
 

GOLLING MASERATI & ALFA ROMEO 
JZ19-02 

 
 
 

 
GOLLING MASERATI & ALFA ROMEO JZ19-02 with Rezoning 18.728 
Public hearing at the request of Dorchen/Martin Associates for Planning Commission’s 
recommendation to City Council for rezoning of property in Section 24, located on the south side of 
Grand River Avenue, west of Joseph Drive from NCC (Non-Center Commercial) to B-3 (General 
Business). The subject property is approximately 5.25 acres.  
 
REQUIRED ACTION 
Recommend to City Council approval or denial of rezoning request from NCC to B-3. 

 
REVIEW RESULT DATE COMMENTS 

Planning Approval 
recommended 2-13-19 • Items to be addressed on the site plan submittal 

Engineering – 
Public Utilities 

Approval 
recommended 2-8-19 • Rezoning to B-3 will have negligible impact on 

utilities 

Traffic Approval 
recommended 2-6-19 

• Additional information provided comparing high 
trip generating uses shows identical potential 
developments under either zoning district 

• Items to be addressed on the next site plan 
submittal 

 
 
 
 
 
 
 
 
 
 



MOTION SHEET 
 
Approval 
In the matter of the request of Golling Maserati & Alfa Romeo, JZ19-02, with Zoning Map 
Amendment 18.728, motion to recommend approval to City Council to rezone the subject 
property from NCC (Non-Center Commercial) to B-3 (General Business) for the following 
reasons: 
 

1. The Master Plan for Land Use objective to foster a favorable business climate is fulfilled 
by allowing a new business to become established in the City, 

2. The B-3 General Business District is consistent with the Future Land Use Map designation  
for Community Commercial,   

3. There is no negative impact expected on public utilities as stated in the Engineering 
memo,  

4. The Rezoning Traffic Impact Study has demonstrated that the proposed rezoning to B-
3 district will not degrade the level of service of the local road network below 
acceptable levels compared to existing potential uses in the NCC district, 

5. The site will be brought into conformance with the current zoning ordinance 
requirements if redevelopment occurs, with the submittal of a site plan anticipated 
once the rezoning is approved, and 

6. The Master Plan advocacy item to support retail commercial uses along established 
transportation corridors is achieved with this proposed district, 

 
 
-OR- 
 
 
Denial 
In the matter of the request of Golling Maserati & Alfa Romeo, JZ19-02, with Zoning Map 
Amendment 18.728, motion to recommend denial to City Council to rezone the subject 
property from NCC (Non-Center Commercial) to B-3 (General Business) for the following 
reasons … 
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PLANNING REVIEW 
  



 
PETITIONER 
Dorchen/Martin Associates 
 
REVIEW TYPE 
Rezoning Request from NCC (Non-Center Commercial District) to B-3 (General Business)  
 
PROPERTY CHARACTERISTICS 
Section 24 

Site Location South of Grand River Avenue, East of Meadowbrook (Parcels 22-24-326-014, 
22-24-326-024) 

Site School District Novi Community School District 
Site Zoning NCC Non-Center Commercial 
Adjoining Zoning North I-1 Light Industrial District 
 East NCC Non-Center Commercial 
 West OS-1 Office Service 
 South R-4 One Family Residential 
Current Site Use Glenda’s Garden Center – plant nursery/landscaping 

Adjoining Uses 

North Delta Fuels, Light industrial offices, Religious Organization  
East Office Buildings 
West Vacant 
South Single Family Residences

Site Size 5.25 Acres 
Plan Date October 2, 2018 

 
PROJECT SUMMARY 
The petitioner is requesting a Zoning Map amendment for a 5.25 acre property located on the 
southwest corner of Grand River Avenue and Joseph Drive (Section 24) from NCC (Non-Center 
Commercial) to B-3 (General Business).  The applicant states that the rezoning request is necessary 
to redevelop the site as an automobile dealership, which is only permitted in the B-3 district.  
 
The site has operated for many years (pre-1990) as Glenda’s Garden Center and Market, a non-
conforming use in the NCC District.  
 
The applicant met with planning staff to discuss the project and process, and have determined to 
apply for a traditional rezoning. The applicant has not provided a concept plan with this request.  
As this is not a PRO (Planned Rezoning Overlay) rezoning, the applicant would not be bound to 
develop a specific plan or use after rezoning has been approved. The proposed rezoning category 
is supported by the Future Land Use map recommendation for the subject property. 
 
 

 
PLAN REVIEW CENTER REPORT 

February 13, 2019 
Planning Review  

Golling Maserati & Alfa Romeo 
JZ19-05 with Rezoning 18.728 
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MASTER PLAN FOR LAND USE 
The Future Land Use Map of the 2016 City of Novi 
Master Plan for Land Use identifies this property 
and property adjacent to the east as Community 
Commercial. As the Master Plan states, “This land 
use is designated for comparison-shopping needs 
of a larger population base. They are along major 
thoroughfares and roadway intersections.” The B-3 
General Business District generally falls within areas 
planned for Community Commercial, as do the B-
2 Community Business District, and NCC Non-
Center Commercial.  
 
Property to the west is identified in the Master Plan 
as Community Office, while the area north of 
Grand River are planned for Industrial, Research, 
Development and Technology land uses. The area 
to the south is planned for single family uses.  
 
The proposal would follow objectives listed in the 

Master Plan for Land Use including the following: 
1. Objective: Retain and support the growth 

of existing businesses and attract new 
businesses to the City of Novi.  

2. Advocacy Action Item:  Support retail commercial uses along established transportation 
corridors that are accessible for the community at large, such as along Grand River Avenue 
to preclude future traffic congestion. 

3. Objective: Provide and maintain adequate water and sewer service for the City’s needs.  

 
DEVELOPMENT POTENTIAL 
The parcels to be rezoned are currently developed and used as a garden center, a non-
conforming use in the NCC District. Development under either the current NCC zoning or the 
proposed B-3 zoning could result in the construction of a similarly sized retail shopping center, an 
office complex, or sit-down restaurants on the 5.25 acre site. Uses permitted in the B-3 zoning district 
that are not allowed in the NCC district include fueling stations, private health and fitness facilities, 
tattoo parlors, auto washes, and automobile sales. Fast food restaurants with a drive through 
window, motels, and veterinary hospitals are also permitted with Special Land Use approval in the 
B-3 District.  A change to B-3 zoning would also remove the potential for redevelopment of the site 
for any residential uses, which could be permitted as special land uses in the NCC district.  
 
EXISTING ZONING AND LAND USE 
The following table summarizes the zoning and land use status for the subject property and 
surrounding properties.   
 

Land Use and Zoning: For Subject Property and Adjacent Properties 
 
 

 
Existing Zoning 

 
Existing Land Use 

Master Plan Land Use 
Designation 

Subject Property NCC Non-Center 
Commercial Garden Center 

Community Commercial 
 (uses consistent with NCC, B-2 

and B-3 Districts) 

Current Image of Subject Property 
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Northern Parcels  
 

I-1 Light Industrial 
District 

Offices, Delta Fuels, 
Religious Center 

Industrial research 
development and technology. 

 (uses consistent with Light 
Industrial Districts, I-1)

Southern Parcels  R-4 One Family 
Residential 

Single Family 
Neighborhood Single Family 

Eastern Parcel  NCC Non-Center 
Commercial Offices 

Community Commercial 
 (uses consistent with NCC, B-2, 

and B-3 Districts) 

Western Parcels  OS-1 Office Service  Vacant 
 

Community Office  
(small and medium-scale office 
uses, human care, recreation) 

 
COMPATIBILITY WITH SURROUNDING LAND USE 
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. 

 
The properties directly north of the subject area are currently used as a fuel distribution station, a 
religious organization, and offices of service providers. The current zoning map indicates I-1 for the 
properties. 
 
Directly to the south of the subject property is a single family neighborhood. Four residential lots 
directly abut the subject property. At the time of Preliminary Site Plan Review, the Planning 
Commission should review the plan carefully to insure that there will be no negative impacts (such 
as additional noise, lighting) on the residential properties to the south. 
 
The property to the west of the subject property is currently vacant and is zoned OS-1 Office 
Service.   
 
To the east of the subject property is a small office complex.   
 

Future Land Use           Existing Zoning                                                            
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COMPARISON OF ZONING DISTRICTS 
The following table provides a comparison of the current (I-1) and proposed (B-3) zoning 
classifications.   
 

 NCC 
(Existing) 

B-3 Zoning  
(Proposed) 

Principal 
Permitted Uses 

1. Retail businesses use 
2. Retail business service use 
3. Professional office buildings 
4. Medical offices, including laboratories 

and clinics 
5. Financial institutions, stock brokerages 
6. Sit-down restaurants 
7. Publicly owned and operated parks, 

parkways and outdoor recreational 
facilities  

8. Instructional centers 
9. Other uses similar to the above uses 
10. Accessory buildings, structures and 

uses customarily incident to the above 
permitted uses 
 

1. Retail businesses use 
2. Retail business service uses 
3. Dry cleaning establishments, or pick-

up stations, dealing directly with the 
consumer 

4. Business establishments which perform 
services on the premises 

5. Professional services 
6. Retail business or retail business service 

establishments 
7. Professional or medical offices, 

including laboratories 
8. Fueling station 
9. Sale of produce and seasonal plant 

materials 
10. Auto wash 
11. Bus passenger stations 
12. New and used car salesroom, 

showroom, or office 
13. Other uses similar to the above uses 
14. Tattoo parlors 
15. Publicly owned and operated parks, 

parkways and outdoor recreational 
facilities  

16. Accessory structures and uses 
customarily incident to the above 
permitted uses 

17. Public or private health and fitness 
facilities and clubs 

18. Microbreweries 
19. Brewpubs 

 

Special Land 
Uses  

1. Day care centers and adult day care 
centers 

2. Places of worship 
3. Private clubs, fraternal organizations 

and lodge halls 
4. Museums 
5. Publicly utility buildings and uses 

without service yards 
6. Veterinary hospitals or clinics 
7. Multiple-family dwellings 
8. Independent and congregate elderly 

living facilities 
9. Two-family dwellings 
10. Shared elderly housing 
11. One-family detached dwellings 
12. Farms and greenhouses 
13. Publicly owned and operated parks, 

parkways and outdoor recreational 
facilities 

14. Cemeteries 

1. Outdoor space for exclusive sale of 
new or used automobiles, campers, 
recreation vehicles, mobile homes, or 
rental of trailers or automobiles 

2. Motel 
3. Business in the character of a drive-in 

or open front store 
4. Veterinary hospitals or clinics 
5. Plant materials nursery 
6. Public or private indoor and private 

outdoor recreation facilities 
7. Mini-lube or oil change establishments 
8. Sale of produce and seasonal plant 

materials outdoors 
9. Restaurant in the character of a fast 

food carryout, drive-in, fast food drive-
through, or fast food sit-down 
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15. Home occupations 
16. Keeping of horses and ponies 
17. Family Day Care Homes 
18. Accessory buildings and uses 

customarily incident to any of the 
above permitted uses 

 

Minimum Lot 
Size 2 acres 

Determined by off-street parking, loading, 
greenbelt screening, yard setback or 

usable open space requirements  

Minimum Lot 
Width 200 feet 

Determined by off-street parking, loading, 
greenbelt screening, yard setback or 

usable open space requirements  
Building Height 25 feet or 2 stories 30 feet 

Building 
Setbacks 

Front: 40 feet 
Side: 20 feet 
Rear: 20 feet 

Front: 30 feet 
Side: 15 feet 
Rear: 20 feet 

 
 
INFRASTRUCTURE 
Engineering 
The Staff Engineer has reviewed the rezoning request and expressed no concerns regarding 
sanitary sewer capacity and available water capacity. The impacts of B-3 land use on the utilities in 
this area are expected to be similar to utility demands if developed under NCC uses.  
 

Traffic 
City Traffic consultants reviewed the Traffic Impact Assessment provided by the applicant and 
indicates that it does not meet the requirements of the Rezoning Traffic Impact Study. The TIA only 
assesses the impact of a 25,825 square foot car dealership. A Rezoning Traffic Impact Study should 
also include trip generation comparisons of typical uses permitted under the requested zoning 
district with those in the existing zoning district. The report should be modified to include this 
information and resubmitted for review. See the traffic review letter for additional information. 
 
 
NATURAL FEATURES 
There are no significant natural features present on the site or adjacent to the site.    
 
 
RECOMMENDATION 
Approval of the Rezoning is recommended because  

 The rezoning request fulfills objectives of the Master Plan for Land Use by fostering a 
favorable business climate and attracting a new business to Novi.  

 The rezoning is consistent with recommended Future Land Use of the Master Plan.  
 The rezoning provides an opportunity to bring a non-conforming parcel into conformance 

with the current Zoning Ordinance.  
 The rezoning is not expected to negatively impact public utilities in the area.  

 
The rezoning is the first step in the process; the applicant will still need to seek the required 
approvals from Planning Commission for the Preliminary Site Plan and Stormwater Management 
Plan depending on the requirements as determined at the time of site plan review. Any outdoor 
storage of new or used automobiles will also require Special Land Use approval by the Planning 
Commission.  
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NEXT STEP: PLANNING COMMISION PUBLIC HEARING 
This Rezoning request will be scheduled for public hearing before the Planning Commission once 
revisions to the Rezoning Traffic Impact Study are made as requested and resubmitted for review.  

 
If the applicant has any questions concerning the above review or the process in general, do not 
hesitate to contact me at 248.347.0484 or lbell@cityofnovi.org. 
 

 

__________________________________________________ 
Lindsay Bell – Planner 



ENGINEERING REVIEW 
 

  



 

    TO:  LINDSAY BELL, PLANNER 

    FROM: KATE RICHARDSON, PLAN REVIEW ENGINEER 

    SUBJECT:    GOLLING MASERATI AND ALFA ROMEO DEALERSHIP REZONING 

    DATE:          FEBRUARY 8, 2019 

     
 

 

 
 
The Engineering Division has reviewed a rezoning request for the 5.25 acres located south 
of Grand River Avenue and east of Meadowbrook Road. The applicant is requesting to 
rezone parcel 22-24-326-014 and 22-24-326-024 from the existing zoning of NCC (Non-
Center Commercial) to B-3 (General Business). The Master Plan for Land Use indicates a 
future land use of Community Commercial for this location.  

Utility Demands 
A residential equivalency unit (REU) equates to the utility demand from one single family 
home. Under the current zoning, the garden center places a demand of 1.80 REUs per 
acre on the utilities. The applicant intends to propose a Maserati and Alfa Romeo 
dealership with an adjacent parking lot. This would have an approximate utility demand 
of 1.80 REUs per acre. 

Water System  
The site is located within the Lower Water Pressure District. Water service is currently 
available from an eight-inch water main extension from the twelve-inch water main that 
runs parallel to Grand River Avenue. 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 Willowbrook Sewer District. Sanitary service is available by 
connection to an existing eight-inch sanitary sewer that runs parallel to Grand River 
Avenue. The proposed rezoning is not anticipated to have an apparent 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 the 
utility demand if the property were to be developed under the current zoning. Further, the 
requested rezoning is consistent with the future land use for this location. Therefore, the 
rezoning would have negligible impact on utility demands. 
 
cc:  Ben Croy, P.E.; Water & Sewer Senior Manager 

 Darcy Rechtien, P.E.; Construction Engineer 
 Barb McBeth, AICP; City Planner 
 George Melistas; Engineering Senior Manager 

    

MEMORANDUM 
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To:
Barbara McBeth, AICP
City of Novi
45175 10 Mile Road
Novi, Michigan 48375

CC:
Sri Komaragiri, Lindsay Bell, George Melistas, Darcy
Rechtien, Hannah Smith

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

Project name:
JZ19-04 Golling Maserati & Alfa Romeo
Dealership Rezoning Traffic Review Letter
From:
AECOM

Date:
February 6, 2019

 

Memo
Subject: JZ19-04 Golling Maserati & Alfa Romeo Dealership Rezoning Traffic Review Letter

The Traffic Impact Assessment for the Golling Maserati & Alfa Romeo Dealership was reviewed to the level of detail provided 
and AECOM recommends denial of the Rezoning Study; the applicant should review the comments provided below and 
provide a rezoning study to the City. 

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

TRAFFIC COUNTS
1. The applicant collected peak period turning movement counts at three (3) intersections on Wednesday, December 

12th, 2018. Grand River Avenue with Meadowbrook Road, Joseph Drive, and Haggerty Road were included.

BACKGROUND TRAFFIC SCENARIO
1. The applicant used community profile data from the SEMCOG website to determine a background growth rate of 1.1 

percent.
2. Two planned developments in the area were also included.

TRIP GENERATION
1. The applicant has provided trip generation information for the proposed development.

a. Average weight was used for the AM and PM peak hour trips. No fitted curve equation is available to the AM 
peak hour, but there is one for the PM peak hour, so that value should be used in place of the average rate.

b. A rounded value of 25.83 (as the trip generation manual is limited to 2 decimal places) results in a total trips of 
711 instead of 710.

2. The applicant has not indicated the potential land uses under the current zoning for the parcel and what the trip 
generation values for those land uses would be.



Memo

AECOM
2/2

LEVEL OF SERVICE ANALYSIS
1. The applicant has indicated that the AM and PM peak hours at Grand River and Meadowbrook will not experience 

decreases in LOS with the addition of the development, especially if SCATS is allowed to continue to optimize the 
signal.

2. The AM and PM peak hours at Grand River and Haggerty are not projected to experiences decreases in LOS with 
the addition of the development as well.

3. In tables 8, 9, 10, and 11, the applicant has indicated with a foot-note that the westbound delay listed is for the left 
turning movement. 

4. The applicant has not indicated the predicted future LOS if a new development under the current zoning of the 
parcel.

CONCLUSIONS AND RECOMMENDATIONS
1. In summary, the impacts of the development (with or without the proposed mitigation measures) are not anticipated 

to degrade intersection levels of services beyond those under existing conditions during either the AM or PM peak 
periods. 

2. The Traffic Impact Assessment did not address the differences in trips that would be permitted under the parcel’s 
current zoning and the proposed zoning.

3. The applicant should review the remaining comments contained herein and provide a rezoning study to the City.

Should the City or applicant have questions regarding this review, they should contact AECOM for further clarification.

Sincerely, 

AECOM

Patricia A. Thompson, EIT
Traffic Engineer

Josh A. Bocks, AICP, MBA
Senior Transportation Planner/Project Manager
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February 28, 2019

Mr. William Golling
C/O Mr. Frank Z. Martin AIA, NCARB
Dorclien/Maitin Associates, Inc.
29895 Greenfield Road

Suite 107

southfield, MI 48076

RE: Proposed Maserati/Alfa Romeo Car Dealership Developn'ient
Traffic Impact Assessment, Response to Review Comments
City of Novi, Michigan

Dear Mr. Golling:

ROWE Professional Services Company has prepared this response to review corrn'nents received from the
City of Novi and their traffic cons?iltant AECOM dated February 6, 20 l9. Their review was related to the
proposed Maserati/Alfa Romeo car dealership development to be located on the southwest quadrant of
Grand River Avenue arid Joseph Drive in the City of Novi, Oakland County. Below are our responses.

TrQp qen,eymtion
?AECOMprovided two comments regarding the forecast trip generation for the proposed development. As
stated in the original submission, we used the infonnation arid methodologies specified in the latest version
of Trip Generation (lO" Edition) published by the Institute of Transportation Engineers (ITE) to forecast
the weekday AM and PM peak ho?ir trips associated with the proposed car dealership development.

-Iarip (iermeratioii Forccast, l)roposed Developmenx
Specifically, the Trip Generatiort Handbook, 3"' Edition recommends that if the R2 value for an
equation is below O.75, the average rate should be considered for forecasting trips for a proposed
development, since the ;quation does not correlate as well with the availab?e data. Since the R2 value
for the equation developed for the weekday, peak hour of adjacent street traffic, one hour between
4 and 6 -p.m. is below the recommended- threshold (R2=0.57), the average rate was utilized for
forecasting trips during this peak period.

Regarding the results of the weekday daily trip generation forecast, while the website only allows for
two decimal places, actual hand calculations using all available information reveal that when using
25.825 in the equation provided result in a forecast of 7 ] O daily trips. However, the difference of one
daily trip for the site is not significant, nor expected to have a noticeable effect the operation of the site
or the adjacent street network.

Engineering l Surveying l AerialPhotography/Mapping l LandscapeArchitecture l Planning
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Trip Generation Comparison, Existing and Proposed Zoning, and Proposed Development
Based on discussions with the site designer, the proposed rezoning for the site is from Non-Center
Commercial (NCC) to General Business (B-3). When considering potential uses allowed, building
sizes permitted, and what would be the greatest traffic generators for both zonings, this would result in
identical developments being allowed under both zonings.

l) Medical Office Building - 75,000 sq. ft.
2) General Retail with Sit-Down Restaurant - 42,000 and 8,000 sq. ft.; 50,000 sq. ft. total

The results of the trip generation forecasts for the uses above, along with a comparison with the forecast
for the proposed site, are provided below in Table 1.

Table 1

ITE Trip Generation for Permitted Uses, NCC and B-3 Zoning
and Proposed Car Dealership Development

Conclusion

The trip generation forecasts presented in the original submission were prepared in accordance with ITE
recommendations, as outlined in the latest versions of their manuals.

A review of potential building uses, and sizes permitted under the existing and proposed zonings indicated
that similar developments could be built under both zonings. The results of the trip generation forecasts
for these possible uses under the existing and proposed zonings were significantly higher than the forecast
for the proposed car dealership proposed for the site.

Sincerely,
ROWE Profession,al Services Company

f?7?
Michael J. Labadie, PE
Senior Project Manager

Land Use

Land

Use

Code

Size

AM Peak Hour PM Peak Hour
Week

Dayln Out Total ln Out Total

Medical-Dental Office

Building
720

75,000
sq. ft.

135 38 173 73 187 260 2,794

TOTAL TRIPS, MEDICAL OFFICE 135 38 173 73 187 260 2,794

Shopping Center 820
42,000
sq. ft.

24 15 39 137 149 286 3,333

High-Turnover Sit-Down
Restaurant

932
8,000
sq. ft.

44 36 80 48 30 78 897

TOTAL TRIPS, RETAIL/RESTAtJRANT . 68 51 119 185 179 364 4,230

Automobile Sales (New) 840
25,825
sq. ft.

35 13 48 25 38 63 710

TOTAL TRIPS, PROPOSED CAR
DEALERSHIP

35 13 48 25 38 63 710












































































































