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August 7, 2007

Ms. Barbara E. McBeth

Deputy Director Community Development
45175 West Ten Mile Road

Novi, MI 48375-3024

Re: 10 MUe & Beck - Bank - Traffic Impact Study
OHM Job No. 163-07-346

OH
EngineerIng Advisors

As requested, we have reviewed the Traffic Impact Study (TIS) submitted for 10 Mile & Beck, Bank and
Day Care or Medical Office. The TIS was prepared by Goodell-Grivas, Inc. and is dated June 2007.

OHM RECOMMENDATION
At this time, we do not recommend approval of the TIS. There are several items of concern, listed below,
which should be addressed prior to being resubmitted.

TIS CORRECTIONS
1. The traffic analyses should use the actual Peak Hour Factor (PHF) value per approach of the

intersection derived from the peak hour traffic counts. Our computations show that the actual values
of the PHF are lower than that used in the analyses. This results is lowering the adjusted flow rate and
erroneously lowering the impact on the study area, Hence, the results from the traffic analyses cannot
be validated,

2. The guidelines provided in the document Evaluating Traffic Impact Studies: A Recommended
Practice For Michigan Communities recommends that the site access and circulation review should
be conducted as part of the TIS. Such analyses should be included in the TIS.

3. The guidelines provided in the document Evaluating Traffic Impact Studies: A Recommended
Practice For Michigan Communities recommends that the analyses of "Future Traffic" inclusive of
background traffic and site generated traffic should be conducted without the proposed
improvements. Such analyses should be included in the TIS,

4. Our discussion with the City of Novi's engineering staff indicated that although the short-term
improvements recommended in the Beck Road Scoping study have corrunitted funding and schedule,
no such commitment is provided to the long-term improvements. Hence, we reconunend that the
discussion rega.rding the capacity analyses with 10ng-telID improvements should be eliminated from
this TIS.

5. We found few computational mistakes throughout the study report. The calculations should be re­
checked and such anomalies should be corrected.

Advancing Communities" ;34000 Plymouth Road I Livonia. Michigan 48150
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If you have any concerns or questions, please feel free to contact us at 734-522-6711.

Sincerely,

Orchard, Hiltz & McCliment, Inc.

Stephen B. Dearing, P.E., PTOE.
Manager of Traffic Engineering

Anita S. Katkar, P.E.
Traffic Project Engineer

p:\o t26_0 I65\SITE._NoviCiry\2007\0 163070340_' 0 Mi Ie & Rec1c BnllkLTraffic\163070346_10 Mile & Beck_BmJlcTlS .doc



January 22, 2008

Ms. Barbara E. McBeth

Deputy Director Community Development
45175 West Ten Mile Road
Novi, MI 48375-3024

Re: 10 Mile & Beck - Bank - Traffic Inipact Study - 2nd Review
OHM Job No. 163-07-346

o
Engineering Advisors

As requested, we have reviewed the Traffic Impact Study (TIS) submitted for 10 Mile & Beck, Bank and
Day Care or Medical Office. The TIS was prepared by Goodell-Grivas, Inc. and is dated November 2007.

OHM RECOMMENDATION
At this time, we do not recommend approval of the TIS. There are several items of concern, listed below,.
which should be addressed prior to being resubmitted.

TIS COIillECTIONS
We noticed that the analyses of "Future Traffic" inclusive of background traffic and site generated
tTaffic was conducted with combined short term improvements (addition of right tum lanes on NB,
S8, and EB approaches) and long term improvements (addition of 1 through lane each on NB and SB
approaches and modified signal timing). Our discussion with the City of Novi's engineering staff
indicated that although the short-term improvements recommended in the Beck Road Scoping study
have committed funding and schedule, no such commitment is provided to the long-term
improvements.

Hence, we recommend that the analyses of "Future Traffic" inclusive of background traffic and site
generated traffic should be conductedONLY with committed short term impl'Ovements and
recommendations for additional improvements to alleviate the traffic impacts caused by the proposed
developments be provided. Although the developer is not expected to improve the level of service to a
desired "D", it is expected that the developer would alleviate the traffic impacts caused by the
proposed developments at this intersection. The study should provide the recommendations for
improvements to reduce the average deJay no less than the existing average delay at the study
intersection.

If you have any concerns or questions, please feel free to contact liS at 734-522-6711.

Sincerely,

Orchard, Hiltz & McCliment, Tnc.

Stephen B. Dearing, P.E., PTOE.
Manager of Traffic Engineering.

Anita S. KatkaI', P.E.
Traffic Project Engineer

P:\OI26_0165\SITE_NoviCitl'\2007\OI63070340_1O Mile & Beek_ Bnnk,-Traffie\163070346_1O Mile & Bcck.J3nn.~_TJS-.2nd Review.doc
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January 30, 2008

Ms. Barbara E. McBeth
Deputy Director Community Development
45175 West Ten Mile Road
Novi, M[ 48375-3024

Re: 10 Mile & Beck - Bank - Traffic Impact Study - 3rd Review
OHM Job No, J 63-07-346

o M
Engineering Advisors

As requested, we have reviewed the addendum to the Traffic Impact Study (TIS) submitted for [0 Mile &
Beck, Bank and Day Care or Medical Office. The addendum to the TIS was prepared by Goodell-Grivas,
Inc. and is dated January 28, 2008,

OHM RECOMMENDAnON
At this time, we recommend the approval of the TIS,

After reviewing the TIS, we believe that tile traffic analysis software "Syncllro" would have been a better
choice over "HCS" that is used to perform traffic analysis for this TIS. Synchro would have provided
better model ing of the "Right Turn On Red" and "Right Turn Overlap" scenarios, which form the
elements of the improvement recommendations for the proposed development.

We agree with the improvement recommendations provided in the TIS of modifications to the
signalization at this location by providing a right-turn green arrow and tile modification of signal timing.
We recommend that the developer submit a plan to the City of Novi for implementing the above
recommendations to mitigate the impacts caused by its developments.

If you have any concerns or questions, please feel free to contact us at 734-522-67 J I.

Sincerely,
Orchard, Hiltz & McCliment, Inc.

Stephen B. Dearing, P.E., PTOE.
Manager of Traffic Engineering

Anita S. Katkar, P.E.
Traffic Project Engineer

I\i !W1I leI! Iy CO! IlfnUl dUr, ." ~!400U \Jiymouth Road I Livon!;;. Michignrl -1U150

fl. (734) :.>22-6/11 I f. (734) !i22-G'127
VI \'! \'/ . 0 h III - (1 d vis 0 r s . corn



TRAFFIC IMPACT STUDY



January 28, 2008

Mr. Stephen B. Dearing, P.E., PTOE
Manager ofTraffic Engineering
OHM Engineering Advisors
34000 Plymouth Road
Livonia, MI 48150

ORCHARD, HILTZ &MaCLlMENT, INC. Goodell-Grivas, Inc.
I 830 Lone Pine Road
Bloomfield Hills, MI 48302
Telephone 248·310·9651

Transportation EngineersRE: Traffic Impact Study for the Proposed Neighborhood Shopping Center
on the Northwest Cornel' of 10 Mile Road and Beck Road, Novi, MI and
Traffic Impact Study for the Proposed Drive-In Bank and Either a Day Car Centcr or a
Medical Office Building at the Southwest Corner of 10 Mile Road and Beck Road, Nuvi, MI

Dear Mr. Dearing,

This letter repOli is in response to the corrections recommended for the traffic impact studies indicated
in your letters dated January 22, 2008. An analysis of the background and future traffic considering
only the short-ter01 improvements of exclusive right-turn lanes for the eastbound, n0l1hbound and
southbound approaches was performed as shown in Table 1. Since the future traffic is the same for the
development on the southwest corner and the northwest corner of 10 Mile Road and Beck Road
intersection, the capacity analysis is also the same for the future traffic scenarios as shown in Table 1.
However, the background scenarios are different for the two proposed developments and are shown in
separate columns in Table 1. The proposed development "A" of a drive-in bank with a day care
facility at the southwest cornel' is the option provided in the table since it is the worst case scenario, It
was assumed that 20 percent of the right turning vehicles will tum on red (and "green arrow" phase) in
this level of service analysis, since there is an exclusive right-turn lane, However, the analysis for the
future traffic scenario with short-term improvements, modified signal timings, and shared
through/right-turn lanes used 10 percent right-turn-on-red only. The Highway Capacity Software
outputs for each scenario are also attached here.

Table 1. Capacity Analysis for Developments Ileal' the IIl('el'sectioll of 10 Mile Road and Beck Road

"'Assullllng Shorl·Term Ilackgrollnd Improvements of Ad<htlonal Right-Turn LAlles for EI3, NB And SB Approaches

SOlITHWEST NORTH WEST
F1JTlIlill TlUFI'ICCORNI!:1{ CORNER

DEVELOPlIJENT A DE\'HOPllIENT FllTlJRE Flrrmm TRAFFIC WITII

llACI-:(YROlJN1> DACKGROliND TRAFFIC WLTll
WITH SHORT·TliR1II

TRAIIfIC TRAFFIC ONLY
SHORT-TERM 11IlPRO\'l!:lIIENTS",

PEAl..: APPROMll INCLlfDlNG INCLllDiNG SHORT·TERM
I11 Jl'IWntHli:NTS MODlFlEn SIGNAL

~% GROWTH WITII 4% GIWWTH WITH JlIIrI<OYfflllliNTS'
AND 1I1ODl17lliO TJlIIING.-\ND

SIIORT-TERIIJ SIIORT-TLmlll
SIGNAl. TllInNG SH.·\RED THROliGH f

11IIPRO\'ElIJENTS' 11IIPRO\'EllIENTS' TUGIIT-Tl'RN l.ANES

LO.'; Dcla~'
LOS

DrJa~'
LOS

DcJa~'
LOS

Dt-Ia)'
LOS

J)clay
(.'iref Ych) (Serf Vch) (Scef\'ch) (Srd\'ch) (Seef \;ch)

EB C 26.6 C 25.2 C 25.4 D 49.4 C 32.8

WB C 26.5 C 25.5 C 25.6 D 41.6 C 32.8
AM NB F 121.3 F ]22.7 F 133.1 D 47.4 C 33.5

SB F 143.5 r 155,0 r 162.2 D 43.9 C 30.9

Intersectioll F 87.8 F 91.4 F 96.5 D 46.0 C 32.5
EB D 43,9 D 43.4 D 46.0 D 45.8 D 40.2

WB F ]02.2 E 79.5 F 102.0 F J 12,] D 43.]

PM NB F 87.3 F 104.6 F 126.6 F 112.7 D 45.3

SB D 38.8 D 39.5 D 43.0 D 39.3 C 27.7

Intersection E 70.8 E 71.5 F 85.0 F 81.7 D 39.4..



Mr. Stephen B. Dearing, P.E., PTOE, Manager ofTraffic Engineering, OHM
January 28, 2008

As shown in Table 1, the overall intersection delay will increase during the AM and PM peak periods
due to the traffic from the proposed developments in the future scenario. In order to try to mitigate this
problem the signal timings for both the AM and PM peak periods were modified. This modification
includes providing a right-tum green arrow during the protected left-tum phases and allowing right­
turn-on-red. With the modification of the signal timing plan and the signal, the intersection will
operate at LOS 'D' dUling the AM peak period and at LOS 'F' during the PM peak period in the future
scenario. The AM peak period delay will decrease as compared to the background traffic scenario due
to the modified signal timing; however the PM peak period delay will still increase. In order to
decrease the delay caused by the future traffic during the PM peak period, it is recommended to
provide shared through and right-tum lanes for all approaches instead of exclusive right-turn lanes.
With this recommendation, the overall intersection LOS will improve to 'c' during the AM peak
period and improve to LOS 'D' during the PM peak period for the future conditions. This option will
require providing a short length of receiving lane in the far sides. Thus, some additional widening at
the intersection may be necessary. Please note that such a solution will greatly improve the traffic
operation of the intersection and pmt of such improvement can be made a condition of the re-zoning
approval. This however, requires an agreement between the city and the developer. I am sending a
copy of this letter to Mr. David Goldberg for his consideration.

If you should have any questions or comments relevant to the foregoing, please feel free to contact me
at (248) 310-9651 or (313) 577-9154.

Yours very tlUly,

~.~~DELL-GRIVAS, I~C~.~.
b ./y ~~~-:-..,.,~ ..,~.........
't~/ - /'~ /~./

Tapan K. Datta, Ph.D., P.E.
President

TKD/lg

cc: Mr. David Goldberg, Aspen Group/Beck, LLC
Ms. Barbara McBeth, City of Novi
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APPROVED

IVIASTER PLAN AND ZONING COMIVIITTEE
City of Novi Planning Commission

September 13, 2007 at 7:30 PM
Novi Civic Center - Conference Room A

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

ROLL CALL
Present: Members John Avdoulos (Late), Victor Cassis, Michael Lynch, Wayne Wrobel
Staff Support: Barbara McBeth, Deputy Director of Community Development; Mark Spencer, Planner;
Beth Kudla, City Attorney
Audience: Tony Scagnetti; Gina VanHorn; David Goldberg; Ned Nagar, Blooming Day; Brad Strader;
Larry Michaels; Kelly Doyle, Landon Companies; Tom Van Horn; John Holmstrom, Greg Obloy

MATTERS FOR DISCUSSION

1. Southwest corner of Ten Mile and Beck Roads
Request for discussion to provide comments, suggestions and questions regarding the rezoning of
one parcel totaling 4.0 acres located on the southwest corner of Ten Mile and Beck Roads in Section
29 from R-1, One-Family Residential to OS-1, Office Service.

2. Northwest corner of Ten Mile and Beck Roads
Request for discussion to provide comments, suggestions and questions regarding the rezoning of
one parcel totaling 24.3 acres located on the northwest corner of Ten Mile and Beck Roads in Section
20 from R-1, One-Family Residential to B-2, Community Business.

Mr. Spencer described the requests together because of their proximity to each other. The area is
generally residential. The commercial on the east side of the intersection was developed SUbject to a
consent judgment. Utilities are adequate in the area.

Greg Obloy was present at the meeting representing the two Applicants. Previously Mr. Obloy asked for
a rezoning and PRO on this parcel which included a residential component to the south as well. Now he
is just asking for a rezoning on the four acre corner. They submitted a traffic study. They would consider
a medical office, daycare or bank suitable for this corner. Land will now be taken from their corner for the
intersection road improvement. There is a mega church just down the street. He said that this is no
longer a rural corner.

Brad Strader stated that the northwest corner is not conducive for Single Family Residential. Beck Road
is considered a major corridor. The SPUI at 1-96 was designed to accommodate the Beck Road traffic.
This is not a spot zoning because there is already nonresidential on the corner. He has not seen
empirical evidence that nonresidential would reduce property values in the area. Local commercial helps
manage traffic. He said they would listen to the comments from the neighbors on what they viewed as
good design options for the site.

The Committee and Staff discussed the requests to rezone the sites to something other than residential.
Concerns were expressed over increased traffic, curb cuts, and the domino theory of all southwest
quadrant corner lot owners then coming forward for non-residential rezoning. Consideration was given to
the concept of the City moving away from the traditional residential master planning of this quadrant, the
designation of which is strongly supported by the vocal nearby residents. The need for road
improvements at the Ten Mile and Beck Road intersection was acknowledged. There are development
options that would complement the rural intent of the area. The Applicants could also consider submitting
a request in conjunction with a planned rezoning overlay. The Committee considered whether a higher
density, MUltiple Family Residential development, would be appropriate for either of these corners.
Development options could be considered that allow flexibility in the design without increasing the overall
density of the site. The southwest corner has an ell-shaped parcel adjacent to it that could be included in
a development proposal. The properties could be heavily bermed to minimize the impact of being on a
busy intersection. Any proposal needs to be a win for everyone - the City, the neighbors and the
developer. Right now the Michigan market is bad for all types of development, not just residential.
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The Applicants responded that extending water and sewer is a great benefit to the City, and especially to
those homeowners in the area who would not realistically be able to afford to provide this on their own. In
conjunction with these requests these Applicants have offered to give about a total of two acres from
these corner lots to the City for the necessary right-of-way associated with the Beck Road/Ten Mile road
improvements. Without an agreement in place, they are working with the City to determine the value of
the land so the City can buy it. The Applicants felt that fixing the traffic problem is what is necessary;
holding the corner lots responsible for the traffic problems at the intersection did not make sense to them:
Fix the roads, don't curb development. The Applicants noted all the changes that have been made to the
residential density of the southwest quadrant over the years, such as Island Lake's density formula
making use of the lake, Singh's density increase for the Links of Novi and the outright change to
commercial zoning at the northerly end. The Applicants argued that reference to a glut of vacant
commercial should also include reference to a glut of houses on the market and the slowdown of
residential growth in general. They maintained that if the southwest corner of Ten Mile and Beck were
developed with Single Family Residential, two of the three homes would back up to the intersection, and
that is not a desirable design. They argued that changing either corner to something other than
residential would not meet the definition of spot zoning because the northeast corner is already
developed in a non-residential manner.

The conclusion of the southwest rezoning request review recommended that the Applicants consider
submitting their request with a Planned Rezoning Overlay.

The northwest corner is 24 acres, and the Committee felt it was a harder sell to change this large of a
piece of land away from residential. The Applicant will have to demonstrate the feasibility of something
other than residential on this corner, which was seen as an uphill battle based on the history of this
property. The added traffic from retail on this corner was seen by some as a disaster in light of the
existence of three-lane roads, and even when considering the area with five-lane roads. The Applicant's
traffic study will be provided to the Planning Commission to review; the Traffic Consultant is not happy
with some technical aspects of the report. The northeast corner was developed as commercial as a
result of a consent judgment that expanded the node of commercial designated in the Master Plan. The
City turned down money in the past to widen Ten Mile near Beck Road.

The Applicant stated that this parcel is large enough to design with a buffering berm between uses or with
a transitional use design. The Applicant stated that no developer would ever consider high-end homes
for the northwest site, and that the City should not envision the corner as such. There is not an existing
natural buffer. It would more likely develop with manufactured homes with a lower price point. The
Applicant said there is no study that empirically supports the notion that commercial would lower
neighboring property values, yet the comment is in the Staff and Consultant reviews. The Applicant
understood that traffic was an issue for the Committee, and that considering all 24 acres for commercial
was not an idea that they endorsed.

Mr. Spencer responded to the domino effect of rezoning to commercial. In the 1980 Master Plan,
commercial was designated for the northeast corner of Beck Road and Ten Mile, Novi Road and Ten
Mile, and Meadowbrook Road and Ten Mile. The plan has been relatively stable since the 1980s.

The Applicant was encouraged to rethink their options for the northwest corner and come back to the
Committee to discuss them before going to the Planning Commission.
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