
Members:

Staff Support:

1. Roll Call

MASTER PLAN & ZONING COMMITTEE
City of Novi Planning Commission

November 5, 2009 at 7:00 p.m.
Novi Civic Center - room to be advised

45175 W. Ten Mile, Novi, MI 48375
(248) 347-0475

Victor Cassis, Andy Gutman, Michael Lynch and Michael Meyer
Alternate David Greco
Mark Spencer

2. Approval of Agenda

3. Audience Participation and Correspondence

4. Staff Report

5. Matters for Discussion

Item 1
Master Plan for Land Use Review

a) Open House October 14,2009 Recap - Discuss Open House public input
b) Survey Results - Discuss survey input
c) Recommended Master Plan Amendments Review and discuss staff

recommendations and possibly approve with or without modifications, for inclusion in
final review and for recommendations to the Planning Commission.

1) Discuss recent rezoning submittals in Study Areas
2) Future Land Use designations and Future Land Use Map

i. Special Planning Project Area 1Study Area
ii. Eleven Mile and Beck Roads Study Area
iii. Grand River Avenue and Beck Road Study Area
iv. Other Sections

3) Residential Density Patterns Map
4) Goals. Objectives and Implementation Strategies
5) Reference Materials

i. New Oakland County Green Infrastructure (draft map depicting local
vision of green infrastructure)

ii. New Intersection Traffic Counts
iii. Thoroughfare Plan update
iv. Speed Limits update
v, Road Jurisdiction update
vi. Traffic Signals update
vii. Zoning update
viii. Existing Pathways & Sidewalks update
ix. Pathway & Sidewalk Plan update

6. Minutes
September 16, 2009

7. Adjourn

Future Meetings -11/19,12/3 & 12/17



MEMORANDUM

TO:

FROM:

SUBJECT:

DATE:

MASTER PLAN &ZONING COMMITTEE

MARK SPENCER, AICP, PLANNER . !' c0-·
2009 MASTER PLAN REVIEW SURVEY RECAP

NOVEMBER 2, 2009

As part of the Master Plan Review process, the Planning Staff designed and
distributed a survey to solicit public opinion and comments regarding the proposed
Master Plan Review and land use alternatives. This non-scientific survey was made
available on the City's web page, in the lobby, at Fall for Novi and at the Master
Plan Review open house from September 26th to October 23rd. Fifty-eight
completed surveys were received. Although this response rate was relatively sma/I,
the responses to some questions are worth noting.

On the attached survey recap the highest answer for each question is highlighted in
yellow and the second highest in orange. Questions with significant responses were
highlighted. These include responses of either strongly agreed and agreed or
strongly disagreed and disagreed that were twice as high as the opposite answers
are highlighted in pink.
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GeneraI Questions

Are you a resident of the City of Novi?

Answer Options

Yes
No

Response
Percent
94.8%
5.2%

answered question
skipped question

Are you a resident of the City of Novi?*

No 5%

DYes 95%

Response
Count

55
3

58
o

IDYes I
No
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General Questions

Are you the owner or a manager of a business in the City of Novi?

Answer Options

Yes
No

Response
Percent

12.5%
87.5%

answered question
skipped question

Response
Count

7
49

56
2

Are you the owner or a manager of a business in the City of Novi?*

DYes
13%

No
87%

IDYes I
DNa
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General Questions

City of Novi 2009 Master Plan for Land Use Review Final Survey Recap Page 3

Are you an employee of the City of Novi?

Answer Options

Yes
No

Response
Percent

12.3%
87.7%

answered question
skipped question

Response
Count

7
50

57
1

Are you an employee of the City of Novi?*

Yes
°12%

No
D 88%

loves I
No
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General Questions

My household contains the following number of people 55 years old or older

Answer Options

None
One
Two
Three or more

Response
Percent

53.4%
19.0%
25.9%
1.7%

answered question
skipped question

Response
Count

31
11
15
1

58
o

My household contains the following number of people 55 years old
or older

o Three or more
2%

o Two
26%

DNone
53%

DNone

One

o Two

o Three or more
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General Questions

My household contains the following number of people under 18 years of age

Answer Options

None
One
Two
Three or more

Response
Percent
49.1%
10.5%
26.3%
14.0%

answered question
skipped question

Response
Count

28
6
15
8

57
1

My household contains the following number of people under 18
years of age

DThree or more
14%

o Two
26%

DNone
49%

DNone

One

o Two

DThree or more

One
11%
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General Land Use Questions - In order to help us formulate Master Plan goals and objectives for these subjects, please indicate
your opinion on the importance of these issues to the City of Novi.

53

53

53

52

100.0%

100.0%

100.0%

100.0%
53

5

Response
Count

7

3

4

2

5.8%

3.8%

13.2%

Strongly
Disagree

5

5

8

9.6%

1.9%

15.1%

Disagree

9.4% 7.5%
answered question

skipped question

For the following questions, please check the box that reflects your opinion.

Answer Options
Strongly

Agree Neutral
Agree

Promoting public and private investment to enhance 20 19 5
existing residential neighborhoods.

38.5% 36.5% 9.6%
Developing a variety of housing options to meet the
needs of everyone including singles, couples, families,

13 17 8first time home buyers, persons with disabilities and
seniors.

24.5% 32.1% 15.1%

Building sidewalks and bicycle facilities that connect the
entire City to help encourage healthy lifestyles and 33 10 7

promote alternative transportation.
62.3% 18.9% 13.2%

Promoting the connection of Novi to a regional high
speed transit system to help stimulate economic 17 14 13

growth.
32.1% 26.4% 24.5%

Your opinion on the importance of these issues to the City of Novi.

60..,.---------------------------------------

50

40

30

20

10

O-f--L..---'---r---'-----.,-----'---'-----,---------"-------,----'---'---,-------,---'------'-----,

Strongly
Agree

o Agree

o Neutral

Disagree

o Strongly
Disagree

Promoting public
and private

investment to
enhance existing

residential
neighborhoods.

Developing a
variety of

housing options
to meet the

needs of
everyone

including singles,
couples, families,
first time home
buyers, persons
with disabilities

and seniors.

Building
sidewalks and

bicycle facilities
that connect the

entire City to
help encourage

healthy lifestyles
and promote
alternative

transportation.

Promoting the
connection of

Novi to a
regional high
speed transit

system to help
stimulate
economic
growth.
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Special Planning Project Area 1 Study Area

General Special Planning Project Area 1 Study Area questions. Please indicate your opinion of the following statements.

Answer Options Strongly
Agree Neutral Disagree

Strongly Response
Agree Disagree Count

Along the south side of Ten Mile Road non-residential 6 18 13 6 8 51
development would fit best.

11.8% 35.3% 25.5% 11.8% 15.7% 100.0%

Residents want additional shopping choices near their
homes including another centrally located super market 7 5 6 16 16 50
with connected shops.

14.0% 10.0% 12.0% 32.0% 32.0% 100.0%
The City should encourage the preservation of the
stream corridors and associated wetlands in the Study 31 14 4 2 0 51
Area.

60.8% 27.5% 7.8% 3.9% 0.0% 100.0%

Along the east side of Novi Road development similar 4 22 11 7 7 51
to that found on the west side would be acceptable.

7.8% 43.1% 21.6% 13.7% 13.7% 100.0%
answered question S1

skipped question 7

General Special Planning Project Area 1 Study Area questions. Please indicate your opinion of the following
statements.

Disagree

o Neutral

o Strongly
Disagree

II Strongly
Agree

o Agree

Along the east
side of Novi

Road
development
similar to that
found on the

west side would
be acceptable.

The City should
encourage the
preservation of

the stream
corridors and

associated
wetlands in the

Study Area.

Residents want
additional

shopping choices
near their homes

including
another centrally

located super
market with
connected

shops.

Along the south
side of Ten Mile

Road non
residential

development
would fit best.

60,---------------------------------------

50 -t-- ---------

40

30

20

10

O-t-.--J'---""'--------,,--------------,--'-----'--,----'----------,------"'........=---,--------,----'---'----,
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Special Planning Project Area 1 Study Area

Other (please specify)

Response
Count

42
100.0%

42
100.0%

42
100.0%

42
100.0%

42
100.0%

42
100.0%

42
100.0%

42
100.0%

5

Strongly
Discourage

12
28.6%

9
21.4%

11
26.2%

9
21.4%

12
28.6%

10
23.8%

11
26.2%

10
23.8%

In you opinion, which of the

13
31.0%

3
7.1%

6
14.3%

7
16.7%

18
42.9%

11
26.2%

10
23.8%

6
14.3%

Discourage

9
21.4%

7
16.7%

8
19.0%

10

23.8%
5

11.9%
7

16.7%
6

14.3%
9

21.4%

No Opinion

8
19.0%

17
40.5%

12
28.6%

11
26.2%

4
9.5%

11
26.2%

12
28.6%

11
26.2%

EncourageAnswer Options

The northern portion of this Study Area was identified as an area for further study in the 2004 Master Plan.
following uses should be encouraged in this portion of the Study Area:

Strongly
Encourage

o
0.0%

6
14.3%

5
11.9%

5
11.9%

3
7.1%

3
7.1%

2
4.8%

6
14.3%

d. Nursing Home or Educational or Day Care

a. Light Industrial or Warehousing

c. Offices (general or medical)

b. Research and Development

f. Retail or Personal Services

h. Indoor Recreation or Fitness Center

e. Multiple-Family Residential

g. Restaurants or Entertainment

answered question
skipped question

42
16

The northern portion of this Study Area was identified as an area for further study in the 2004 Master Plan.
In you opinion, which of the following uses should be encouraged in this portion of the Study Area:

45

40

35

30

25

20

15

10

5

o
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- f-
l- I-l-

f-- - - f--
f-- - - - r---- - ...... I---- -f- - r-

f- f-

- - - - - - -

III Strongly
Encourage

o Encourage

oNo Opinion

~ Discourage
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~01 U
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o Strongly
Discourage

Other
Competition compatible pool (25 yds or meters, or 50 meters)
Please leave the land alone, there is enough empty warehouse, retail, office space in Novi, we do not need any more
Our family would perfer that orchard area remain untouched. We could tolerate R&D as it would generate jobs.

It's also hard to hate a nursing home. Everything else - NO!NO!NO! as we have an overabundance of those options already.
Super Market (Kroger?); farmers market in summer
Left natural
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Special Planning Project Area 1 Study Area

Response
Count

41
100.0%

40
100.0%

40
100.0%

41
100.0%

39
100.0%

41
100.0%

41
100.0%

40
100.0%

5

In you opinion,

Strongly
Discourage

11
26.8%

11
27.5%

12
30.0%

11
26.8%

10
25.6%

12
29.3%

14
34.1%

9
22.5%

7
17.1%

2
5.0%

3
7.5%

5
12.2%

26
66.7%

9
22.0%

9
22.0%

8
20.0%

Discourage

7
17.1%

7
17.5%

5
12.5%

9
22.0%

5
12.8%

12
29.3%

10
24.4%

8
20.0%

No Opinion

12
29.3%

14
35.0%

14
35.0%

12
29.3%

5
12.8%

6
14.6%

6
14.6%

10
25.0%

EncourageAnswer Options

The southern portion of this Study was identified as an area for office & light industrial uses in the 2004 Master Plan.
which of the following uses should be encouraged in this portion of the Study Area:

Strongly
Encourage

4
9.8%

6
15.0%

5
12.5%

4
9.8%

3
7.7%

2
4.9%

2
4.9%

5
12.5%

a. Light Industrial or Warehousing

d. Nursing Home or Educational or Day Care

c. Offices (general or medical)

b. Research and Development

f. Retail or Personal Services

e. Multiple-Family Residential

Other (please specify)

g. Restaurants or Entertainment

h. Indoor Recreation or Fitness Center

answered question
skipped question

41
17

The southern portion of this Study was identified as an area for office & light industrial uses in the 2004
Master Plan. In you opinion, which of the following uses should be encouraged in this portion of the Study

Area:

60

50

40

30

20

10

o

•- - ,- - -• I • - -:0-

f-- f--

- -

- f-- f--r-
- - -- 10-l-I-- r-

= t= f-- .... ......
r-- I"""'-

- - - - - - -

Strongly
Encourage

o Encourage

ONo Opinion

Discourage

o Strongly
Discourage
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Other
Left natural
Please leave the land alone, there is enough empty warehouse, retail, office space in Novi, we do not need any more
Please leave the land alone, there is enough empty warehouse, retail, office space in Novi, we do not need any more
Pool - 25 yd/meter or 50 meter
Our family would perfer that orchard and wooded area to remain untouched, Although that area already backs up to industrial, it also backs up to homes.

there better be a huge buffer between any development and the homes.
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Special Planning Project Area 1 Study Area

answered question
skipped question

41
17

Response
Count

40
100.0%

41
100.0%

40
100.0%

41
100.0%

40
100.0%

40
100.0%

40
100.0%

40
100.0%

4

In you opinion, which

Strongly
Discourage

9
22.5%

9
22.0%

11
27.5%

9
22.0%

9
22.5%

10
25.0%

11
27.5%

11
27.5%

6
15.0%

2
4.9%

5
12.5%

7
17.1%

14
35.0%

11
27.5%

12
30.0%

5
12.5%

Discourage

8
20.0%

5
12.2%

5
12.5%

12
29.3%

9
22.5%

8
20.0%

8
20.0%

10
25.0%

No Opinion

11
27.5%

17
41.5%

14
35.0%

9
22.0%

6
15.0%

10
25.0%

8
20.0%

11
27.5%

Encourage

The eastern portion of this Study Area was identified as an area for light industrial uses in the 2004 Master Plan.
of the following uses should be encouraged in this portion of the Study Area:

Strongly
Encourage

6
15.0%

8
19.5%

5
12.5%

4
9.8%

2
5.0%

1
2.5%

1
2.5%

3
7.5%

Answer Options

c. Offices (general or medical)

a. Light Industrial or Warehousing

e. Multiple-Family Residential

b. Research and Development

f. Retail or Personal Services

d. Nursing Home or Educational or Day Care

g. Restaurants or Entertainment

h. Indoor Recreation or Fitness Center

Other (please specify)

The eastern portion of this Study Area was identified as an area for light industrial uses in the 2004 Master
Plan. In you opinion, which of the following uses should be encouraged in this portion of the Study Area:

Strongly
Encourage

Discourage

o Encourage

oNo Opinion

-

I-

-,--

-
-

-
----

__-III__-----f.--.---__1~I_--,,..,I_-__1nl_-__1n,--___jllll_
~ f--

_1-----1 I------Lr-----l-----r-I------l I-

'--I-

45 -,

40 I
35
30 i

25 i-_�------1

20 "
15 +-.......+---------1I'--~-----f .....II_---_r-..,----_J

10 -_

5 -
o +-.L.---'-_,__--'"--~L...-"'--....__'--L_.,,___J.---J'______,--"--___,_----'----I._____.---'"--~L...-"'--....__'--L_.,,___J.---J'______,--"--___,_----'----I._____.------_,__'--'""_,

....,
c:
Q)

E
0
o
Qj
>
Q)

o
"0
c:
10
~

~
10
Q)
III
Q)

oc
.ci

ro
u
'5
Q)

E
o
~
Q)
c:
Q)

~
III
Q)
u
lEo
u

ro
c:
o

:.::;
10
U
:::l

;B ~
I- 10
OU
Q) >-
§C'5
I I

01
0

c:
.~

:::l
Z

-ci

III
Q)
u
.~

Q)
Ul

ro
c:
o
~
Q)
a..
o
~
oc
.....:

I
0....,

11 ~

~ §
:::l .-

~~
III Q)
Q)....,
oc c:

.UJ
01

III
III
Q)

.s
IT:
I
o
c:
o I

:.::; Q)

~~
~u
oc
I
o
o
"0

oS
~

o Strongly
Discourage

Other
Pool 25 yd/meter or 50 meter
Please leave the land alone, there is enough empty warehouse, retail, office space in Novi, we do not need any more Tue, Oct 13, 2009 6:26 AM Find...
The east area is adjacent to Novi Road which already has industrial to additional non-retail development would be tolerated,

but we still would prefer the area to remain untouched.
Left natural
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Eleven Mile & Beck Roads Study Area

General Eleven Mile & Beck Roads Study Area questions. Please indicate your opinion of the following statements.

Answer Options Strongly
Agree Neutral Disagree

Strongly Response
Agree Disagree Count

The form or look of a development is more important 6 9 2 13 10 40
than the specific use in a development.

15.0% 22.5% 5.0% 32.5% 25.0% 100.0%

When designed properly, low-rise office, human care,
educational and multiple family residential uses can act
as transitional use areas between high intensity office, 5 11 8 8 8 40

industrial or commercial uses and single family
residential uses.

12.5% 27.5% 20.0% 20.0% 20.0% 100.0%

Establishing architectural guidelines can help ensure 17 17 5 0 40
that a streetscape maintains a residential character.

42.5% 42.5% 12.5% 0.0% 2.5% 100.0%
The City should encourage the preservation of the
stream corridors and associated wetlands in the Study 30 7 2 0 40
Area.

75.0% 17.5% 2.5% 5.0% 0.0% 100.0%
answered question 40

skipped question 18

General Eleven Mile & Beck Roads Study Area questions. Please indicate your opinion of the following
statements.

Strongly
Agree

o Agree

DDisagree

o Neutral

o Strongly
Disagree

The City should
encourage the
preservation of

the stream
corridors and

associated
wetlands in the

Study Area.

Establishing
architectural

guidelines can
help ensure that

a streetscape
maintains a
residential
character.

When designed
properly, low

rise office,
human care,

educational and
multiple family
residential uses

can act as
transitional use
areas between
high intensity

office, industrial
or commercial
uses and single

family residential
uses.

The form or look
of a

development is
more important
than the specific

use in a
development.

45 ,----------------------------------------

40

35

30

25 -f--jf---+---------J

20

15

10 -f--j~='f---------_1'

5

O-f--.l'----'--___,--------_____._---'-----'----,---~-----___,,_____---'-----'-_____._-----"""......""'--._--"--~-'-_____,
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Eleven Mile & Beck Roads Study Area

40
18

39
100.0%

40
100.0%

38
100.0%

39
100.0%

40
100.0%

40
100.0%

4

Response
Count

answered question
skipped question

Answer Options

The western portion of this Study Area was identified as an area for medium density single family residential and public park uses on the
2004 Master Plan. In you opinion, which of the following uses should be encouraged in this portion of the Study Area:

Strongly Strongly
Encourage No Opinion Discourage

Encourage Discourage
5 10 7 10 7

12.8% 25.6% 17.9% 25.6% 17.9%
6 20 4 5 5

15.0% 50.0% 10.0% 12.5% 12.5%
3 5 4 13 13

7.9% 13.2% 10.5% 34.2% 34.2%
4 11 6 8 10

10.3% 28.2% 15.4% 20.5% 25.6%
4 4 3 15 14

10.0% 10.0% 7.5% 37.5% 35.0%
21 11 5 1 2

52.5% 27.5% 12.5% 2.5% 5.0%

c. Low-Rise Multiple-Family Residential

e. Low-Rise Offices

b. Detached Single-Famil Residential

a. Attached Single-Family Residential

f. Public Park or Outdoor Recreation

d. Nursing Home or Educational or Day Care

Other (please specify)

The western portion of this Study Area was identified for medium density residential and
public park uses on the 2004 Master Plan. In your opinion, which of the following uses

should be encouraged in this portion of the Study Area:

Discourage

o Strongly
Discoura e

Strongly
Encourage

o Encourage

45 -,-----------------------------------------
40 +----==--------.----------------==:-------.--------
35 +--I!II.------ -------I~"\_-----I'-...------r-\_-----

30
25 +--L--J--------j

20
15
10
5
O+--.J----'_.,.-- --,_.L.---'-------,---'----,--'---'---.----L--.----'----''--.,--------,r-.L.---'-----,---'----.-----'--..L--,

Other
outdoor natural area, paths minimal development
We'd rather see the focus on R&D businesses. Too many houses already!
public pool with competition use capability
churches
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Eleven Mile & Beck Roads Study Area

The eastern portion of this Study Area was identified as an area for office and low density single family residential uses on the 2004
Master Plan. In you opinion, which of the following uses should be encouraged in this portion of the Study Area:

Answer Options Strongly
Encourage No Opinion Discourage

Strongly Response
Encourage Discourage Count

a. Attached Single-Family Residential 4 10 6 11 9 40
10.0% 25.0% 15.0% 27.5% 22.5% 100.0%

b. Detached Single-Family Residential 4 18 3 8 6 39
10.3% 46.2% 7.7% 20.5% 15.4% 100.0%

c. Low-Rise MultiQle-Family Residential 1 6 3 16 13 39
2.6% 15.4% 7.7% 41.0% 33.3% 100.0%

d. Nursing Home or Educational or Day Care 3 12 5 10 9 39
7.7% 30.8% 12.8% 25.6% 23.1% 100.0%

e. Low-Rise Offices 2 7 5 14 12 40
5.0% 17.5% 12.5% 35.0% 30.0% 100.0%

f. Public Park or Outdoor Recreation 17 12 4 4 3 40
42.5% 30.0% 10.0% 10.0% 7.5% 100.0%

Other (please specify) 3
answered question 40

skipped question 18

The eastern portion of this Study Area was identified as an area for office and low density single family
residential uses on the 2004 Master Plan. In you opinion, which of the following uses should be encouraged

in this portion of the Study Area:

Discourage

o Strongly
Discoura e

Strongly
Encourage

o Encourage

45 ,..----------------------------------------

40
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Other
outdoor natural area, paths minimal development
We'd rather see the focus on R&D businesses
public pool with competition use capability
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Eleven Mile & Beck Roads Study Area

Response
Count

38
100.0%

39
100.0%

39
100.0%

39
100.0%

38
100.0%

38
100.0%

3

Answer Options

The southern portion of this Study Area was identified as an area for low density single family residential and educational facility uses on
the 2004 Master Plan. In you opinion, which of the following uses should be encouraged in this portion of the Study Area:

Strongly Strongly
Encourage No Opinion Discourage

Encourage Discourage
3 9 6 9 11

7.9% 23.7% 15.8% 23.7% 28.9%
5 19 3 5 7

12.8% 48.7% 7.7% 12.8% 17.9%
o 4 3 15 17

0.0% 10.3% 7.7% 38.5% 43.6%
3 9 5 9 13

7.7% 23.1% 12.8% 23.1% 33.3%
2 5 1 14 16

5.3% 13.2% 2.6% 36.8% 42.1%
19 8 3 5 3

50.0% 21.1% 7.9% 13.2% 7.9%

a. Attached Single-Family Residential

b. Detached Single-Family Residential

c. Low-Rise Multiple-Family Residential

f. Public Park or Outdoor Recreation

Other (please specify)

d. Nursing Home or Educational or Day Care

e. Low-Rise Offices

answered question
skipped question

39
19

The southern portion of this Study Area was identified as an area for low density single family residential and educational
facility uses on the 2004 Master Plan. In you opinion, which of the following uses should be encouraged in this portion of
the Study Area

45 .,-------------------------------------

40 +--------------------------------------
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111I Strongly
Encourage

o Encourage

ONo Opinion

o Discourage

o Strongly
Discourage

Other
outdoor natural area, paths minimal development
Open space clustering should be an option
public pool with competition use capability
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Grand River Avenue & Beck Road Study Area

General Grand River Avenue & Beck Road Study Area questions. Please indicate your opinion of the following statements.

Answer Options Strongly
Agree Neutral Disagree

Strongly Response
Agree Disagree Count

Increasing development flexibility by expanding the
number of permitted uses could stimulate additional 12 12 6 5 3 38

development.
31.6% 31.6% 15.8% 13.2% 7.9% 100.0%

It is important to provide retail services to serve the
motoring public in areas of the City that have a high

13 8 7 3 7 38
volume of visitors and employees that travel through
the area.

34.2% 21.1% 18.4% 7.9% 18.4% 100.0%

Office bUildings and mid-rise multiple family residential
buildings can be designed to have a similar look and 7 11 7 6 7 38

impact.
18.4% 28.9% 18.4% 15.8% 18.4% 100.0%

It is important for new developments to have good
internal road and driveway systems to minimize their 26 10 0 38
impact upon the existing road system.

68.4% 26.3% 2.6% 2.6% 0.0% 100.0%
answered question 38

skipped question 20

General Grand River Avenue & Beck Road Study Area questions. Please indicate your opinion of the
following statements.

40 -,------------------------------------------

35

30

25

20

15 +--1__1-----------1

10

5

O+--L----'----,----'-----,----'---'---,---"--"---,-.....J---'--,----_--.-_--"'"'''''''''''''''''_-,

Strongly
Agree

o Agree

o Neutral

o Disagree

Increasing
development
flexibility by

expanding the
number of

permitted uses
could stimulate

additional
development.

It is important to
provide retail

services to serve
the motoring

public in areas of
the City that
have a high
volume of

visitors and
employees that
travel through

the area.

Office buildings
and mid-rise

multiple family
residential

buildings can be
designed to have

a similar look
and impact.

It is important
for new

developments to
have good

internal road and
driveway

systems to
minimize their

impact upon the
existing road

system.

o Strongly
Disagree



10/26/09 City of Novi 2009 Master Plan for Land Use Review Final Survey Recap Page 16

Grand River Avenue & Beck Road Study Area
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Count
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100.0%
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100.0%

38
100.0%
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3

Strongly
Discourage

3
7.9%

3
7.9%

11
28.9%

6
15.8%

7
18.4%

7
18.9%

5
13.2%

10
27.0%

In you opinion, which of the

5
13.2%

5
13.2%

13
34.2%

5
13.2%

7
18.4%

7
18.9%

11
28.9%

15
40.5%

Discourage

5
13.2%

3
7.9%

6
15.8%

9
23.7%

5
13.2%

3
8.1%

6
15.8%

6
16.2%

No Opinion

16
42.1%

16
42.1%

7
18.4%

14
36.8%

13
34.2%

12
32.4%

8
21.1%

5
13.5%

EncourageAnswer Options

The western portion of this Study Area was identified as an area for office uses on the 2004 Master Plan.
following uses should be encouraged in this portion of the Study Area:

Strongly
Encourage

9
23.7%

11
28.9%

1
2.6%

4
10.5%

6
15.8%

8
21.6%

8
21.1%

1
2.7%

b. Research and Development

a. Offices (general or medical)

c. Light Industrial or Warehouse

f. Restaurants or Entertainment

h. Multiple-Family Residential

e. Retail or Personal Services

d. Nursing Home or Educational or Day Care

g. Indoor Recreation or Fitness Center

Other (please specify)
answered question

skipped question
38
20

The western portion of this Study Area was identified as an area for office uses on the 2004 Master Plan. In
you opinion, which of the following uses should be encouraged in this portion of the Study Area:
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Gateway to city shouldn't be wasted on more unwanted retail
No more retail or restaurants.
too many vacant buildings, we don't need to add any development; consider public pool
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Grand River Avenue & Beck Road Study Area
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EncourageAnswer Options

The eastern portion of this Study Area was identified as an area for office uses on the 2004 Master Plan.
following uses should be encouraged in this portion of the Study Area:
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c. Light Industrial or Warehouse

g. Indoor Recreation or Fitness Center

d. Nursing Home or Educational or Day Care

e. Retail or Personal Services

Other (please specify)

h. Multiple-Family Residential

answered question
skipped question

37
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The eastern portion of this Study Area was identified as an area for office uses on the 2004 Master Plan. In
you opinion, which of the following uses should be encouraged in this portion of the Study Area:
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Prime freeway frontage should not be wasted on retail development
Need a Gas Station in the area of Grand River/Beck - Develop the old Ward Gas Station Properly to an updated Gas Station facility
public pool with competition use capability - too many vacant buildings don't need any additional development



TO:

FROM:

SUBJECT:

DATE:

MEMORANDUM

MASTER PLAN &ZONING COMMITTEE £.
MARK SPENCER, AICP, PLANNER '-PtA~~
GRAND RIVER AND BECK STUDY AREA
RETAIL OVERLAY ALTERNATIVES

OCTOBER 27, 2009

Based on the discussions that occurred at previous Master Plan and Zoning Committee
meetings regarding the size of the area and circulation system proposed for a Retail Overlay
Area in the Grand River Avenue and Beck Road Study Area, a additional larger area was
explored.

The table below compares the original alternative (1) with the larger proposed alternative (2).
Previously the Committee accepted Alternative 2 as the better of the first two alternatives.
Since that time, John Bowen sent a communication to the Committee that expressed an interest
in moving the proposed collector service drive west and eliminating the retail service drive on
the north side of Grand River. This move would increase the potential retail area north of Grand
River by about 2.4 acres (Alternative 3) (see attached maps).This proposal also removes the
proposed retail service drive and moves the southern proposed collector further west to line up
with the east side of the Aladdin Heating and Cooling site. The Planning Staff does not
recommend these road locations because they would service less parcels on both sides of
Grand River Avenue and in order to keep the scope of any proposed retail service area in line
with the concept of a retail service overlay to serve the traveling public going into and out of the
office areas, the Planning Staff recommends limiting the area designated for retail. Alternative 2
provides ample sized parcels for service retail development.

The table below includes estimated building area calculations based on a 50/50 mix of retail and
restaurant uses. Actual floor area could vary based on amount of wetland preserved and the
potential of using off site detention facilities on the north side of Grand River Avenue.

Proposal Gross Estimated Estimated Retail Estimated Total Estimated
Area Net Area Floor Area @ 6,000 Restaurant Floor Floor Area
(Acres) (Acres) sq. ft. / acre (square Area @ 3,500 sq. (square feet)

feet) 50% ft. / acre (square
feet) 50%

Alternative 9.1 7.9 23,700 13,825 37,525
1
Alternative 13.0 11.3 33,900 19,775 53,675
2
Alternative 15.4 13.7 41,100 23,975 65,975
3 acres
Areas exclude the developed 1.2 acre Chase Bank site.
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1.  This map is intended to show generalized land use and is not
intended to indicate parcel size shape or dimension.  These uses
reflect future land use recommendations and do not imply that short
range zoning is appropriate.
2.   See future land use catagories section in the text of the Master
Plan for a definition of each future land use category.
3.   The "Environmental Areas" category includes regulated 
wetlands of 5 acres or more.  Smaller regulated wetlands were not
shown due to the scale of the map.  Other natural resources are
more fully described in the Master Plan text.
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