replacement ratio and all 
coniferous replacement trees shall be six (6) feet in height (minimum) and count at a 1.5-to-1 
replacement ratio. All Woodland Replacement trees shall be species that are listed on the City’s 
Woodland Tree Replacement Chart (attached). 

 
This comment still applies. 
 
Response: noted. 

 
6. A Woodland Replacement Performance financial guarantee for the planting of replacement trees 

will be required. This financial guarantee will be based on the number of on-site woodland 
replacement trees (credits) being provided at a per tree value of $400. Currently, the Woodland 
Replacement Performance Guarantee would be $68,800 (172 Woodland Replacement Credits 
Required x $400/Credit). Based on a successful inspection of the installed on-site Woodland 
Replacement trees, the original Woodland Financial Guarantee shall be returned to the Applicant. 
Twenty-five percent (25%) of the value of the Woodland Replacement material shall be kept for a 
period of 2-years after the successful inspection of the tree replacement installation as a 
Woodland Maintenance and Guarantee Bond. This Woodland Maintenance and Guarantee Bond 
value is to be $17,200. 

 
This comment still applies, however, currently the Woodland Replacement Performance 
Guarantee would be $69,200 (173 Woodland Replacement Credits Required x $400/Credit). The 
Woodland Maintenance and Guarantee Bond value will be $17,300. 
 
Response: Noted. 

 
7. If applicable, Woodland Replacement material should not be located 1) within 10’ of built 

structures or the edges of utility easements and 2) over underground structures/utilities or within 
their associated easements. In addition, replacement tree spacing should follow the Plant Material 
Spacing Relationship Chart for Landscape Purposes found in the City of Novi Landscape Design 
Manual. 

 
This comments still applies. 
 
Response: Noted. 

 
8. If applicable, the Applicant will be required to pay the City of Novi Tree Fund at a value of 

$400/credit for any Woodland Replacement tree credits that are proposed on-site that cannot be 
placed on-site at the time of landscaping. 

 
This comment still applies. 
 
Response: Noted. 
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9. The applicant currently proposes to provide 172 Woodland Replacement Credits on site. The 
Applicant shall provide preservation/conservation easements as directed by the City of Novi 
Community Development Department for any areas of woodland replacement trees. The applicant 
shall demonstrate that the all proposed woodland replacement trees will be guaranteed to be 
preserved as planted with a conservation easement or landscape easement to be granted to the 
city. This language shall be submitted to the City Attorney for review. The executed easement 
must be returned to the City Attorney within 60 days of the issuance of the City of Novi Woodland 
permit. The applicant shall clearly indicate the proposed conservation easement boundaries on 
the Plan. 

 
This comment still applies; however, the applicant currently proposes to provide 173 Woodland 
Replacement Credits on-site. The applicant is now demonstrating on the Plan (Sheet C-6.1) that 
all proposed Woodland Replacement Trees will be guaranteed to be preserved as planted within a 
conservation easement or landscape easement to be granted to the City. 
 
Response: Noted. 

 
10. As noted, some of the proposed Woodland Replacement trees are within the parking lot or close 

to the proposed loading zone. The location of these trees is not consistent with the intent of the 
Woodland Ordinance in mitigating for the loss of woodland tree canopy. ECT suggests that these 
proposed Woodland Replacement Trees be relocated to another area of the site that can more 
easily be placed into a conservation easement. 

 
This comment has been satisfactorily addressed. 
 
Response: Noted. 
 
 

FACADE ORDINANCE REVIEW 
 

Notes to the Applicant: 
 

1. It should be noted that all proposed signs are not regulated by the Façade Ordinance and must 
comply with the City’s Sign Ordinance. 

 
Response: Proposed building signage will be submitted at a later date. 

 
2. Inspections – The Façade Ordinance requires inspection(s) for all projects. Materials displayed on 

the approved sample board (in this case the adjacent existing material) will be compared to 
materials to be installed. It is the applicant’s responsibility to request the inspection of each façade 
material at the appropriate time. Inspections may be requested using the Novi Building 
Department’s Online Inspection Portal with the following link. Please click on “Click here to 
Request an Inspection” under “Contractors”, then click “Façade”.  
http://www.cityofnovi.org/Services/CommDev/OnlineInspectionPortal.asp. 

 
Response: A material board has been submitted and the required inspections will be 
scheduled at the appropriate time. 
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FIRE REVIEW 
 

Comments: 
 

1. All fire hydrants MUST in installed and operational prior to any building construction begins. 
 

Response: Noted. 
 

2. A hazardous chemical survey is required to be submitted to the Planning & Community 
Development Department for distribution to the Fire Department at the time any Preliminary Site 
Plan is submitted for review and approval. Definitions of chemical types can be obtained from the 
Fire Department at (248) 735-5674. 

 
Response: A hazardous chemical survey will be submitted. 

 
3. All roads MUST meet City of Novi weight requirements of 35 ton. (Novi City Ordinance 15-17 

503.2.3). 
 

Response: Noted. 
 

 

 
JAGUAR TRAFFIC IMPACT STUDY REVIEW 

 
SUMMARY AND RECOMMENDATIONS 
 

1. The applicant should update the study with newer traffic counts and work with the City’s traffic 
consultant, AECOM, to include more background development assumptions and to develop an 
agreed upon methodology and scope. 

 
F&V Response: Per the City of Novi Site Plan and Development Manual: Traffic count data 
shall not be over two years old, except the City may permit counts up to three years old to 
be increased by a factor supported by documentation or a finding that traffic has increased 
at a rate less than two percent annually in the past three to five years. The traffic count data 
used in the study is not more than 2 years old; therefore, this data is still acceptable for 
use in this analysis. 
 
The background development assumptions, study methodology and scope of work were 
agreed upon with AECOM via e-mail correspondence dated August 29, 2017.   

 
2. The applicant should update the size of the development in their analysis. 

 
F&V Response: In July 2018 the size of the development increased by 5,452 SF. This 
change was discussed with AECOM via e-mail correspondence dated July 19, 2018 and a 
cover letter was provided showing the minor increases in traffic volumes associated with 
the change in SF. 
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3. The applicant should update the version of the ITE Trip Generation Manual used in their 
calculations. 

 
In September 2018, ITE the Trip Generation Manual 10th Edition. The study and the revised 
trip generation analysis memo was performed before the ITE 10th edition was published. 
The 10th edition does include a new land use for that is applicable for this development, 
Automobile Sales (New). A comparison of the trip generation analysis evaluated in the 
traffic study and the updated trip generation is summarized below. Overall, the changes in 
trip generation due to the new manual and the revised development size are negligible. 
 

 

 
Land Use 

ITE Trip 

Gen Edition 

 
ITE 

Code 

 

 
Amount 

 

 
Units 

Average 

Daily 

Traffic 

AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

BMW Automobile Sales 9th Edition 841 53,211 SF 1,719 77 25 102 50 75 125 

Land Rover Automobile Sales (New) 10th Edition 840 58,663 SF 1,633 80 30 110 51 76 127 

Difference 5,452 SF -86 3 5 8 1 1 2 

 
 
 

JAGUAR/LAND ROVER PRELIMINARY/FINAL TRAFFIC REVIEW 
 
GENERAL COMMENTS 
 

1. The applicant, Erhard Motor Sales Inc., is proposing a Jaguar/Land Rover motor sales facility on 
the southwest corner of Meadowbrook Road and Grand River Avenue. The applicant is proposing 
a 53,211 square foot building that will include both sales and service areas. 

a. The applicant should update site plans to be consistent with the building size. Both 53,211 
and 58,663 are listed as building size on the plans. 

 
Response: The building sizes will be updated on the plans. 

 
2. Meadowbrook Road is under the jurisdiction of the City of Novi and Grand River Avenue is under 

the jurisdiction of the Road Commission for Oakland County. 
 

Response: Noted. 
 

3. The parcel is currently under NCC (Non-Center Commercial) and OS-1 (Office Service) Zoning. 
The applicant is proposing to re-zone the parcel to GE (Gateway East) zoning via a special 
development overlay (SDO). 

 
Response: Noted. 

 
 

TRAFFIC IMPACTS 
 

1. Based on the City thresholds and the expected trips to be generated, the estimated trips do trigger 
the needs for a traffic impact study. The applicant has provided a TIS that was reviewed. 

 
Response: Noted. 

 
 

2. The applicant should refer to the TIS Review Letter for more specific comments regarding traffic. 
 

Response: The TIS letter comments are addressed elsewhere in this letter. 
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EXTERNAL SITE ACCESS AND OPERATIONS 
The following comments relate to the external interface between the proposed development and the 
surrounding roadway(s). 

 
1. The applicant has proposed one entrance from Grand River Avenue and one entrance from 

Meadowbrook Road. 
 

Response: Noted. 
 

2. The Grand River Avenue driveway is a right-in/one-way-out driveway proposed to be within the 
existing right turn lane along eastbound Grand River Avenue. 

a. The driveway dimensions for width are in compliance with the City standards for this 
particular type of driveway and meet fire department requirements. 

 
Response: Noted. 

 
b. The entering and exiting radii are within the allowable ranger per Figure IX.2 from the 

City’s Code of Ordinances but could consider reducing to 20’ to meet the standard. 
Alternatively, because of the right- in/right-out design, the entering and exiting radii may 
need to deviate from the standard dimensions. 

 
Response: Noted. 

 
c. The applicant should dimension the right-in/right-out island on Grand River Avenue. 

 
Response:  The island will be dimensioned on future submittals. 

 
3. The proposed Meadowbrook Road driveway is a two-way driveway. The width of 30 feet meets 

City standards and although the turning radii dimensions are within the allowable range, the 
applicant should consider increasing to 20 feet. 

 
Response: Noted. 

 
4. The Meadowbrook Road driveway is proposed at the current location of a right turn lane taper. 

The applicant is extending the right turn lane north of the site driveway so that it also acts as a 
right turn lane for the development. The applicant provided dimensions for the taper and turn lane 
that are within range or Figure IX.11 in the City’s Code of Ordinances. There is not an exiting taper 
due to the existing right turn lane for Cherry Hill Road. 

 
Response: Noted. 

 
5. The applicant provided sight distance at both driveways that are in accordance with Figure VIII-E 

in the City’s Code of Ordinances. 
 

Response: Noted. 
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INTERNAL SITE OPERATIONS 
The following comments relate to the on-site design and traffic flow operations. 

 
1. General Traffic Flow 

a. The applicant has provided large vehicle turning paths entering from Meadowbrook Road 
and exiting at Grand River Avenue. The applicant should also include large vehicle 
delivery truck patterns into and out of the proposed loading zone. 

 
Response: Vehicle turning templates will be added for the loading zone. 

 
b. The City requires a loading zone totaling 10 square feet for each front foot of building. 

Reference section 5.4 of the City’s Zoning Ordinance for more information. 
i. he applicant has provided a 2,465 S.F. loading zone located adjacent to the 10 

visitor and ADA accessible parking at the main entrance to the building. There is a 
note stating that no long-term delivery truck parking is allowed on site but the 
applicant should consider revising that to not allow deliveries during normal 
business hours so that the trucks do not block those 10 parking spaces. Per 
Section 5.4.2 the loading zone should “not have a disruptive effect on the safe and 
efficient flow of pedestrian and vehicular traffic within the site”. Alternatively, the 
parking space access and/or loading zone access may be revised. 

 
Response: Delivery policy notes will be updated. 

 
ii. The proposed trash enclosure area is not expected to interfere with parking 

operations. 
 

Response: Noted. 
 

c. The applicant has indicated that the intent of the proposed 13-foot-wide access pathway 
near the Grand River Avenue driveway is to facilitate the movement of vehicles in and out 
of the showroom. 

 
Response: Noted. 

 
2. Parking Facilities 

a. As per the City’s Zoning Ordinance, the applicant is required to provide one parking space 
for each 200 square feet of usable floor area of sales room and one for every one auto 
service stall in the service room. The building information listed on sheet C-2.0 (and in the 
revised RTIS) is 58,663 S.F. where the label on the building plan on sheet C-2.0 is 53,211 
S.F. The applicant should update the facility size to be consistent across all records. 

 
Response: The building size will be updated to be consistent. 

 
i. The applicant should review the parking calculations table and the parking space 

labels on the plans to ensure they are consistent. For example, the parking 
calculations table indicates 287 storage spaces, the plan label is 291 and the total 
counted is 290. 

 
Response: The parking calculations will be updated to be consistent. 
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b. The applicant has provided a total of 426 parking spaces. 
i. It should be noted that the Novi City Council is currently reviewing an amendment 

to the Zoning Ordinance that limits the number of on-site parking spaces to 125 
percent of the required parking. The amendment is expected to be approved prior 
to the Jaguar/Land Rover development being reviewed by the Planning 
Commission. Therefore, the applicant should accommodate for this amendment 
within their site plan or seek a special land use subject to Planning Commission 
approval. 

 
Response: A parking waiver will be requested if required. 

 
ii. Of the total 426 spaces provided, 138 of those are required for visitor, employee 

and service bay parking and there are only 136 shown. The applicant should 
designate (2) more spaces or a waiver may be required. 

 
Response: Visitor parking will be updated to be consistent. 

 
iii. Five (5) barrier free parking spaces are required and five (5) are proposed with one 

(1) of those spaces being van accessible. The dimensions of these spaces are in 
compliance with ADA Standards for Accessible Design. 

 
Response: Noted. 

 
c. The applicant has provided parking space lengths for parking spaces throughout the 

development. The applicant has proposed four-inch curbs around the perimeter of the 
development, which require a parking space length of 17 feet. Please reference Section 
5.3.2 of the City’s Zoning Ordinance for further clarification. 

 
Response: Noted. 

 
i. It should also be noted that the note on sheet C-3.0 indicates four-inch curbs while 

the detail on sheet C-8.0 indicates 6” curbs. 
 

Response: City of Novi curb details will be utilized. 
 

ii. The applicant should indicate that 6” curbs are required at the parking end islands. 
 

Response: 6” curbs will be specified at the end islands. 
 

d. The applicant should provide the width of all aisles on the site to ensure compliance. 
 

Response: All drive aisles will be dimensioned. 
 

e. The applicant should provide width dimensions for the proposed landscape islands, or 
indicate that the dimensions provided are typical throughout the site unless otherwise 
noted. The applicant has indicated that the landscape islands are 4.25’ shorter than the 
adjacent parking space, which does not meet the 3’ requirement. Also, the 1.5’ radius does 
not meet the 2’ requirement. In some locations, the exterior radius is less than 15’ and 
should be increased to 15’. Please reference Section 5.3.12 for more information and 
update the plans to meet City standards. 

 
Response: Islands will be dimensioned and verified to be in compliance with City 
standards. 
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f. The applicant is required to provide two (2) bicycle parking spaces for the service center 

section of the development and six (6) have been provided. A bicycle parking layout is 
shown on sheet C-3.0 but a dimension for the width of the sidewalk should also be 
included. 

 
Response: The sidewalk dimension will be added to the plans. 

 
i. The detail shown is for four (4) bicycle parking spaces and not the six (6) that the 

data table on sheet C3.0 states are provided. 
 

Response: 4 bicycle parking spaces are planned near the building entry.  A single bike loop 
is planned for the corner entry plaza, and another single bike loop is planned for one of the 
pedestrian plazas near the pond, for a total of 6 spaces.  Notes and details will be updated 
for consistency. 

 
ii. The bike loop detail on sheet C-8.0 is in compliance with City standards. 

 
Response: Noted. 

 
3. Sidewalk Requirements 

a. The applicant has proposed an 8’ sidewalk adjacent to Grand River Avenue in order to be 
in compliance with the City’s Non-Motorized Master Plan. 

 
Response: Noted. 

 
b. The proposed sidewalks throughout the site are generally in compliance with City 

standards; however, additional dimensions are required for the sidewalks on the southeast 
side of the building. 

 
Response: Additional dimensions will be added. 

 
c. The applicant has provided sidewalk connections from the site to the required sidewalks 

along Grand River Avenue and Meadowbrook Road. 
 

Response: Noted. 
 

d. The applicant has provided sidewalk ramp and detectable warning surface locations and 
details. 

 
Response: Noted. 

 
e. The applicant should indicate the need for and intent of the proposed gray paver walkway 

on the site. The placement of such walkway is not ideal in that it is placed between the 
parking spaces and the end islands. The end islands should be relocated to be adjacent to 
the parking spaces. 

 
Response: The gray paver pathway is a requirement of the Jaguar Land Rover design 
standards, and is intended to provide guidance and connectivity from the main door of the 
showroom to all guest parking areas.  It is located behind the end islands to provide 
physical separation between pedestrian and vehicle areas. 
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SIGNING AND STRIPING 
1. All on-site signing and pavement markings shall be in compliance with the Michigan Manual on 

Uniform Traffic Control Devices (MMUTCD). The following is a discussion of the proposed signing 
and striping. 

a. The applicant has provided a signing layout, quantities table, and details. 
 

Response: Noted. 
 

b. The proposed stop sign (R1-1) should be 30” in size. 
 

Response: The sign will be specified as 30”. 
 

c. The applicant could consider adding a Keep Right (R4-7) and a No Left Turn (R3-2) sign in 
the island of the Grand River Avenue entrance. These signs are listed in the quantity table 
but are not labeled on the plans. 

 
Response: The signs will be appropriately labeled. 

 
2. The applicant has provided pavement marking details for the ADA accessible parking but should 

also indicate pavement marking details including color, dimensions and location throughout the 
site and entrances in future submittals. 

 
Response: Colors and dimensions for all striping will be added. 

 
a. The applicant could consider pavement markings for the pedestrian crossing at the 

Meadowbrook entrance. 
 

Response: Striping will be added for the Meadowbrook pedestrian crossing. 
 
 
We trust these revisions meet requirements.  If you should have any questions or require any additional 
information, please feel free to contact this office. 
 
 
Sincerely, 
 
PEA, Inc. 

 
 
Becky Klein, PE, LEED AP BD+C 
Project Manager 
 
 
 
Attachment:   
 
Cc  
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