
CITY of NOVI CITY COUNCIL 

Agenda Item 6 
July 8, 2019 

SUBJECT: Approval of the request of GPO Group JSP 18-75 Chick-Fil-A for Zoning Map 
Amendment 18.731 to rezone the property from Regional Center (RC) to Regional Center 
with a Planned Development 2 Option (PD-2). The subject property is located at the 
northeast corner of Novi Road and the 1-96 service drive in Section 14. This is required in 
order to effectuate a PD Option for the subject property. SECOND READING 

SUBMITTING DEPARTMENT: Community Development Department - Planning 

CITY MANAGER APPROVAL: )/ ..,?-

BACKGROUND INFORMATION: 

The applicant is proposing to demolish the existing vacant building (old Denny's 
restaurant) to develop a Chick-Fil-A Restaurant located the northeast corner of Novi Road 
and the 1-96 service drive. The new restaurant will be approximately 4,990 square feet and 
the applicant will be utilizing the Planned Development 2 (PD-2) Option. The proposed 
restaurant includes a drive-through window and associated canopy over the drive­
through lanes, and includes a play area inside the building. The restaurant proposes 114 
indoor seats and 16 outdoor seats. 

The intent of the PD Planned Development Options, as listed in Section 3.31 of the Zoning 
Ordinance, is to provide for alternative means of land use development within designated 
zoning districts, such as RC, Regional Center Zoning District, and to insure that alternative 
land development permitted under these options will allow site designs that create a 
desirable environment providing for the harmonious relationship between land use types 
with respect to: uses of land, the location of uses on the land and the architectural and 
functional compatibility between uses. The PD-2 Planned Development Option is 
intended to permit the limited application of: 

(i) More extensive commercial uses in a district otherwise restricted to 
community and regional oriented shopping centers, or 

(ii) Transitional uses on the periphery of regional oriented shopping centers. 

The PD Options contained in Section 3.31 shall be considered only within those areas of 
the City which are specifically designated for their application on the City's Master Plan for 
Land Use Map. The subject property is currently not designated as PD-2 on the 2016 Future 
Land Use Map. The map recommends PD-2 for other outlets around the north and west 
side of the Twelve Oaks Mall, including the existing McDonald's Restaurant, and for 
properties in part of West Oaks Mall, and for the Hotel property on the west side of Novi 
Road, north of 1-96 (see attached map). Use of the PD-2 Option for smaller parcels around 
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the Twelve Oaks Mall would improve the development potential of the lots, since the 
setbacks provided with the overlay are considerable smaller than in the RC, Regional 
Center District, and because the uses are expanded to allow additional uses, such as 
drive-through restaurants (subject to limitations as noted in the ordinance). 

Rezoning Request 
The property is currently zoned RC, Regional Center. The existing building is currently 
vacant, but was previously used as a Denny's Restaurant. The existing building is 
considered a legal non-conforming structure and the parking does not meet the 
Ordinance requirements. The proposed redevelopment of the site would be required to 
conform to the Ordinance standards and is not allowed to follow the non-conforming 
setbacks that currently exist. 

As noted in the rezoning review, the current RC, Regional Center zoning would limit the 
development potential for the site. The applicant is proposing to redevelop the site using 
PD-2 option which provides a greater flexibility for redevelopment. Per Section 3.31.2.B & 
C, the Planning Commission may proceed simultaneously with review and 
recommendation on applications for rezoning, PD Option and preliminary site plan 
approval. A copy of excerpt from Section 3.31 is attached for reference. 

The request for approval of the Preliminary Site Plan, Planned Development Option, 
Special Land Use, and Stormwater Management Plan, including any noted deviations 
from the ordinance standards is also being presented for the City Council's approval at 
the same meeting on July 8, 2019 at the applicant's request. Planning staff recommends 
approval of the rezoning for the reasons stated in the suggested motion. 

Review Summary 
The Staff Engineer has reviewed the rezoning request and summarized that the requested 
rezoning to RC with a PD-2 Option will result in utility demands that are approximately 
equal to or less than the utility demand if the property were to be developed under the 
current zoning. The rezoning would have negligible impact on utility demands. 

The applicant requested to waive the requirement for a Rezoning Traffic Study as many 
other traffic related studies are provided, including the submittal of a more 
comprehensive Traffic Impact Study. The City's Traffic consultant reviewed the submitted 
Traffic Impact Study provided by the applicant and indicated that the changes of the 
impacts for the proposed rezoning would be minimal especially considering the small size 
of the parcel. Most of the potential uses that could have a negative impact for the 
rezoning would not fit on such a small site. The impacts of the development are not 
anticipated to degrade levels of seNice beyond those under existing conditions during 
either the AM or PM peak periods. 

At the First Reading of the rezoning request, the City Council requested that the applicant 
discuss the expected traffic flow with the owners and management of the Twelve Oaks 
Mall. Taubman Company has provided a letter indicating the ongoing efforts to work 
together in good faith to formalize an agreement between the parties that will address any 
potential adverse impacts on the traffic along Twelve Oaks Mall Drive. Taubman's Director 
of Development indicates that Twelve Oaks Mall takes no exception to the rezoning of the 
property to allow for the Chick Fil-A as proposed. 
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Planning Commission Meeting Summary 
The Planning Commission met on April 17, 2019 held a Public Hearing with regard to the 
rezoning request. Following a brief discussion of the request, the Planning Commission 
voted to recommend approval to the City Council to rezone the subject property 
from Regional Commercial (RC) to Regional Commercial with a Planned Development 2 
Option (PD-2). 

On May 20, 2019, the City Council approved the First Reading of the rezoning request. An 
excerpt of the meeting minutes is attached. 

RECOMMENDED ACTION: 
Approval of the request of GPD Group JSP 18-75 Chick-Fil-A for Zoning Map Amendment 
18.731 to rezone the property from Regional Center (RC) to Regional Center with a 
Planned Development 2 Option (PD-2). The subject property is located at the northeast 
corner of Novi Road and the 1-96 service drive in Section 14. This is required in order to 
effectuate a PD Option for the subject property. SECOND READING 

Approval of the Second Reading of the rezoning is granted, with a waiver of the required 
Rezoning Traffic Study, as the applicant has submitted a Traffic Impact Study that 
addresses the anticipated traffic impacts. This motion is made for the following reasons: 

l . The rezoning request fulfills the Master Plan for Land Use objective of fostering a 
favorable business climate. 

2. The rezoning will be consistent with the surrounding zoning and existing developments. 
3. The PD-2 Planned Development Option is intended to permit the limited application of 

(i) more extensive commercial uses in a district otherwise restricted to community and 
regional oriented shopping centers or (iil transitional uses on the peripherv of regional 
oriented shopping centers, as this property is located. 

4. The rezoning would increase development potential of the subject property. 
5. The rezoning provides a redevelopment opportunity for a challenging site in a visible 

location along the 1-96/Novi Road corridor. 
6. The rezoning will have a negligible impact on public utilities. 
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PLANNING REVIEW: REZONING 



PETITIONER 
GPO Group 

REVIEW TYPE 

PLAN REVIEW CENTER REPORT 
March 06, 2019 

Planning Review 
Chick-Fil-A 

JZ 18-75 with Rezoning 18.729 

Rezoning Request from Regional Center (RC) to Regional Center with a Planned Development 2 
Options (PD-2) 

PROPERTY CHARACTERISTICS 
Section 14 

Site Location 22-14-100-50; 27750 Novi Road; north of 1-96, east of Novi Road 

Site School District Novi Community School District 
Current Zoning i Regional Center(RC) 

Proposed Zoning RC with a PD-2 Option (Planned Development) 

Adjoining Zoning 

Current Site Use 

Adjoining Uses 

Site Size 

Plan Date 

PROJECT SUMMARY 

North 

East 
West 

: South 

RC 

RC 
RC 
TC across 1-96 

Vacant building and unused parking lot (Old Denny's restaurant) 
North Sit-down restaurant 
East I Twelve Oaks Mall 
West West Oaks Mall 
South Novi Town Center 

l .40 acres 

February 06, 2019 

The petitioner is requesting a Zoning Map amendment for l .40 acres of property located at the 
south east corner of Novi Road and Twelve Oaks Drive (Section 15) from Regional Center(RC) to 
Regional Center with a Planned Development 2 Options (PD-2). The applicant states that the 
rezoning request is necessary for a possible restaurant with a drive-thru, which could be considered 
as a Special Land Use under RC with a PD-2 Overlay once the rezoning is approved. 

MASTER PLAN FOR LAND USE 
The Future Land Use Map of the 2016 City of Novi Master Plan for Land Use identifies this property as 
Gateway East. The proposal would address the general goal for "Economic Development" listed in 
Master Plan for Land Use by fulfilling the following objective: 
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Rezoning Review 
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l. Objective: Retain and support the growth of existing businesses and attract new businesses to 
the City of Novi. 

2. Objective: I-96/Novi Road Study Area. Develop the I-96/Novi Road Study Area in a manner that 
reflects the importance of this important gateway to the City in terms of its location, visibility, 
and economic generation. Mitigate impacts to the City's infrastructure. (See page 125) 

DEVELOPMENT POTENTIAL 
The property is currently zoned Regional Centerl. Existing building is considered a legal non­
conforming structure and the parking lot does not meet the minimum Ordinance requirements for 
setbacks. Section 7.1 .4. of our Zoning Ordinance restricts the redevelopment and/or alteration of 
non-conforming structures. The proposed redevelopment is required to conform to the Ordinance 
standards and is not allowed to follow the non-conforming setbacks. 

Regional Center allows a variety of uses; however has a minimum building setback requirement for 
l 00 feet for all yards. Community Development had couple of concept meetings with other 
developers and it is our understanding that the site size coupled with RC development standards 
could limit the redevelopment potential. 

The applicant is proposing to redevelop the site using PD-2 option which provides a greater 
flexibility for redevelopment. RC does not allow a drive-thru. Rezoning to PD-2 would allow a drive­
thru at that location. The applicant states that the proposed development will fit with the 
surrounding mall development and is similar to MC Donald's drive-thru nearby. 

COMPATIBILITY WITH SURROUNDING LAND USE 
The following table summarizes the zoning and land use status for the subject property and 
surrounding properties. 

As you can see from the aerial 
image from Google, the subject 
property is surrounded by existing 
uses that are well established. The 
chances for redevelopment are 
less. The current zoning and 
proposed zoning allow similar uses, 
which will result in similar use even 
when redeveloped. 

Developments south of 1-96 are 
zoned Town Center, which are 
intended to promote the 
development of a pedestrian 
accessible, commercial service 
district. 

Developments north of 1-96 zoned 
Regional Center which includes 
the subject property are intended 
to permit major planned 
commercial centers that will, by 
virtue of their size, serve not only 
the local community, but the 
surrounding market area as well. 
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As noted in our Zoning Ordinance, the PD-2 Planned Development Option is intended to permit the 
limited application of (i) more extensive commercial uses in a district otherwise restricted to 
community and regional oriented shopping centers or (ii) transitional uses on the periphery of 
regional oriented shopping centers. 

Land Use and Zoning: For Subject Property and Adjacent Properties 

Master Plan Land 
Existing Zoning Use Designation Existing Land Use 

Subject Property Regional Regional Vacant building and 
Center Commercial parking lot 

Northern Parcels Regional Regional 
Red Lobster Restaurant 

( across Twelve Oaks Mall Drive) Center Commercial 

Eastern Parcels Regional Regional 
Laz-A-Boy furniture store 

Center Commercial 
Western Parcels Regional Regional Carabba's Italian Grill 
(across Novi Road) Center Commercial Restaurant 
Southern Parcels 

Town Center Town Center 
Novi Town Center 

(across 1-96 ROW) shoppinq center 

The surrounding land uses are shown in the above chart. The compatibility of the proposed 
rezoning with the zoning and uses on the adjacent properties should be considered by the Planning 
Commission in making the recommendation to City Council on the rezoning request. 

Existing Zoning Future Land Use 

COMPARISON OF ZONING DISTRICTS 
Related sections of the zoning Ordinance that pertain to the existing zoning and proposed zoning 
are attached to this review letter for reference. 
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The PD Planned Development Options contained herein are intended to provide for alternative 
means of land use development within designated zoning districts. The options contained herein 
shall be considered only within those areas of the City which are specifically designated for their 
application on the City's Master Plan for Land Use Map. 

The subject property is currently not designated as PD-2 in the Land Use Map. However this is 
located in close proximity to the properties to the west across Novi Road and properties along 
Twelve Mile Road which are designated as PD-2. This is also located on the periphery of Twelve 
Oaks Mall similar to Mc Donalds drive-thru to the north. 

Regional Center (Existing) 
Planned Development-
PD-2 Option 
(Proposed) 

Principal 
See attached 3.1 .24. See attached Sec. 3.31.7.B 

Permitted Uses 

Special Land 
All uses under PD-2 are 

See attached 3.1 .24. subject to Special land use 
Uses 

standards 
Minimum Lot Determined by off-street 
Size 

Determined by off-street 
parking, loading, greenbelt 

parking, loading, greenbelt 
screening, yard setback or 

screening, yard setback or 
usable open space 

Minimum Lot usable open space 
requirements 

Width requirements 
1.25 Acres for banquet halls, 
restaurants and other uses 
listed in 3.31.B.v. 

Building Height 
45 ft. or 3 stories whichever is 

Same as RC 
less 

Front: l 00 feet 
Front: 50 feet 

Building Rear: l 00 feet 
Rear: 20 feet 
Side: 35 feet (total of two 70 

Setbacks Side: l 00 feet 
ft.) 

Front: 20 feet Front: 20 feet 
Parking Rear: l 0 feet Rear: l 0 feet 
Setbacks Side: l 0 feet Side: l 0 feet 

Engineering 
The Staff Engineer has reviewed the rezoning request and summarized that the requested rezoning 
to RC with a PD-2 will result in utility demands that are approximately equal to or less than the utility 
demand if the property were to be developed under the current zoning. The rezoning would have 
negligible impact on utility demands. 

Traffic 
The applicant requested to waive the requirement for a rezoning traffic study as many other traffic 
related studies are provided. The City's Traffic consultants reviewed the Traffic Impact Study 
provided by the applicant and indicated that the changes of the impacts for the proposed 
rezoning would be minimal especially considering the small size of the parcel. Most of the potential 
uses that could have a negative impact for the rezoning would not fit on such a small site. The 
impacts of the development are not anticipated to degrade levels of services beyond those under 
existing conditions during either the AM or PM peak periods. Refer to Traffic study review for more 
details. 
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Natural Features 
The project site does not contain both City-Regulated Wetlands and Regulated Woodlands. 

REC OMMEN DA TION 

Approval of the Rezoning is recommended because 
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• The rezoning request fulfills one of the Master Plan for Land Use objectives by fostering a 
favorable business climate. 

• The rezoning is a recommended land use will be consistent with the surrounding zoning and 
existing developments. 

• The rezoning would increase development potential of the subject property. 
• The rezoning provides a redevelopment opportunity for a challenging site in a visible 

location along I-96/Novi corridor. 
• The rezoning will not have impact on public utilities. 

Per Section 3.31.2.C, the Planning Commission may proceed simultaneously with review and 
recommendation on applications for rezoning, PD Option and preliminary site plan approval. Staff 
review for the proposed site plan under PD-2 option is provided in a separate letter. 

NEXT STEP: MASTER PLANNING AND ZONING COMMITTEE (MPZ) MEETING 

Proposed Rezoning is currently not supported by our 2016 Master Plan for Land use. A Master 
Planning and Zoning Committee meeting is scheduled for March 13, 2019 to gather their input. 

PLANNING COMMISSION PUBLIC HEARING 

If the MPZ Committee provides favorable input for the plans to move forward without requiring 
additional revisions, staff will schedule a public hearing for April 17, 2019 meeting. Please provide 
the following no later than April 1, 2019. 

1. A rezoning sign should be installed on site as shown on the approved sign location plan. 

The following should be provided in response to site plan reviews that were provided under 
separate cover. 

2. A response addressing comments from staff and consultants review letters. 
3. Original site plan submittal in PDF format. No revisions made. 
4. A Physical Frn;ade sample board 
5. Color renderings of the site or building, if available for presentation purposes 

CITY COUNCIL MEETING 

If the Planning Commission makes a favorable recommendation, the plan will be scheduled for 
next available City Council meeting, date to be determined. 

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 skomaraqiri@cityofnovi.org. 

Sri Ravali Komaragiri - Planner 
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MEMORANDUM 

TO: SRI KOMARAGIRI, PLANNER 

FROM: KATE RICHARDSON, PLAN REVIEW ENGINEER 

cityof novi.org 

SUBJECT: REVIEW OF REZONING IMPACT ON PUBLIC UTILITIES 

REZONING 18.729, CHICK-FIL-A 

DATE: MARCH 7, 2019 

The Engineering Division has reviewed a rezoning request for the 1 .40 acres located north 
of 1-96 and east of Novi Road. The applicant is requesting to rezone parcel 22-14-100-50 
from the existing zoning of Regional Commercial (RC) to Regional Commercial with a 
Planned Development 2 Options (PD-2). The Master Plan for Land Use indicates a future 
land use of Regional Commercial. 

Utility Demands 
A residential equivalency unit (REU) equates to the utility demand from one single family 
home. If the area were developed under the current zoning, demand on the utilities for 
the site would be 11.0 REUs per acre for Restaurants. Other acceptable uses under 
Regional Commercial zoning have lower REUs per acre, thus have less of an impact. The 
applicant intends to propose a restaurant with a drive-thru and a sit down option, as well 
as additional parking. This would have an approximate utility demand of 11.0 REUs per 
acre. 

Water System 
The site is located within the Intermediate Pressure District. Water service is currently 
available from an eight-inch water main that runs parallel to Novi Road. The proposed 
rezoning would have minimal impact on available capacity, pressure and flows in the 
City's water distribution system. 

Sanitary Sewer 
The site is located within the Hudson Sewer District. Sanitary service is available by 
connection to an existing six-inch sanitary sewer to the east of the property. The proposed 
rezoning is not anticipated to have an impact on the capacity of the downstream sanitary 
sewer within the City's infrastructure. 

Summary 
The requested rezoning will result in utility demands that are approximately equal to or less 
than the utility demand if the property were to be developed under the current zoning. 
The requested rezoning is not consistent with the future land use for this location. However, 
it is compatible with the surrounding land uses. Therefore, the rezoning would have 
negligible impact on utility demands. 

cc: Ben Croy, P.E.; Water & Sewer Senior Manager 
Barb McBeth, AICP; City Planner 
George Melistas; Engineering Senior Manager 
Darcy Rechtien, P.E.; Construction Engineer 
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A:COM 

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 

Memo 
Subject: JSP18-0075 Chick-Fil-A Traffic Impact Study Review Letter 

AECOM 
27777 Franklin Road 
Southfield 
Ml, 48034 
USA 
aecom.com 

Project name: 
JSP18-0075 Chick-Fil-A Traffic Impact Study 
Review Letter 
From: 
AECOM 

Date: 
March 4, 2019 

The traffic impact study (TIS) for the proposed Chick-Fil-A 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. 

GENERAL COM ENTS 
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 one (1) signalized and five (5) 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 Thursday, January 10th
, 2019. Four of the 

six intersections of interest were counted, with the last two having volumes estimated based on the traffic volume 
moving up and downstream. 

3. AM peak was determined to be 8:00 AM to 9:00 AM. PM peak was determined to be 4:30 PM to 5:30 PM. 

PROPOSED ACTION 
1. The proposed development is a 4,990 SF Chick-fil-A restaurant. The study includes a preliminary site plan. 

TRIP GENERATION 
1. The applicant should correct the Weekday PM Peak Hour trip numbers to match the ITE Trip Generation value of 

163. If 164 was used instead of 163 due to 81 .5 being rounded up for the pass-by and net primary trips, this should 
be explained on the calculations page. 
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Memo 

TRAFFIC VOLUMES 
1. Existing traffic volumes for the 2019 'No-Build' condition were taken from the data collected on January 10th

. 

2. The applicant used the existing traffic patterns to distribute the trips entering and leaving the development. 

3. The applicant included figures for both the No-Build 2019 traffic volumes and the Build 2019 traffic volumes in the 
appendix. 

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 Novi Road, West Oaks Drive, and Twelve Oaks Drive South, most turning 
movements/approaches operate between LOS A and LOS D for both AM and PM peaks, with the exception of the 
northbound left turn and northbound approach, which operates at LOS F in the PM peak for both the No-Build and 
Build conditions. The applicant notes that the movement likely does not operate as poorly as shown, due to the 
adaptive operations at the signal. 

3. The unsignalized intersections included in the study area all maintain LOS between A and C. Delay at several 
approaches increased from A to B or B to C, however, B and C are still considered acceptable LOS for an approach. 

SUMMARY AND RECOMMENDATIONS 
1. The applicant should address the inconsistent number of trips for the PM Peak hour. 

2. In summary, the impacts of the development are not anticipated to degrade levels of services beyond those under 
existing conditions during either the AM or PM peak periods. 

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 

/) It; I. / .v~!l~ 
Josh'A. Bocks, AICP, MBA 
Senior Transportation Planner/Project Manager 

AECOM 
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A:COM 

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 

Memo 
Subject: JSP18-0075 Chick-Fil-A Parking and Queueing Study Review Letter 

AECOM 
27777 Franklin Road 
Southfield 
Ml, 48034 
USA 
aecom.com 

Project name: 
JSP18-0075 Chick-Fil-A Parking and Queueing 
Study Review Letter 
From: 
AECOM 

Date: 
March 4, 2019 

The Parking and Queueing study for the proposed Chick-Fil-A was reviewed to the level of detail provided and AECOM 
recommends approval of the study as long as comments provided below are adequately addressed to the satisfaction of 
the City. 

GENERAL COMMENTS 
1. The remainder of the memo will provide comments on a section-by-section basis following the format of the 

submitted report. 

INTRODUCT ON 
1. The applicant identified three (3) sites similar to the proposed development. These sites are located throughout the 

metro Grand Rapids area. 

a. 28th Street and East Beltline in Grand Rapids, Ml 

b. M-6 and Kalamazoo Avenue in Gaines Township, Ml 

c. US-131 and 54th Street in Wyoming, Ml 

2. The sites range from 140 SF to 19 SF smaller than the proposed development. Two (2) of the locations have 
additional shared parking spaces available. 

DATA COLLECTION 
1. Data collection was conducted on 2 days. The times were selected based on peak site activity. 

a. Weekend Midday data collection was done on Saturday, January 26th from 12:00 pm to 2:00 pm. 

b. Weekday Midday and Evening data collection was done on Tuesday, February 5th from 11 :00 am to 1 :00 
pm and 4:00 pm to 6:00 pm. Due to weather issues, no data was collected at the Wyoming location on the 
5th_ 
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PARKING DEMAND 
1. Parking quantities were collected on 15 minute intervals during the analysis periods. In the report, the applicant 

provides average and 95th percentile values for the number of vehicles parked in the lot. The maximum values are 
available in the appendix. 

2. The Grand Rapids location had the highest 95th percentile value, at 77 parking spaces (which utilized 18 parking 
spaces in excess of the spaces available to just the restaurant). The maximum for that location was 79 vehicles 
parked at 1 :00 pm on Saturday. 

3. The other two locations peaked at 58 vehicles parked (Wyoming location) and 62 vehicles parked (Gaines Township 
location), also on Saturday. 

DRIVE-THRU QUEUE ANALYSIS 
1. Queue length was collected in five (5) minute intervals during the analysis periods. The count includes only vehicles 

queued behind the vehicle ordering at the kiosk. 

2. The Grand Rapids location had the highest 95 th percentile queue length, at 20 vehicles during the weekday midday 
period and 16 vehicles during the weekend period. The peak queue lengths were 20 vehicles during the weekday 
midday period and 18 during the weekend period. These did exceed the available stacking at this location (10 
spaces). 

3. The Wyoming location had a peak vehicle queue of 11 on Saturday. This did not exceed the available stacking. 

4 . The Gaines Township location had a peak vehicle queue of 11 during the weekday evening period. The weekend 

peak was 7 vehicles. The weekday evening peak exceeded the available stacking. 

SUMMARY AND RECOMMENDATIONS 
1. In most scenarios, the proposed development should not exceed the parking and vehicle queueing space provided 

by the site plan. However, should the development experience demand similar to the Grand Rapids location, the 
drive-thru will impede use of the parking spaces on the north side of the parking lot and there will be insufficient 
parking available. 

2. The parking spaces on the north side of the site and the spillover area for the drive-thru queue could experience 
conflicts during high-volume periods. We recommend that the applicant consider allocating those spaces as planned 
employee parking, to prevent a high frequency of conflicts between customers exiting those spaces while others 
attempt to enter the drive-thru. 

3. In instances when the demand for parking exceeds the available spaces, as the peak parked vehicles at the Grand 
Rapids location suggests can occur, customers will likely park in the adjacent La-Z-Boy Home Furnishings & Decor 
store parking lot. We recommend that the applicant pursue a shared parking agreement with this facility to alleviate 
issues with potential parking needs. 

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 

Ii ,, 
"J. It"/ )..,/ '/ V ~fr-ry,., 

l/ 
Jo~h A. Bocks, AICP, MBA 
Senior Transportation Planner/Project Manager 

AECOM 
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I. 

II. 

Purpose: 

This Traffic Impact Statement is being prepared at the request of the City of Novi in 
association with the proposed construction of a Chick-fil-A restaurant to be located along 
Novi Road in the City of Novi, Michigan. The purpose of this particular Traffic Impact 
Statement is to analyze the vehicular operating conditions of the external roadways in the 
vicinity of the proposed development; both before and after its construction to determine 
what, if any, impact the proposed development will have on the surrounding roadway 
network. All internal traffic operations related to the drive-thru operation and on-site 
parking will be addressed as part of a separate study. 

Project Setting: 

Study Area 

The subject property currently contains one (1) vacated structure (former Denny's restaurant) 
and is located on the east side of Novi Road just north of the Interstate 96 / Novi Road 
interchange. The development within the study area consists solely of commercial land uses 
with the largest being the Twelve Oaks Mall located to the north east of the proposed site. 
See Figure 1 for a project location map and Figure 2 for an aerial photograph of the project 
area. 

Area Roadway System 

Currently, Novi Road exists as a six (6) lane asphalt roadway (three (3) travel lanes in each 
direction) with left and right turn lanes at various intersections. The current posted speed 
limit on Novi Road is 45 miles per hour (mph). According to information obtained from the 
Southeast Michigan Council of Governments (SEMCOG), Novi Road is classified as an 
'Other Principal Arterial.' 

There is one (1) existing signalized intersection and five (5) unsignalized intersections that 
are currently located within the study area that are of special interest to this project. The six 
(6) existing intersections included in this study are as follows: 

Novi Road/ West Oaks Drive/ Twelve Oaks Drive South: 

This intersection is currently signalized utilizing a mast arm configuration with 
signal poles located on each corner of the intersection. The intersection consists of 
four (4) approaches with the following lane configurations: NB Novi Road - six (6) 
lanes (left, left, thru, thru, thru, right), SB Novi Road - five (5) lanes (left, thru, thru, 
thru, right), EB West Oaks Drive - four (4) lanes (left, thru, right, right) and WB 
Twelve Oaks Drive South - three (3) lanes (left, left, thru-right). 
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Novi Road/ One-Way Mall Drive (EB): 

This intersection is currently unsignalized with the One-Way Mall Drive (EB) leg 
operating as a EB receiving-only lane. The intersection consists of two (2) 
approaches with the following lane configurations: NB Novi Road - five (5) lanes 
(thru, thru, thru, thru, thru-right) and SB Novi Road - three (3) lanes (thru, thru, 
thru). SB left turns are not permitted from Novi Road onto the One-Way Mall Drive. 

One-Way Mall Drive (EB)/ Commercial Drive #1 : 

This intersection is currently unsignalized and operates as a right-in/ right-out with 
the Commercial Drive #1 approach operating under stop control. The intersection 
consists of two (2) approaches with the following lane configurations: NB 
Commercial Drive #1 - one (1) lane (right) and EB One-Way Mall Drive (EB) - two 
(2) lanes (thru, right). It should be noted that a third leg (east leg) of this intersection 
exists as a one (1) lane EB receiving-only lane. 

Twelve Oaks Drive South/ Twelve Oaks Mall Perimeter Road: 

This intersection is currently unsignalized with all approaches operating under stop 
control. The intersection consists of three (3) approaches with the following lane 
configurations: NB Twelve Oaks Mall Perimeter Road - three (3) lanes (left, left­
thru, thru), SB Twelve Oaks Mall Perimeter Road - two (2) lanes (thru, thru-right) 
and EB Twelve Oaks Drive South - two (2) lanes (left, right). 

Twelve Oaks Mall Perimeter Road/ One-Way Mall Drive (EB) : 

This intersection is currently unsignalized with the One-Way Mall Drive (EB) 
approach operating under yield control. The intersection consists of three (3) 
approaches with the following lane configurations: NB Twelve Oaks Mall Perimeter 
Road - two (2) lanes (thru, thru), SB Twelve Oaks Mall Perimeter Road - two (2) 
lanes (thru, thru) and EB One-Way Mal I Drive (EB) - one (1) lane (right). 

Twelve Oaks Mall Perimeter Road/ Commercial Drive #2 : 

This intersection is currently unsignalized with the Commercial Drive #2 approach 
operating under stop control. The intersection consists of three (3) approaches with 
the following lane configurations: NB Twelve Oaks Mall Perimeter Road - two (2) 
lanes (left-thru, thru), SB Twelve Oaks Mall Perimeter Road - two (2) lanes (thru, 
thru-right) and EB Commercial Drive #2 - one (1) lane (left-right). 
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111. 

Existing Traffic Volumes 

For this traffic study, Traffic Data Collection, LLC performed turning movement traffic 
counts at the fol lowing four (4) study intersections on Thursday, January 10, 2019: 

• Novi Road/ West Oaks Drive/ Twelve Oaks Drive South 
• Twelve Oaks Drive South/ Twelve Oaks Mall Perimeter Road 
• One-Way Mall Drive (EB)/ Commercial Drive #1 
• Twelve Oaks Mall Perimeter Road/ Commercial Drive #2 

Utilizing the data from the counted intersections above, traffic volumes for the remaining 
two (2) study intersections were calculated based on the upstream and downstream traffic 
volumes. From the count data, the AM peak hour of the study area was determined to 
occur from 8:00 AM to 9:00 AM while the PM peak hour was found to occur from 4:30 PM 
to 5:30 PM. See Appendix A for printouts of the turning movement counts. 

Proposed Action: 

The proposed development will be a Chick-fil-A restaurant consisting of a total of 4,990 
square feet (SF) of gross floor area. The proposed development will be constructed on the 
east side of Novi Road, north of the Interstate 96 / Novi Road interchange. See Figure 3 for 
a preliminary site plan. 

As shown on the site plan, the proposed development will continue to utilize the one (1) 
full movement driveway as well as the one (1) right-in/ right-out driveway that currently 
serve the site. The right-in / right-out access point is provided along the One-Way Mall 
Drive (EB) and will be referred to as Commercial Drive #1 while the full movement access 
point is provided along Twelve Oaks Perimeter Mall Road and will be referred to as 
Commercial Drive #2. It should be noted that access to these two (2) driveways is currently 
provided, and will continue to be provided following the completion of this project, 
through two (2) shared access points with the neighboring business (La-Z-Boy) immediately 
to the east of the proposed site. 

IV. Trip Generation: 

Trip Generation Calculations 

The trip generation calculations were performed for the proposed development utilizing the 
Institute of Transportation Engineers (ITE) Trip Generation Manual, 10th Edition. This 
manual includes data from numerous trip generation studies of different land uses that have 
been performed by public agencies, developers, consulting firms and associations and 
submitted to ITE. It serves as a tool for estimating the number of vehicle trips generated by 
a proposed development. For this study, the trip generation calculations will evaluate the 
AM and PM peak periods. 
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According to information contained in the ITE Trip Generation Manual , 10th Edition, the 
proposed Chick-fil-A restaurant is expected to generate the following trip ends once 
constructed: 

LAND USE 934 - Fast-Food Restaurant with Drive-Through Window 

1. Weekday AM Peak Hour (i.e. morning rush hour) : 
= 201 trip ends (102 enter and 99 exit) 

a. Pass-By Trips (49%) 
= 98 trip ends (SO enter and 48 exit) 

b. Net Primary Trips 
= 103 trip ends (52 enter and 51 exit) 

i i. Weekday PM Peak Hour (i.e. evening rush hour): 
= 164 trip ends (86 enter and 78 exit) 

a. Pass-By Trips (50%) 
= 82 trip ends (43 enter and 39 exit) 

b. Net Primary Trips 
= 82 trip ends (43 enter and 39 exit) 

Note that the variable utilized in the trip generation calculations was 'square feet of gross 
floor area', which in this particular case is 4,990 SF. See Appendix B for the detailed trip 
generation calculations for the proposed Chick-fil-A restaurant. 

A certain portion of vehicles that will travel to and from the site will occur as pass-by traffic. 
Pass-by trips are made as intermediate stops on the way from an origin to a primary trip 
destination without a route diversion. Since these trips are attracted from the traffic passing 
the site on the adjacent roadways, pass-by vehicles that are currently traveling along Novi 
Road will now be rerouted into and out of the site. Trip generation studies for a fast-food 
restaurant with a drive-thru window are documented in the ITE Trip Generation Handbook 
estimate that pass-by trips make up an average of 49% of the total site trips during the AM 
peak hour and 50% during the PM peak hour. The remaining trips traveling to and from 
the site are referred to as primary trips as they consist of new trips on the roadway network 
traveling directly between the origin and the primary trip destination. While the pass-by 
capture reduction was applied to the trip generation calculations for the proposed Chick-fil­
A, it should be noted that these pass-by trips are still assigned as new turning movements 
entering and exiting the site at the proposed access locations. 

V. Traffic Volumes: 

~No-Build' Traffic Volumes 

The construction of the proposed development is anticipated to be completed in the year 
2019 which will serve as the Opening Year for the study. The existing traffic volumes from 
the turning movement traffic counts will be utilized as the Opening Year 2019 'No-Build' 
traffic volumes. Figure 4 displays the Opening Year 2019 'No-Build' peak hour traffic 
volumes. 
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Site Trip Distribution & Assignment 

The new trips discussed in the Trip Generation section were distributed and assigned to the 
roadway network based on existing travel volumes/patterns near the site, the surrounding 
land uses and roadway network, and engineering judgment. It was estimated that 45% of 
the projected site trips will travel to/from the south on Novi Road, 30% will travel to/from 
the north on Novi Road, 10% will travel to/from the west on West Oaks Drive, 10% will 
travel to/from the north on Twelve Oaks Mall Perimeter Road and the remaining 5% will 
travel to/from the south on Twelve Oaks Mall Perimeter Road. 

It is expected that more traffic would likely utilize Commercial Drive #2 for both entering 
and exiting the site. For entering traffic, only traffic coming from the South on Novi Road 
will be able to utilize Commercial Drive #1 (right-in/ right-out) as it connects to a one-way 
EB roadway that can only be accessed from vehicles traveling in the NB direction on Novi 
Road. Therefore, all other entering traffic will need to utilize Commercial Drive #2. For 
exiting traffic, all traffic not destined to travel south on Twelve Oaks Mall Perimeter Road 
will need to utilize Commercial Drive #2 as it is the only driveway that will allow vehicles 
to travel north on Twelve Oaks Mall Perimeter Road and to access Novi Road. 

Pass-by trips, since they occur from traffic already traveling by the site, were developed and 
distributed based on the existing directional distribution of peak hour traffic volumes along 
Novi Road adjacent to the site. Due to the roadway configuration and limited access to the 
site from Novi Road, pass-by trips will technically occur as diverted link trips. The peak 
hour distribution and assignment of new site trips, including both primary and pass-by trips 
are included in Appendix C. An additional figure that combines both primary and pass-by 
trips to show the total net traffic from the proposed site was also provided. 

'Build' Traffic Volumes 

In order to create the 'Build' traffic volumes, the site trips discussed in the previous section 
were added to the Opening Year 2019 'No-Build' peak hour traffic volumes. The 'Build' 
traffic volumes will allow a direct comparison between the projected traffic conditions 
without the development and those following the completion of the proposed Chick-fil-A 
restaurant. Figure 5 displays the Opening Year 2019 'Build' peak hour traffic volumes. 

VI. Traffic Analysis: 

HCM Intersection Capacity Analysis 

Intersection Capacity analyses were performed for the Opening Year 2019 'No-Build' and 
'Build' traffic conditions in order to determine the operating conditions that would be 
expected to be experienced at each intersection. The quality of the operating conditions 
experienced by an intersection is measured in terms of Level-of-Service (LOS). Levels-of­
Service can range from LOS A to LOS F. Level-of-Service ratings of A - Dare considered to 
be in the acceptable range while Levels-of-Service E and Fare considered to be below 
average with significant levels of delay experienced by vehicles. The Level-of-Service 
thresholds vary for signalized and unsignalized intersections. The thresholds related to 
average control delay for both signalized and unsignalized intersections are as follows: 

Page - s 
January 2019 



•••• 
~-~;!. fraffic Im pact Statement City of Novi, Michigan 

Level-of- Delay Threshold - Delay Threshold -
Service Signalized (Sec) Unsignalized (Sec) 

A < 10 < 10 

B > 10- 20 >10-15 

C > 20- 35 > 15 - 25 

D > 35 - 55 > 25 - 35 

E > 55 - 80 > 35 - 50 

F > 80 > 50 

The capacity analyses were performed for the weekday AM and PM peak hours utilizing 
the computer program Synchro (Version 9) developed by Trafficware. Synchro can 
provide a macroscopic analysis of an entire roadway system and take into account the 
interactions and impact of traffic which travels from one intersection to the next. 
Analysis results reported in the following tables are based on the Highway Capacity 
Manual (HCM) calculation outputs from the Synchro software. The existing signal 
timings (cycle lengths, splits and clearance intervals) for the Novi Road/ West Oaks 
Drive/ Twelve Oaks Drive South intersection were provided by the Oakland County 
Road Commission for use in this study. These timings were utilized for the capacity 
analysis of both the Opening Year 2019 'No-Build' and 'Build' traffic conditions. It 
should be noted that this signalized intersection currently utilizes traffic adaptive 
operation and these timings represent the back-up timings as noted on the signal permit. 

Table 1 on the following page summarizes the HCM Intersection Capacity Analysis and 
details the Levels-of-Service and delay experienced under the Opening Year 2019 'No­
Build' vs. 'Build' traffic conditions for the signalized intersection of Novi Road/ West Oaks 
Drive/ Twelve Oaks Drive South. See Appendix D for the HCM analysis printouts. 
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Table 1: HCM Intersection Capacity Analysis Summary 

Opening Year 2019 'No-Build' vs. 'Build' Conditions - Signalized Intersection 

'No-Build' Conditions 'Build' Conditions 

Intersection / Movement 
AM Peak PM Peak AM Peak PM Peak 

LOS 
Delay 

LOS 
Delay 

LOS 
Delay 

LOS 
Delay 

(sec) (sec) (sec) (sec) 

Novi Road / West Oaks Drive / 

Twelve Oaks Drive South 

Eastbound Left D 40.4 D 47.4 D 40.3 D 47.4 

Eastbound Thru D 40.0 D 43.2 D 40.2 D 43.5 

Eastbound Right D 36.9 D 49.8 D 36.9 D 49.8 

Eastbound Approach D 37.6 D 48.8 D 37.7 D 48.8 

Westbound Left D 41.4 D 42.1 D 41.7 D 43.1 

Westbound Thru-Right D 40.6 D 35.4 D 43.7 D 35.3 

Westbound Approach D 41.3 D 41.0 D 42.4 D 41.6 

Northbound Left D 42.8 ~ I D 42.8 ~ I Northbound Thru B 19.7 B 19.6 

Northbound Right B 19.3 W...I B 19.3 W...I Northbound Approach C 22.8 C 22.B 

Southbound Left B 12.6 C 21.4 B 14.2 C 24.2 

Southbound Thru B 10.3 B 19.4 B 11.1 C 20.2 

Southbound Right A 8.7 B 15.9 A 9.3 B 16.6 

Southbound Approach B 10.3 B 19.3 B 11 .2 C 20.3 

Intersection Total B 18.0 D 51.5 C 20.6 D 51.6 

Note: Red h1ghl 1ghted cells indicate a Level of Service F. 

As shown in Table 1, all movements and approaches of the Novi Road/ West Oaks Drive/ 
Twelve Oaks Drive South intersection are projected to operate at an acceptable LOS D or 
better during the AM and PM peak hours under the Opening Year 2019 'No-Build' and 
'Build' traffic conditions with the exception of the NB left-turn movement and approach 
during the PM peak hour (which likely operates better than shown due to the previously 
mentioned traffic adaptive operation). As can be seen in the capacity analysis results, the 
new traffic from the proposed development will have no additional impact on the operation 
of the NB left-turn movement and only a minimal impact to the NB approach overall. Most 
importantly, no movements are expected to degrade to an unacceptable Level-of-Service as 
a result of the additional site traffic. This indicates that the Novi Road/ West Oaks Drive/ 
Twelve Oaks Drive South intersection is anticipated to have sufficient vehicular capacity to 
accommodate the additional traffic generated by the proposed development. 

Table 2 on the following page summarizes the HCM Intersection Capacity Analysis and 
details the Levels-of-Service and delay experienced under the Opening Year 2019 'No­
Build' vs. 'Build' traffic conditions for the unsignalized intersections within the study area. 
See Appendix D for the HCM analysis printouts. It should be noted that there are no 
capacity analysis results for the Novi Road / One-Way Mall Drive (EB) intersection as no 
movements at this intersection will incur any delay, from an isolated intersection analysis 
perspective. 
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Table 2: HCM Intersection Capacity Analysis Summary 

Opening Year 2019 'No-Build' vs. 'Build' Conditions - Unsignalized Intersections 

'No-Build' Conditions 'Build' Conditions 

Intersection/ Movement 
AM Peak PM Peak AM Peak PM Peak 

LOS 
Delay 

LOS 
Delay 

LOS 
Delay 

LOS 
Delay 

(sec) (sec) (sec) (sec) 

One-Way Mall Drive (EB)/ 

Commercial Drive #1 

Northbound Right A 0.0 A 9.2 A 0.0 A 9.2 

Northbound Approach A 0.0 A 9.2 A 0.0 A 9.2 

Twelve Oaks Mall Perimeter 

Road/ Twelve Oaks Drive South 

Eastbound Left A 9.1 B 12.3 A 9.9 B 12.8 

Eastbound Right A 7.3 B 10.8 A 8.5 B 12.5 

Eastbound Approach A 8.9 B 71.5 A 9.3 B 12.6 

Northbound Left A 8.4 B 12.7 A 9.5 B 14.6 

Northbound Left-Thru A 8.3 B 13.2 A 9.5 C 15.4 

Northbound Thru A 6.1 A 7.5 A 6.4 A 7.7 

Northbound Approach A 7.9 B 12.4 A 9.3 B 14.4 

Southbound Thru A 8.0 A 9.8 A 8.7 B 10.3 

Southbound Thru-Right A 7.5 B 12.3 A 8.2 B 13.4 

Southbound Approach A 7.6 B 12.0 A 8.4 B 73.0 

Intersection Total A 8.5 B 12.0 A 9.2 B 13.5 

Twelve Oaks Mall Perimeter 

Road / One-Way Mall Drive (EB) 

Eastbound Right A 8.7 A 9.5 A 8.9 A 9.7 

Eastbound Approach A 8.7 A 9.5 A 8.9 A 9.7 

Twelve Oaks Mall Perimeter 

Road / Commercial Drive #2 

Eastbound Left-Right A 0.0 B 11 .1 B 10.4 C 15.6 

Eastbound Approach A 0.0 B 11.1 B 10.4 C 15.6 

Northbound Left-Thru A 0.0 A 0.0 A 7.6 A 8.0 

Northbound Thru A 0.0 A 0.0 A 0.0 A 0.0 

Northbound Approach A 0.0 A 0.0 A 1. 1 A 0.1 

Note: Red highl ighted ce lls indicate a Level of Service F. 

As shown in Table 2, all unsignalized intersections within the study area are anticipated to 
operate at an acceptable LOS C or better during the AM and PM peak hours under the 
Opening Year 2019 'No-Build' and 'Build' traffic conditions. This indicates that the 
unsignalized intersections within the study area are anticipated to provide sufficient 
vehicular capacity to accommodate the additional traffic generated by the proposed Chick­
fi I-A restaurant. 
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