
CITY of NOVI CITY COUNCIL 

Agenda Item 7 
July 8, 2019 

SUBJECT: Consideration of the request of GPO group for Chick-Fil-A, JSP 18-75, for Preliminary Site 
Plan with a Planned Development (PD-2) Option, Special Land Use and Stormwater 
Management Plan approval. The subject property is 1 .40 acres located at the northeast 
corner of Novi Road and the 1-96 service drive in Section 14 in the RC, Regional Center 
District. The applicant is proposing to develop a 4,990 square foot Chick-Fil-A restaurant 
with a drive-through. 

SUBMITTING DEPARTMENT: Department of Community Development, Planning Division 

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 at 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 and a play area inside the building. The 
restaurant proposes 114 indoor seats and 16 outdoor seats. 

The property is currently zoned Regional Center. The 
existing building is considered a legal non
conforming structure. The existing building and the 
parking lot do not meet the minimum Ordinance 
requirements for setbacks. Section 7 .1 .4. of the 
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. 

The current RC, Regional Center zoning would limit 
the development potential for the site. Regional 
Center allows a variety of uses; however, it also has 
a minimum building setback requirement of 100 feet 
for all yards. 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-through, so the PD-2 option would 
be required. The applicant states that the proposed development will fit with the 
surrounding mall development and is similar to McDonald's drive-through nearby, which 
was developed using PD-2 Option (see image above). 



PD-2 Option in Future Land Use Map 
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 outlots 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 image below). 

Existing Zoning Future Land Use 

While the property at issue is not designated on the future land use map, Section 3.31 does 
contemplate a process whereby an applicant can process a rezoning request at the 
same time it is seeking a rezoning to a district that permits the PD option. A similar process 
has been proposed here under which the site plan has been processed at the same time. 
The Planning Commission and City Council were asked to review a text change to Section 
3.31 that would allow the use of the PD option if it is shown on either the zoning map or the 
future land use map, and to make other changes for clarity as well. Hence, the processing 
of this plan as a map change to allow RC with PD Option. The Planning Commission may 
be asked to amend the future land use map as well, although that process is substantially 
longer than the rezoning process. 

PREVIOUS MEETING RESULTS 
• Master Plan and Zoning Committee Meeting: The request for rezoning was presented 

to the Committee at their March 13, 2019 meeting. The Committee noted that it is 
similar to other properties in the area with PD-2. However, the ingress and egress issue 
should be addressed as part of the site plan review. 

• Planning Commission Public Hearing: The Planning Commission met on April 17, 2019 
and 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 Center (RC) to 
Regional Center with a Planned Development 2 (PD-2) Option. 

• City Council Meeting: The request for rezoning was presented to the City Council at 
their May 20, 2019 meeting. The City Council recommended tentative approval noting 



serious concerns about traffic circulation. The Site Plan was not presented for discussion 
at that meeting, but was subsequently shared in the June 6th off-week packet. 

SITE PLAN REVIEW SUMMARY 
The following paragraphs summarize plan review comments. The review letters are 
attached. 

• Planning: The site plan as proposed would require a number of deviations from the 
Ordinance requirements as noted in the recommended motion. The Planning 
Commission recommended approval of this request at their April 17, 2019 meeting. 

As part of the submittal, the applicant has submitted a Community Impact Statement 
and Noise Impact Study. 

As noted in the Planning Review, some of the deviations are straightforward, such as 
lack of rezoning traffic study (since a Traffic Impact Statement was provided), and 
exceeding the minimum distance from another restaurant (since the site is currently 
developed with a restaurant, and so there is no change in this requirement). Other 
deviations are supported by staff contingent on additional conditions. For example, 
alternate locations for the loading zone and the dumpster are supported if the usage 
does not conflict with peak traffic times. Some of the deviations, such as setbacks, are a 
result of the site size and multiple street frontages. The proposed parking setback 
deviations are consistent with existing non-conformities. The building is proposed at the 
current location to best accommodate required drive-through queuing, access for 
pedestrians in the parking lot, and street visibility. 

Another deviation that is required for the site plan is the lack of the minimum required 
parking spaces. A minimum of 100 spaces are required; 68 spaces are proposed. The 
applicant has provided a parking study to support the proposed parking counts. The 
study compared three different existing locations. Two of the locations required about 
62 spaces at peak usage, and the Grand Rapids location required about 79 parking 
spaces. Staff recommended that the applicant pursue a shared parking agreement 
with the La-Z-Boy facility to east facility to alleviate issues with potential peak parking 
needs, similar to the Grand Rapids restaurant. The applicant is working with the La-Z-Boy 
representatives to allow for overflow parking during peak hours when parking demand 
is at its maximum. 

Taubman Company has provided a letter indicating the ongoing efforts to work 
together in good faith to ·formalize an agreement between the parties tha t wi ll address 
any potential adverse impacts on the traffic along Twelve Oaks Ma.II Drive. Taubman's 
Director of Development indicates that Twelve Oks Mall takes no exception to the 
rezoning of the property to allow for the Chick Fi l-A as proposed. 

• Engineering: Storm water would be collected by a single storm sewer collection 
system and discharged to a regional detention basin. Engineering review noted 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. 

• Landscape: The applicant has been working with the City's landscape architect and 
the following list of deviations is supported by staff. 
1. Insufficient greenbelt width along 1-96 frontage. 
2. Lack of berm or wall along entire frontage. 



3. Deficiency in greenbelt plantings (sub canopy trees). 
4. Deficiency in perimeter parking lot canopy trees. 24 deciduous canopy trees are 

required. 13 canopy trees and 6 sub canopy trees are proposed. 
5. Deficiency in interior parking lot trees: 12 trees are required, 9 trees are proposed. 
6. Missing endcap island trees. 
7. Providing less than 60 percent of the landscape along the fac;:ade facing road. 
8. Proposing some of the required building foundation landscaping away from the 

building. 

• Traffic: The applicant has provided a Traffic Impact Statement that analyzed the 
vehicular operating conditions of the external roadways in the vicinity (Novi Road, 
Grand River Avenue and Twelve Mile Road), 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-through operation 
and on-site parking are addressed as part of the parking study and the queuing study. 
Copies of the studies are attached. 

The traffic study noted that 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. A queuing study was submitted that compared queuing demand 
at three similar locations. The demand is between 11 and 20 depending on the 
location. The current plan proposes stacking up to 17, which is in excess of current 
ordinance requirements. The applicant has agreed to designate certain parking spaces 
for employee parking to avoid potential conflict with excess queuing, if that should 
happen. 

• Fa~ade: The building is proposed to be constructed primarily of brick and is full 
compliance with the Fac;:ade Ordinance. The canopy columns will be fully enclosed in 
brick as well. A copy of the elevations and a picture of the fac;:ade sample board are 
attached. Fac;:ade review recommends approval. 

• Fire: An ordinance deviation is required for the lack of bypass lane for a limited stretch. 
The applicant is providing an 11-foot bypass lane where the two drive-through lanes 
merge into one lane near the northwest corner of the building. The City's Fire Marshal 
has confirmed that it will have access to all sides of the building and has no additional 
comments to the proposed layout. Fire review recommends approval. 

SITE CIRCULATION AND TRAFFIC CONCERNS 
A recurring point of discussion in the traffic review letter and at the MPZ Committee, 
Planning Commission and the City Council meetings is the feasibility of ingress and egress 
movements from the site onto Twelve Oaks Mall drive. After reviewing the information from 
the Traffic studies, our consultant notes the following: 

1. With regard to the Chick-Fil-A development, we do not see any traffic concerns in 
the public right-of-way. Traffic on northbound Novi Road has what equates to a free 
flow drive to get into the mall property and Chick-Fil-A. 

2. The southbound Novi Road traffic will have to enter the mall via a signalized 
intersection. Due to the traffic signal, there is no real indication that additional delay 
or left turn queues will come to fruition. 

3. The primary concern from a traffic perspective is the circulation once on the 
property and more importantly the traffic leaving Chick-Fil-A. Due to the one-way 
road on the north side it is assumed that most traffic will exit on the east side of the 
development, which is currently a drive with no traffic control device (stop sign 
signal, etc.). The applicant has provided a conceptual circulation diagram and 



some wayfinding signage restricting on-site traffic existing to the north. Circulation 
diagrams are attached that indicate both exit and entry patterns. 

4. The developer has stated in the response letter that they have been working with 
mall ownership and La-Z-Boy and have agreed to keep future communication 
open. It also states that no physical measures are proposed to be installed at this 
time. Traffic conditions will be evaluated on an on-going basis and appropriate 
mitigation measures will be implemented as needed. 

5. A letter of support from Twelve Oaks Mall is also included in the packet. Staff had a 
conversation with the La-Z-Boy representative who was in general support of the 
project and is willing to work with Chick-Fil-A for overflow parking at peak hours on 
an ongoing basis. 

RECOMMENDED ACTION: 

Approval at the request of GPO group, for JSP 18-75 Chick-Fil-A with a Drive-Through, for 
Preliminary Site Plan with a PD-2 Option based on and subject to the following: 

A. The standards of Section 6.1.2.C are met, as follows: 
1. The proposed use will not cause any detrimental impact on existing thoroughfares 

(based on Traffic review}; 
2. The proposed use will not cause any detrimental impact on the capabilities of 

public services and facilities (based on Engineering rezoning memo and the 
review}; 

3. The proposed use is compatible with the natural features and characteristics of the 
land (because there are no regulated natural features on site}; 

4. The proposed use is compatible with adjacent uses of land (because the proposed 
use is similar to an existing restaurant use with an addition of drive-through}; 

5. The proposed use is consistent with the goals, objectives, and recommendations of 
the City's Master Plan for Land Use (as it fulfills one of the Master Plan objectives to 
attract new businesses within City of Novi}; 

6. The proposed use will promote the use of land in a socially and economically 
desirable manner (as it fulfills one of the Master Plan objectives to attract new 
businesses within City of Novi}; 

7. 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. 

B. The additional standards of Section 3.31.4.A are met as follows: 
1 . The plan meets all the requirements of Section 6. 1 of this Ordinance for Preliminary 

Site Plans and the requirements set forth in the City's Site Plan and Development 
Manual. 

2. The plan satisfies the intent of the Special Land Use provisions as stated in Section 
6.1.2.c. (as noted under Item A); 

3. The Community Impact Statement and Traffic Study are provided, regardless of site 
size, in accordance with the requirements set forth in the City's Site Plan and 
Development Manual; 

4. The plan satisfies the intent of this Section with respect to use of the land and 
principal and accessory use relationships within the site as well as with uses on 
adjacent sites; 
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