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ADAMS NORTH TECHNOLOGY CENTRE JSP19-05 

Consideration at the request of Northern Equities Group for Preliminary Site Plan and Storm Water 

Management plan approval. The subject property contains 6.7 acres and is located in Section 1, on the 

north side of MacKenzie Drive east of the planned extension of Cabot Drive, part of the Haggerty Corridor 

Corporate Park. The vacant parcel is zoned OST, Office Service Technology. The applicant is proposing to 

construct a one-story building with office space and laboratory space totaling 56,429 square feet. This 

project was approved in 2014 and returned to Planning Commission for approval in 2017, but was never 

built. 

 

Required Action 

Approve/Deny the Preliminary Site Plan and Storm Water Management Plan. 

 

 

REVIEW RESULT DATE COMMENTS 

Planning 
Approval 

recommended 
2-20-19 

 Waiver for end island with 8’ outside radius, given 

the applicant provides a turning movement 

diagram with the next submittal. Supported by Staff. 

 Items to be addressed by the applicant prior to 

revised Final Site Plan approval 

Engineering 
Approval 

recommended 
2-15-19 

 Items to be addressed by the applicant prior to 

revised Final Site Plan approval 

Landscaping 
Approval 

recommended 
2-4-19 

 Waiver for lack of parking lot interior trees within the 

ITC Corridor (4 trees). Supported by Staff. 

 Waiver for lack of parking lot perimeter trees within 

the ITC Corridor (7 trees). Supported by Staff. 

 Waiver for lack of building coverage by foundation 

landscaping (less than 75% of building has 

landscaping). Supported by Staff. 

 Waiver for lack of landscape screening around 

transformers (located within paved areas). 

Supported by Staff. 

 Items to be addressed by the applicant prior to 

revised Final Site Plan approval 

Woodlands Not Applicable   

Wetlands Not Applicable   

Traffic 
Approval 

recommended 
2-20-19 

 Waiver to allow an updated trip generation study in 

lieu of the Traffic Impact Study at the time of revised 

Final Site Plan, due to a relatively minor increase in 

daily trips anticipated for this building. Supported by 



Staff. 

 Items to be addressed by the applicant prior to 

revised Final Site Plan approval 

Façade 
Approval 

recommended 
2-7-19 

 Section 9 Waiver for underage of brick on the west 

façade. Supported by Staff. 

 

Fire 

Approval 

recommended 

(2-22-19) 

1-24-19 

 Hydrant spacing and separate water lines to the 

building shall comply with Fire standards at the time 

of revised Final Site Plan, as shown in the Utility Plan 

diagram provided with the response letter. 

Supported by Staff. 

 Items to be addressed by the applicant prior to Final 

Site Plan approval 



MOTION SHEET 
 

Approval – Preliminary Site Plan 

In the matter of Adams North Technology Centre JSP19-05, motion to approve the Preliminary 

Site Plan based on and subject to the following: 

a. A waiver of the required Traffic Impact Study, with the applicant to instead provide a 

recent traffic study at the time of revised Final Site Plan review, with the reasoning that an 

initial study (1999) and an updated study (2017) were conducted for the Haggerty 

Corridor Corporate Park, which is hereby granted; 

b. A waiver from Section 5.3.12 for end islands with smaller than minimum required 15’ 

outside radius (8’ proposed) given that a turning movement diagram will be provided by 

the applicant at the time of revised Final Site Plan to show that it is maneuverable, which 

is hereby granted; 

c. Landscape waiver from Section 5.5.3.C.ii for not providing parking lot interior trees within 

the ITC Corridor, with the reasoning that trees may not be planted within the easement, 

which is hereby granted; 

d. Landscape waiver from Section 5.5.3.c.iv for not providing parking lot perimeter trees 

within the ITC Corridor, with the reasoning that trees may not be planted within the 

easement, which is hereby granted; 

e. Landscape waiver from Section 5.5.3.D. for providing landscaping at less than 75% of the 

building foundation with the reasoning that the missing areas are not visible from the 

roads and the required area is provided, which is hereby granted; 

f. Landscape waiver from LDM Section 6 for lack of landscape screening around 

transformers with the reasoning that the transformer locations are mostly screened from 

view by landscaped berm, which is hereby granted; 

g. A Section 9 waiver for the underage of brick on the west façade, which is hereby 

granted; 

h. The findings of compliance with Ordinance standards in the staff and consultant review 

letters and the conditions and the items listed in those letters being addressed on the 

revised Final Site Plan; and 

i.  (additional conditions here if any) 
 

(This motion is made because the plan is otherwise in compliance with Article 3, Article 4, and 

Article 5 of the Zoning Ordinance and all other applicable provisions of the Ordinance.) 
 
 

– AND –  
 

Approval – Stormwater Management Plan 

In the matter of Adams North Technology Centre JSP19-05, motion to approve the Stormwater 

Management Plan based on and subject to the following: 

a. The findings of compliance with Ordinance standards in the staff and consultant review 

letters, and the conditions and items listed in those letters being addressed on the Final 

Site Plan; and  

b. (additional conditions here if any) 
 

(This motion is made because the plan is otherwise in compliance with Chapter 11 of the Code 

of Ordinances and all other applicable provisions of the Ordinance.) 
 
 

– OR –  
 



 
Denial – Preliminary Site Plan 

 

In the matter of Adams North Technology Centre JSP19-05, motion to deny the Preliminary Site 

Plan…(because the plan is not in compliance with Article 3, Article 4, and Article 5 of the Zoning 

Ordinance and all other applicable provisions of the Ordinance.) 

 

-AND- 

 

 

Denial – Stormwater Management Plan 

 

In the matter of Adams North Technology Centre JSP19-05, motion to deny the Stormwater 

Management Plan…(because the plan is not in compliance with Chapter 11 of the Code of 

Ordinances and all other applicable provisions of the Ordinance.) 
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SITE PLAN

(Full plan set available for viewing at the Community Development Department.) 
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 Proposed Exterior Rendering for:

2-6-18

Adams North Technology Center
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PETITIONER 

Northern Equities Group 

 

REVIEW TYPE 

Preliminary/Final Site Plan  

 

PROPERTY CHARACTERISTICS 

 Site Location:  Section 1; North of MacKenzie Drive, East of Cabot Drive  

 Site Zoning:  OST: Office Service Technology District 

 Adjoining Zoning:  OST: Office Service Technology District  

 Site Use(s):   Vacant 

 Adjoining Uses: North: Vacant Office/Technology, East: MacKenzie North Tech 

Centre Office/Technology, South: Adams North Office/Technology, 

West: Vacant Office/Technology 

 Site Size:   6.7 acres  

 Building Size: 1-story office building with a total of 56,429 square feet   

 Plan Date:   01.22.2019 

 

 

PROJECT SUMMARY 

The applicant is proposing to construct a 1-story speculative building, consisting of 45,142 square 

feet of office space and 11,287 square feet of laboratory space, with associated parking and 

landscaping. This site is located on the north side of MacKenzie Drive, east of the planned 

extension of Cabot Drive. The site plan indicates a U-shaped building similar to the existing 

surrounding buildings. This project was approved in 2014 and returned for Planning Commission 

approval in 2017, but was never built. 

 

RECOMMENDATION 

Approval of the Preliminary Site Plan is recommended, and approval of the Final Site Plan is not 

recommended at this time. The plan mostly conforms to the requirements of the Zoning 

Ordinance with some deviations listed below. Additional details and changes are requested in a 

revised Final Site Plan submittal. Planning Commission’s approval of Preliminary Site Plan is 

required. 

 

 

ORDINANCE REQUIREMENTS 

This project was reviewed for conformance with the Zoning Ordinance with respect to Article 3 

(Zoning Districts), Article 4 (Use Standards), Article 5 (Site Standards), and any other applicable 

provisions of the Zoning Ordinance. Please see the attached charts for information pertaining to 

ordinance requirements. Items in bold below must be addressed and incorporated as part of a 

revised Final Site Plan submittal: 

 

 

PLAN REVIEW CENTER REPORT 
February 20, 2019 

Planning Review 
Adams North Technology Centre 

JSP19-05 
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1. Property Combination/Split: The site plan indicates a proposed property split from the 

larger parent parcel. This parcel split has been applied for with the Assessing Department 

and a new parcel number has been assigned. The new parcel number should be 

indicated on future submittals, assigned by Assessing Department as 50-22-01-200-048. The 

applicant should clarify the intent of the parcel split in relation to the existing condominium 

and if the Master Deed will be updated. 

2. Future Road Development: An extension of Cabot Drive is indicated on the site plan. The 

previous review letter from 2014 indicated this extension as Phase II. The applicant should 

indicate the plan for the future extension of Cabot Drive. The applicant should work with 

City Staff and City Attorney at the time of revised Final Site Plan to determine the 

mechanism needed to insure landscaping and sidewalk improvements along future Cabot 

Drive extension upon construction. 

3. Economic Impact Information: Economic Impact Information such as total cost of the 

building and site improvements, number of jobs created, etc. is not included. Please 

provide an Economic Impact Statement for the Planning Commission’s consideration. 

4. End Islands (Sec. 5.3.12): End islands should have a minimum 15 foot outside radius. The 

plan indicates only an 8’ radius and 10’ radius for some end islands. The applicant should 

provide a turning movement plan to show maneuverability around the end islands and 

indicate a request for the waiver, or adjust the plans to meet requirements. 

5. Bicycle Parking General Requirements (Sec. 5.16): The Ordinance requires that when 4 or 

more spaces are required for a building with multiple entrances, the spaces shall be 

provided in multiple locations. The 12 provided bike parking spaces are located near the 

back entrances of the building. The applicant should consider providing some spaces 

near the public entrance at the front of the building. Please see details in the Planning 

Review Chart. 

6. Lighting and Photometric Plan (Sec. 5.7): Additional details and data should be provided 

on the Photometric Plan. See details in the Planning Review Chart. 

7. Additional comments and requirements: Please refer to the Planning review chart for 

additional comments and requirements to be addressed. 

 

8. Other Reviews:  

a. Landscape Review: Four waivers are required for lack of parking lot interior trees and 

perimeter trees within the ITC Corridor, lack of building coverage by foundation 

landscape, and lack of screening around transformers. Given that the waivers must be 

granted by the Planning Commission, the revisions can be addressed on a revised Final 

Site Plan. Landscape recommends approval of Preliminary Site Plan, but not Final Site 

Plan. Additional comments to be addressed with revised Final Site Plan submittal.   

b. Traffic Review: Traffic review indicates that the number of trips exceeds the City 

threshold and recommends a Traffic Impact Study for the site, or that a waiver be 

requested with justification provided. If an updated trip generation study can be 

provided, Traffic is in support of a waiver for an additional traffic study. Traffic 

recommends approval of Preliminary Site plan, but not Final Site Plan. Additional 

comments to be addressed with revised Final Site Plan submittal.  

c. Engineering Review: Engineering recommends approval of the Preliminary Site Plan, 

but not the Final Site Plan. Additional comments to be addressed with revised Final Site 

Plan submittal.  

d. Facade Review: Section 9 waiver should be requested for the underage of Brick on the 

west façade and the overage of Flat Metal Panels on the south façade. Façade 

supports the waiver and recommends approval. 

e. Fire Review: Fire is not recommending approval at this time. See comments in Fire 

Review letter. The applicant may submit a utility plan addressing Fire comments 

regarding separate water lines and hydrants. 
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NEXT STEP: PLANNING COMMISSION MEETING 

This site plan has been scheduled for consideration by the Planning Commission on February 27, 

2019 meeting. Please provide via email the following no later than noon on February 22, 2019 if 

you wish to keep this schedule.  

 

1. Original Site Plan submittal in PDF format (maximum of 10MB). NO CHANGES MADE. 

2. A response letter addressing ALL the comments from ALL the review letters and a request 

for waivers as you see fit.  

3. A utility plan addressing Fire review comments. 

4. A color rendering of the Site Plan, if any. (Previously provided) 

5. A sample board of building materials as requested by our Façade Consultant. The 

applicant can bring the material samples to the Planning Commission meeting. (Previously 

provided) 

 

 

REVISED FINAL SITE PLAN SUBMITTAL AND RESPONSE LETTER 

Planning, Engineering Traffic, Landscaping, and Fire are not recommending approval of the Final Site 

Plan. Refer to letters for more details. Please submit the following for reconsideration if the Planning 

Commission approves the Preliminary Site Plan: 

1. A site plan revision application 

2. Five copies of Final Site Plan addressing all comments from the review letters 

3. Response letter addressing all comments and refer to sheet numbers where the change is 

reflected 

4. Hazardous Materials Packet (Non-residential developments) 

5. No Revision Façade Affidavit (if no changes are proposed for Façade)  

6. Legal Documents as required 

7. Drafts of any legal documents (note that off-site easements need to be executed and any 

on-site easements need to be submitted in draft form before stamping sets will be 

stamped) 

 

ELECTRONIC STAMPING SET SUBMITTAL AND RESPONSE LETTER 

After receiving Final Site Plan approval, please submit the following for Electronic stamping set 

approval: 

1. Plans addressing the comments in all of the staff and consultant review letters in PDF format. 

2. Response letter addressing all comments in ALL letters and ALL charts and refer to sheet 

numbers where the change is reflected. 

 

STAMPING SET APPROVAL 

Stamping sets are still required for this project.  After having received all of the review letters from 

City staff the applicant should make the appropriate changes on the plans and submit 9 size 24” 

x 36” copies with original signature and original seals, to the Community Development 

Department for final Stamping Set approval.   

 

SITE ADDRESSING 

A new address is required for this project. The applicant should contact the Building Division for an 

address prior to applying for a building permit.  Building permit applications cannot be processed 

without a correct address.  The address application can be found by clicking on this link. Please 

contact the Ordinance Division 248.735.5678 in the Community Development Department with 

any specific questions regarding addressing of sites. 

 

 

Forms/SitePlanRevisionSubmittalForm.pdf
http://www.cityofnovi.org/Reference/Forms/HazardousMaterialsPacket.aspx
http://cityofnovi.org/Reference/Forms/NoRevisionFacadeAffidavit.aspx
http://www.cityofnovi.org/Reference/Forms/Bldg-AddressesApplication.aspx
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STREET AND PROJECT NAME 

This project has received project name approval from the Street and Project Naming Committee.  

Please contact Hannah Smith (248-347-0579) in the Community Development Department for 

additional information.  

 

PRE-CONSTRUCTION MEETING 

A Pre-Construction meeting is required for this project. Prior to the start of any work on the site, Pre-

Construction (Pre-Con) meetings must be held with the applicant’s contractor and the City’s 

consulting engineer. Pre-Con meetings are generally held after Stamping Sets have been issued 

and prior to the start of any work on the site.  There are a variety of requirements, fees and permits 

that must be issued before a Pre-Con can be scheduled.  If you have questions regarding the 

checklist or the Pre-Con itself, please contact Sarah Marchioni [248.347.0430 or 

smarchioni@cityofnovi.org] in the Community Development Department. 

 

CHAPTER 26.5   

Chapter 26.5 of the City of Novi Code of Ordinances generally requires all projects be completed 

within two years of the issuance of any starting permit.  Please contact Sarah Marchioni at 248-

347-0430 for additional information on starting permits.  The applicant should review and be 

aware of the requirements of Chapter 26.5 before starting construction. 
 

If the applicant has any questions concerning the above review or the process in general, do not 

hesitate to contact me at 248.347.0579 or hsmith@cityofnovi.org.  
 

 
___________________________________________________ 
Hannah Smith, Planning Assistant 



 

 

Bold To be addressed with the next submittal 

Underline To be addressed with final site plan submittal 

Bold and Underline Requires Planning Commission and/or City Council Approval 

Italics To be noted 

 

Item Required Code Proposed 
Meets 

Code 
Comments 

Zoning and Use Requirements 

Master Plan 

(adopted August 

25, 2010) 

Office, Research, 

Development & 

Technology  

Professional Office 

Building with 

Laboratory Space 

Yes  

Area Study The site does not fall 

under any special 

category 

NA NA  

Zoning 

(Effective 

December 25, 

2013) 

OST: Office Service and 

Technology 
OST 

 

Yes 
 

Uses Permitted  

(Sec 3.1.23.B & C) 

 

Sec. 3.1.23.B. - Principal 

Uses Permitted. 

Sec. 3.1.23.C. – Special 

Land Uses Permitted. 

Professional Office 

Building, 

Laboratory 

 

Yes 
 

Height, bulk, density and area limitations (Sec 3.1.21.D) 

Frontage on a 

Public Street. 

(Sec. 5.12)  

Access To Major 

Thoroughfare  

(Sec. 5.12)  

Frontage on a Public 

Street is required 

 

Vehicular access shall 

be provided only to an 

existing or planned 

major thoroughfare or 

freeway service drive 

OR access driveway on 

other street type is not 

across street from 

existing or planned 

single-family uses 

Frontage on 

MacKenzie Drive 

 

Access to 

Haggerty via 

MacKenzie Drive, 

Access to Thirteen 

Mile via Cabot 

Drive, across from 

non-residential 

uses 

 

 

Yes  

Minimum Zoning 

Lot Size for each 

Unit in Ac 

(Sec 3.6.2.D) 

Except where otherwise 

provided in this 

Ordinance, the 

minimum lot area and 

width, and the 

 NA  

PLANNING REVIEW CHART: Office Service Technology (OST) 

 
Review Date: February 7, 2019 

Review Type: Preliminary & Final Site Plan Review 

Project Name: JSP 19-05 Adams North Technology Centre 2019 

Location: 

Plan Date: 

Parcel 50-22-01-200-041, Mackezie Drive and Cabot Drive 

 January 22, 2019 

Prepared by: Hannah Smith, Planning Assistant 

E-mail: hsmith@cityofnovi.org; Phone: (248) 347-0579 
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Item Required Code Proposed 
Meets 

Code 
Comments 

Minimum Zoning 

Lot Size for each 

Unit: Width in Feet 

(Sec 3.6.2.D) 

maximum percent of lot 

coverage shall be 

determined on the basis 

of off-street parking, 

loading, greenbelt 

screening, yard setback 
or usable open space 0T  

 NA  

Maximum % of Lot 

Area Covered 

(By All Buildings) 

 

(Sec 3.6.2.D) Building: 56,429 SF 

Footprint: 56,249 SF 

Site: 6.7 acres 

Coverage: 19.3% 

NA  

Building Height  

(Sec. 3.20) 

Properties north of 

Grand River Avenue: 

Max height: 65 ft with 

additional setbacks of 2 

ft for every 1 ft in excess 

of 46 ft.  

Maximum height: 

28.0’ 

Yes 

 

 

Building Setbacks (Sec 3.1.23.D) 

Front (MacKenzie 

Drive) 

50’  92.53’ Yes 

 

 

Rear (North) 

 

50’ 69.5’ Yes  

Side (East)  50’  82.54’ Yes 

 

 

Side (West) 50’ 161.35’ Yes 

 

 

Parking Setback (Sec 3.1.23.D)Refer to applicable notes in Sec 3.6.2 

Front (MacKenzie 

Drive) 

20 ft. 21.87’ Yes  

Rear (North) 

 

20 ft.  22’   

Side (East) 

  

20 ft. 40’ Yes Please provide measurement 

on the plans 

Side (West) 

 

20 ft. 43.02’ Yes  

Note To District Standards (Sec 3.6.2) 

Exterior Side Yard 

Abutting a Street  

(Sec 3.6.2.C)  

All exterior side yards 

abutting a street shall 

be provided with a 

setback equal to front 

yard.  

Exterior side yard 

(west) abutting 

Cabot Drive 

observes greater 

than a 50’ setback 

Yes  

Off-Street Parking 

in Front Yard  

(Sec 3.6.2.E) 

Off-street parking is 

allowed in front yard, 

not outside of the 

parking setback 

Parking is 

proposed in front 

yard and meets 

the parking 

setback 

requirements 

Yes  

Distance between 

buildings 

(Sec 3.6.2.H) 

It is governed by Sec. 

3.8.2.H or by the 

minimum setback 

requirements, whichever 

is greater 

Only one building 

proposed 

NA  
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Item Required Code Proposed 
Meets 

Code 
Comments 

Wetland/Watercou

rse Setback (Sec 

3.6.2.M) 

A setback of 25ft from 

wetlands and from high 

watermark course shall 

be maintained 

No wetlands on 

site 

NA  

Parking setback 

screening  

(Sec 3.6.2.P) 

Required parking 

setback area shall be 

landscaped per 5.5.3. 

A landscape plan 

is provided 

 Please refer to landscape 

review for additional 

comments 

Modification of 

parking setback 

requirements (Sec 

3.6.2.Q) 

The Planning 

Commission may modify 

parking setback 

requirements based on 

its determination 

according to Sec 

3.6.2.Q  

No setback 

modifications 

proposed 

NA  

OST District Required Conditions (Sec 3.20) 

Additional Height 

(Sec 3.20.1) 

Properties north of 

Grand River Avenue: 

Max height: 65 ft with 

additional setbacks of 2 

ft for every 1 ft in excess 

of 46 ft.  

Maximum height: 

28.0’ 

Yes  

Loading and 

Unloading 

Screening 

(Sec 3.20.2.A) 

Truck service areas and 

overhead truck 

loading/unloading 

doors shall be totally 

screened from view 

from any public right-of-

way, including freeway 

right-of-way, and 

adjacent properties, 

except for required 

driveway access.  Such 

screening shall be 

accomplished by the 

courtyard design of the 

principal building itself, 

etc. 

Two loading areas 

(500 sf, 400 sf) 

located behind 

building, screened 

by u-shaped 

building 

 

 

Yes  

Additional 

conditions for 

permitted uses in 

3.1.23.B.ii – v 

(Sec 3.20.2.C) 

Uses permitted under 

subsections 3.1.23.B.ii - v 

shall not be located on 

property sharing a 

common boundary with 

property zoned for R-A, 

R-1, R-2, R-3, R-4 or MH 

district use unless 

conditions in section 

3.20.2.C are met 

Use falls under 

subsection 

3.1.23.B.i and 

3.1.23.B.iii 

NA  

Outdoor storage 

(Sec 3.20.2.D) 

The outdoor storage of 

goods or materials shall 

be prohibited. 

 

  Note should be added 

Parking, Loading and Dumpster Requirements 
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Item Required Code Proposed 
Meets 

Code 
Comments 

Number of Parking 

Spaces 

Office 

(Sec.5.2.12.D) 

  “Business/Professional 

Office”: 1 space for 

every 222 SF of GLA. 

“Research 

establishments”: 1 

space for every 700 SF 

of UFA.  

 

45,142 SF office 

45,142/222 = 203 spaces 

required 

11,287 SF laboratory 

11,287/700 = 16 spaces 

require 

Total 219 spaces 

required 

234 spaces 

provided 

 

 

Yes  

Parking stall 

located adjacent 

to a parking lot 

entrance(public or 

private) 

(Sec. 5.3.13) 

Shall not be located 

closer than twenty-five 

(25) feet from the street 

right-of-way (ROW) line, 

street easement or 

sidewalk, whichever is 

closer 

 Yes  

End Islands  

(Sec. 5.3.12) 

- End Islands with 

landscaping and 

raised curbs are 

required at the end of 

all parking bays that 

abut traffic circulation 

aisles.   

- The end islands shall 

generally be at least 8 

feet wide, have an 

outside radius of 15 

feet, and be 

constructed 3’ shorter 

than the adjacent 

parking stall as 

illustrated in the Zoning 

Ordinance 

Some end islands 

with 8’ outside 

radius and some 

with 10’ outside 

radius 

 

 

 

 

No Please adjust to meet the 

requirements or provide a 

turning movement plan to 

show maneuverability 

Parking Space 

Dimensions and 

Maneuvering 

Lanes  

(Sec. 5.3.2) 

- 90° Parking: 9 ft. x 19 ft.  

- 24 ft. two way drives 

- 9 ft. x 17 ft. parking 

spaces allowed along 

7 ft. wide interior 

sidewalks as long as 

detail indicates a 4” 

curb at these locations 

and along 

landscaping 

- 24 ft. two way 

drives 

- 9 ft. x 19.5 ft. 

spaces 

- 9 ft. x 17 ft. and 9 

ft. x 17.5 ft. 

spaces indicate 

a 4” overhang at 

these locations 

 

Yes Please refer to Traffic review 

letter regarding parking 

space dimensions 
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Item Required Code Proposed 
Meets 

Code 
Comments 

Barrier Free Spaces 

Barrier Free Code 

201-300 spaces requires 

5 regular handicap + 2 

van handicap  

4 regular & 4 van 

spaces proposed 

Yes  

Barrier Free Space 

Dimensions Barrier 

Free Code 

- 8‘ wide with an 8’ 

wide access aisle for 

van accessible spaces 

- 8’ wide with a 5’ wide 

access aisle for regular 

accessible spaces 

Two types of 

accessible spaces 

are provided 

Yes  

Barrier Free Signs  

Barrier Free Code 

One sign for each 

accessible parking 

space.  

Sign detail shown 

and location 

indicated on plan 

Yes  

Minimum number 

of Bicycle Parking  

(Sec. 5.16.1) 

UGeneral Offices/ 

Research and 

Development:  

Five (5) percent of 

required automobile 

spaces, minimum two 

(2) spaces 

For 219 required spaces, 

11 bike spaces 

12 bike parking 

spaces shown  

Yes  

Bicycle Parking  

General 

requirements 

(Sec. 5.16) 

- No farther than 120 ft. 

from the entrance 

being served 

- When 4 or more 

spaces are required 

for a building with 

multiple entrances, the 

spaces shall be 

provided in multiple 

locations 

- Spaces to be paved 

and the bike rack shall 

be inverted “U” design 

- Shall be accessible via 

6 ft. paved sidewalk 

Within 120 feet 

from entrances on 

back of building 

 

All 12 spaces 

provided at rear of 

building 

 

 

 

Ring style bicycle  

rack 

 

Accessible via 5 ft. 

sidewalk 

Yes Consider providing some 

spaces near public entrance 

at front of building in order to 

serve multiple entrances 

 

Refer to Traffic review letter 

regarding sidewalk width 

near the bike rack 

 

 

 

Bicycle Parking Lot 

layout 

(Sec 5.16.6) 

Parking space width: 6 

ft. 

One tier width: 10 ft.  

Two tier width: 16 ft. 

Maneuvering lane 

width: 4 ft.  

Parking space depth: 2 

ft. single, 2 ½ ft. double 

Layout shown  

 

Yes Please correct bike rack note 

on sheet C-3.1 to reference 

correct page for bike rack 

details (L-1.2 instead of L-2.0) 

Loading Spaces 

Sec. 5.4.1 

- Within the OS districts, 

loading space shall be 

provided in the rear 

yard or in the case of 

a double frontage lot, 

in the interior side 

Loading Area in 

the rear yard –  

900 SF (400 SF, 500 

SF) proposed 

 

 

Yes  
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Item Required Code Proposed 
Meets 

Code 
Comments 

yard,  

- in the ratio of five (5) 

square feet per front 

foot of building up to a 

total area of three-

hundred sixty (360) 

square feet per 

building. 

- When in use should not 

cut off or diminish 

access to parking 

spaces or service 

drives 

 

 

 

Dumpster 

Sec 4.19.2.F 

- Located in rear yard 

- Attached to the 

building or  

- No closer than 10 ft. 

from building if not 

attached 

- Not located in parking 

setback  

- If no setback, then it 

cannot be any closer 

than 10 ft, from 

property line.  

- Away from Barrier free 

Spaces 

- When in use should not 

cut off or diminish 

access to parking 

spaces or service 

drives 

Dumpsters located 

in the rear yard 

Not attached to 

building 

Farther than 10 ft.  

 

Outside the 

parking setback 

20’ from property 

line 

 

 

 

Away from the 

barrier free spaces 

 

 

Yes Please refer to Traffic review 

comment regarding truck 

turning patterns 

Dumpster 

Enclosure 

Sec. 21-145. (c) 

Chapter 21 of City 

Code of 

Ordinances 

- Screened from public 

view 

- A wall or fence 1 ft. 

higher than height of 

refuse bin  

- And no less than 5 ft. 

on three sides 

- Posts or bumpers to 

protect the screening 

- Hard surface pad.  

- Screening Materials: 

Masonry, wood or 

evergreen shrubbery 

- 6’ tall enclosure 

- White cedar 

wood and 

masonry 

materials 

- Guard posts 

provided to 

protect 

screening 

- Concrete pad 

Yes  

Roof top 

equipment and 

wall mounted 

utility equipment 

Sec. 4.19.2.E.ii 

All roof top equipment 

must be screened and 

all wall mounted utility 

equipment must be 

enclosed and 

integrated into the 

design and color of the 

RTU screen of 

Metal Panel Siding 

shown on plans 

Yes  
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Item Required Code Proposed 
Meets 

Code 
Comments 

building 

Roof top 

appurtenances 

screening 

Roof top 

appurtenances shall be 

screened in 

accordance with 

applicable facade 

regulations, and shall 

not be visible from any 

street, road or adjacent 

property.  

RTU screen shown 

on plans 

Yes  

Non-Motorized Facilities 

Article XI. Off-Road 

Non-Motorized 

Facilities 

A 6 foot sidewalk is 

required along collector 

and arterial roads 

6’ sidewalk shown 

along MacKenzie 

Drive 

Yes  

Pedestrian 

Connectivity 

Assure safety and 

convenience of both 

vehicular and 

pedestrian traffic both 

within the site and in 

relation to access streets  

7’ sidewalks 

provided around 

the building 

 

Sidewalks are 

proposed 

throughout the site  

and connection to 

existing 6’ sidewalk 

on MacKenzie 

 

Yes Sidewalk along Cabot Drive 

should be built when road 

extension is completed 

Building Code Building exits must be 

connected to sidewalk 

system or parking lot. 

All exits are 

connected to 

internal sidewalk 

  

Lighting and Photometric Plan (Sec. 5.7) 

Exterior lighting 

(Sec. 5.7.2) 

 

11BPhotometric plan and 

exterior lighting details 

needed at time of Final 

Site Plan submittal;  

12BLighting details 

and photometric 

plan provided 

Yes  

Lighting Plan  

(Sec. 5.7.2.A.i) 

 

Site plan showing 

location of all existing & 

proposed buildings, 

landscaping, streets, 

drives, parking areas & 

exterior lighting fixtures 
 

Yes Please darken the site plan 

under the Photometric plan 

to make it easily read 

 

Please show property line on 

Photometric Plan 

 

Extend photometric data to 

property lines and near the 

building 

Lighting Plan 

(Sec.5.7.A.2) 

 

Specifications for all 

proposed & existing 

lighting fixtures 

 Yes  

 

 

 

Photometric data  Yes  

Fixture height  Yes  

Mounting & design  Yes  
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Item Required Code Proposed 
Meets 

Code 
Comments 

Glare control devices   Yes  

Type & color rendition of 

lamps 

LED Yes 
 

Hours of operation Not provided No Provide hours of operation 

Photometric plan 

illustrating all light 

sources that impact the 

subject site, including 

spill-over information 

from neighboring 

properties 

NA NA 

 

Required 

Conditions  

(Sec. 5.7.3.A) 

 

Height not to exceed 

maximum height of 

zoning district (or 25 ft. 

where adjacent to 

residential districts or 

uses 

27 ft max shown Yes 

 

Required 

Conditions  

(Sec. 5.7.3.B) 

 

- Electrical service to 

light fixtures shall be 

placed underground 

- Flashing light shall not 

be permitted 

- Only necessary lighting 

for security purposes & 

limited operations shall 

be permitted after a 

sites hours of operation 

Not shown No Provide notes on plan 

Required 

Conditions 

(Sec.5.7.3.E) 

 

Average light level of 

the surface being lit to 

the lowest light of the 

surface being lit shall not 

exceed 4:1 

6.3:1 proposed No Adjust ratio to match 4:1 

requirement 

Required 

Conditions  

(Sec. 5.7.3.F) 

 

Use of true color 

rendering lamps such as 

metal halide is preferred 

over high & low pressure 

sodium lamps 

LED Yes  

Min. Illumination 

(Sec. 5.7.3.k) 

 

Parking areas: 0.2 min 0.4 min Yes Data appears to comply, 

Loading & unloading 

areas: 0.4 min 

1.4 min Yes Please provide minimums in 

a table on the plans 

Walkways: 0.2 min 0.5 min Yes  

Building entrances, 

frequent use: 1.0 min 

1.2 min Yes  

Building entrances, 

infrequent use: 0.2 min 

1.1 min Yes  

Max. Illumination 

adjacent to Non-

Residential  

(Sec. 5.7.3.K) 

 

2BWhen site abuts a non-

residential district, 

maximum illumination at 

the property line shall 

not exceed 1 foot 

candle 

Not provided No Extend photometric data to 

property line 
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Item Required Code Proposed 
Meets 

Code 
Comments 

Cut off Angles 

(Sec. 5.7.3.L) 

 

When adjacent to 

residential districts: 

- All cut off angles of 

fixtures must be 90°  

- maximum illumination 

at the property line 

shall not exceed 0.5 

foot candle 

 NA Residential district not 

immediately adjacent 

Other Requirements 

Design and 

Construction 

Standards Manual 

Land description, Sidwell 

number (metes and 

bounds for acreage 

parcel, lot number(s), 

Liber, and page for 

subdivisions). 

Provided Yes  

 

General layout 

and dimension of 

proposed physical 

improvements 

Location of all existing 

and proposed buildings, 

proposed building 

heights, building layouts, 

(floor area in square 

feet), location of 

proposed parking and 

parking layout, streets 

and drives, and indicate 

square footage of 

pavement area 

(indicate public or 

private). 

Provided Yes  

Economic Impact 

Information 

- Total cost of the 

proposed building & 

site improvements 

- Number of anticipated 

jobs created (during 

construction & after 

building is occupied, if 

known). 

Not provided No Please provide Economic 

Impact Statement in 

response letter for Planning 

Commission’s consideration 

Development and 

Street Names 

Development and street 

names must be 

approved by the Street 

Naming Committee 

before Preliminary Site 

Plan approval 

Requires Project 

Name approval 

Does not require 

street name 

approval 

NA Project Name reapproved by 

Committee January 17, 2019 

Development/ 

Business Sign 

Signage if proposed 

requires a permit. Can 

be considered during 

site plan review process 

or independently. 

None shown NA If there will be a sign, please 

show the location 

 
For sign permit information 

contact Maureen Underhill 

248-735-5602. 
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Item Required Code Proposed 
Meets 

Code 
Comments 

7BNOTES: 

1. 8BThis table is a working summary chart and not intended to substitute for any Ordinance or City of Novi 

requirements or standards.  

2. 9BThe section of the applicable ordinance or standard is indicated in parenthesis. Please refer to those 

sections in Article 3, 4 and 5 of the zoning ordinance for further details 

3. 10BPlease include a written response to any points requiring clarification or for any corresponding site plan 

modifications to the City of Novi Planning Department with future submittals. 

 



ENGINEERING REVIEW 

 

  



  

 
_______________________________________________________________________ 
 

Applicant 

HCP Land, LLC 

 

Review Type 

Combined Preliminary and Final Site Plan 

 

Property Characteristics 

 Site Location:  North of Mackenzie Drive, West of Haggerty Road 

 Site Size:   6.70 acres 

 Plan Date:  01/22/2019  

 Design Engineer:  PEA, Inc. 

 

Project Summary  

 Construction of an approximately 56,429 square-foot office building and associated 

parking.  Site access would be provided via Mackenzie Drive which connects to 

Haggerty Road in the east and Cabot Drive in the south. 

 Water service would be provided by an 8-inch loop around the building extending 

from the existing 24-inch water main along the east side of the property line, and at 

the intersection of Cabot Drive and Mackenzie Drive.  A 2-inch domestic lead and 

an 8-inch fire lead would be provided to serve the building, along with additional 

hydrants. 

 Sanitary sewer service would be provided by a 6-inch extension from the existing 12-

inch sewer directly north of Mackenzie Drive. 

 Storm water would be collected by a single storm sewer collection system and   

discharged to Detention Basin ‘E’ northeast of this development.  

 

Recommendation 

 

Approval of the Preliminary Site Plan is recommended. Approval of the Final Site Plan is 

NOT recommended.  

 

 

 

 

 

 

PLAN REVIEW CENTER REPORT 
February 15, 2019 

 

Engineering Review 
Adams North Technology Centre 

JSP19-0005 
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Comments: 

The Preliminary Site Plan meets the general requirements of Chapter 11 of the Code of 

Ordinances, the Storm Water Management Ordinance and the Engineering Design 

Manual with the following exceptions, which can be addressed with a revised Final Site 

Plan submittal:  

General 

1. Provide sight distance measurements for the Mackenzie Drive entrance in 

accordance with Figure VIII-E of the Design and Construction Standards. 

2. Provide a note with the traffic sign table stating all traffic signage will comply 

with the current MMUTCD standards.   

3. Generally, all proposed trees shall remain outside utility easements.  Where 

proposed trees are required within a utility easement, the trees shall maintain 

a minimum 5-foot horizontal separation distance from any existing or 

proposed utility.  All utilities shall be shown on the landscape plan, or other 

appropriate sheet, to confirm the separation distance. 

4. Indicate the typical foundation depth for the light poles to verify that no 

conflicts with utilities will occur.  Light poles in a utility easement will require a 

License Agreement. 

5. Provide the City’s standard detail sheets for water main (5 sheets-rev. 

02/16/2018), sanitary sewer (3 sheets- rev. 02/16/2018), storm sewer (2 sheets- 

rev. 02/16/2018), paving (2 sheets-rev. 03/05/2018) and pathways (1 sheet-

rev. 04/12/2018) at the time of the Stamping Set submittal. These details can 

be found on the City’s website at this location: 

http://cityofnovi.org/Government/City-Services/Public-Services/Engineering-

Division/Engineering-Standards-and-Construction-Details.aspx 

Water Main 

6. Change note on sheet C-7.0 to state, “All hydrants to be a minimum of 7 feet 

from back of curb”. This is according to section 11-68(f) of the City’s Code of 

Ordinances. 

7. Provide separate domestic lead and fire service lead from the water main for 

building with a unique shut-off valve for each. Shut-off valves to be placed 

within water main easement.  

8. Hydrant leads in excess of 25 feet to be minimum 8-inch diameter.  

9. Three (3) sealed sets of revised utility plans along with the MDEQ permit 

application (06/12 rev.) for water main construction and the Streamlined 

Water Main Permit Checklist should be submitted to the Engineering Division 

for review, assuming no further design changes are anticipated.  Utility plan 

sets shall include only the cover sheet, any applicable utility sheets and the 

standard detail sheets. 

Sanitary Sewer 

10. Revise the sanitary sewer basis of design for the development on the utility 

plan sheet based on 3.2 people per REU and using a peak factor of 4.0 for 

design population of 500 or less.  

http://cityofnovi.org/Government/City-Services/Public-Services/Engineering-Division/Engineering-Standards-and-Construction-Details.aspx
http://cityofnovi.org/Government/City-Services/Public-Services/Engineering-Division/Engineering-Standards-and-Construction-Details.aspx
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11. Provide a note on the Utility Plan and sanitary profile stating the sanitary leads 

will be buried at least 5 feet deep where under the influence of pavement. 

Storm Sewer 

12. Storm manholes with differences in invert elevations exceeding two feet shall 

contain a 2-foot deep plunge pool.  

13. An easement is required over the storm sewer accepting and conveying off-

site drainage. 

Storm Water Management Plan 

14. The Storm Water Management Plan for this development shall be designed in 

accordance with the Storm Water Ordinance and Chapter 5 of the new 

Engineering Design Manual.   

15. Provide calculations verifying the post-development runoff rate directed to 

the proposed receiving drainage course does not exceed the pre-

development runoff rate for the site. 

16. Provide manufacturer’s details and sizing calculations for the pretreatment 

structure within the plans. The treated flow rate should be based upon the 1-

year storm event intensity (~1.6 In/Hr). Higher flows shall be bypassed.   

17. Provide supporting calculations for the runoff coefficient determination in 

each tributary area.  

18. A runoff coefficient of 0.35 shall be used for all turf grass lawns (mowed 

lawns), and 0.95 for all roofs and paved areas. 

Paving & Grading 

19. Specify the product proposed and provide a detail for the detectable 

warning surface for barrier free ramps.  The product shall be the concrete-

embedded detectable warning plates, or equal, and shall be approved by 

the Engineering Division.  Stamped concrete will not be acceptable. 

20. Site grading shall be limited to 1V:4H (25-percent), excluding landscaping 

berms.   

21. The grade of the drive approach shall not exceed 2-percent within the first 25 

feet of the intersection. Revise grading to meet this requirement, or submit a 

request for variance from Design and Construction standards.  

22. The end islands shall conform to the City standard island design, or variations 

of the standard design, while still conforming to the standards as outlined in 

Section 2506 of Appendix A of the Zoning ordinance (i.e. 2’ minor radius, 15’ 

major radius, minimum 8’ wide, 3’ shorter than adjacent 19’ stall). 

a. All end islands must be 3 feet shorter in length then the adjacent parking 

space. 

23. Provide top of curb/walk and pavement/gutter grades to indicate height of 

curb adjacent to parking stalls or drive areas. 

Soil Erosion and Sediment Control 

24. A SESC permit is required. A full review has not been completed at this time. 

The review checklist detailing all SESC requirements is attached to this letter. 
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Please address the comments below and submit a SESC permit application 

under separate cover. The application can be found on the City’s website at 

http://cityofnovi.org/Reference/Forms-and-Permits.aspx.  

Off-Site Easements 

25. Any off-site utility easements anticipated must be executed prior to final 

approval of the plans.  If you have not already done so, drafts of the 

easements and a recent title search shall be submitted to the Community 

Development Department as soon as possible for review, and shall be 

approved by the Engineering Division and the City Attorney prior to 

executing the easements. 

The following must be submitted with the Revised Final Site Plan: 

26. A letter from either the applicant or the applicant’s engineer must be 

submitted with the revised Final Site Plan highlighting the changes made to 

the plans addressing each of the comments listed above and indicating the 

revised sheets involved. Additionally, a statement must be provided stating 

that all changes to the plan have been discussed in the applicant’s response 

letter. 

The following must be addressed prior to construction: 

27. A pre-construction meeting shall be required prior to any site work being 

started. Please contact Sarah Marchioni in the Community Development 

Department to setup a meeting (248-347-0430).  

28. A City of Novi Grading Permit will be required prior to any grading on the site.  

This permit will be issued at the pre-construction meeting (no application 

required).  No fee is required for this permit. 

29. Material certifications must be submitted to Spalding DeDecker for review 

prior to the construction of any onsite utilities.  Contact Ted Meadows at 248-

844-5400 for more information. 

30. Construction inspection fees in amount that is to be determined must be paid 

to the Community Development Department. 

31. Legal escrow fees must be deposited with the Community Development 

Department.  All unused escrow will be returned to the payee at the end of 

the project. This amount includes engineering legal fees only. There may be 

additional legal fees for planning legal documents. 

32. A storm water performance guarantee an amount equal to 120% of the cost 

required to complete the storm water management facilities, as specified in 

the Storm Water Management Ordinance, must be posted at the Community 

Development Department. 

33. Water and Sanitary Sewer Fees must be paid prior to the pre-construction 

meeting.  Contact the Water & Sewer Division at 248-347-0498 to determine 

the amount of these fees. 

http://cityofnovi.org/Reference/Forms-and-Permits.aspx
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34. A street sign financial guarantee in the amount of $400 per traffic control sign 

proposed must be posted at the Community Development Department.  

Signs must be installed in accordance with MMUTCD standards. 

35. A Soil Erosion Control Permit must be obtained from the City of Novi.  Contact 

Sarah Marchioni in the Community Development Department, Building 

Division (248-347-0430) for forms and information.  The financial guarantee 

and inspection fees will be determined during the SESC review. 

36. An NPDES permit must be obtained from the MDEQ since the site is over 5 

acres in size.  The MDEQ may require an approved SESC plan to be submitted 

with the Notice of Coverage. 

37. A permit for all proposed work activities within the road right-of-way must be 

obtained from the City of Novi.  This application is available from the City 

Engineering Division or on the City website and can be filed once the Final 

Site Plan has been submitted.  Please contact the Engineering Division at 248-

347-0454 for further information.  Please submit the cover sheet, standard 

details and plan sheets applicable to the permit only.   

38. A permit for water main construction must be obtained from the MDEQ.  This 

permit application must be submitted through the Engineering Division after 

the water main plans have been approved.  Please submit the cover sheet, 

overall utility sheet, standard details and plan/profile sheets applicable to the 

permit. 

39. An inspection permit for the sanitary sewer tap must be obtained from the 

Oakland County Water Resource Commissioner (OCWRC). 

40. Permits for the construction of each retaining wall exceeding 48 inches in 

height (measured from bottom of the footing to top of the wall) must be 

obtained from the Community Development Department (248-347-0415). 

 

Please contact Kate Richardson at (248) 347-0586 with any questions. 

 

_______________________________    
Kate Richardson, EIT       

Plan Review Engineer 

    
 

cc: Lindsay Bell, Community Development  

George Melistas, Engineering 

Darcy Rechtien, PE, Engineering 



    C:\Users\drechtien\Desktop\SESC CHECKLIST.doc   
      

 
  

 

 
 

CITY OF NOVI ENGINEERING DIVISION 
SOIL EROSION AND SEDIMENTATION CONTROL PLAN 

CHECKLIST 

  

PROJECT:       SESC Application #: SE     -      

Contact Name:       DATE COMPLETED:       

Phone Number:       DATE OF PLAN:         

Fax Number:         STATUS:                        
    

General Requirements – Following the initial Soil Erosion and Sedimentation Control permit application to the Community 
Development Department, all SESC plan revisions shall be submitted directly to the Engineering Department for further 
review and/or permit approval.  One (1) copy of revised soil erosion plans, including response letter addressing the comments 
below, shall be submitted for each subsequent review until the plan has been given approval by the Engineering Department, 
at which point five (5) copies will be required for permit approval.  Plans shall be signed and sealed, and the bond must be 
submitted to the Treasurer’s Office prior to permit issuance.      
 

ITEM 
NO. 

ITEM Provided 
on Plans 

COMMENTS 

1. 
 
Plan shall be at scale of not more than 1” = 200’, 
include legal description, location, proximity to 
lakes, streams or wetlands, slopes, etc. 

               

2.  Plan shall include a soil survey or a written 
description of soil types of the exposed land area. 

               

3.  Plan shall show the limits of earth disruption.                

4.  Plan shall show tree protection fencing and 
location of trees to be protected. 

               

5.  Plan shall show all existing and proposed on-site 
drainage and dewatering facilities (i.e. structure 
details, rim elev., etc.)  

               

6.  Detailed sequence of construction shall be 
provided on plans structured similar to the 
following, supplemented with site specific items:  
1) Install tracking mat, 2) Install temp. SESC 
measures, 3) Construct storm water basins and install 
treatment structures, if applicable, 4) Install storm 
sewer, with inlet protection to follow immediately, 5) 
Remove all temp. SESC measures once site is 
stabilized. 

               

7.  Plan must address maintenance of soil erosion 
and sedimentation control measures (temporary 
and permanent) 

               

8.  Provide a note stating if dewatering is anticipated 
or encountered during construction a dewatering 
plan must be submitted to the Engineering 
Division for review. 

               

9.  A grading plan shall be provided, or grade 
information shown on plan. 
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10.  Note that it is the developer’s responsibility to 
grade and stabilize disturbances due to the 
installation of public utilities. 

               

11.  The CSWO shall be listed on permit application.                

12.  Plan sealed by registered civil engineer with 
original signature. 

               

13.  An itemized cost estimate (Silt Fence, Inlet Filters, 
Topsoil/Seed/Mulch, Const. Access, etc.) shall be 
provided. 

         The SESC financial guarantee will be 
$     . 
The SESC inspection fees will be 
$     . 

14. 

 

Potential stockpile areas shall be shown on the 
plan, with note stating a ring of silt fence will be 
installed surrounding any stockpiled material. 

               

15. 

 

Sediment basin:  Provide filter on standpipe 
outlet structure until site is stabilized, then 
removed. Noted on plan and standpipe detail(s).  

               

16. 

 

Provide a note on the plan stating the storm 
water basin will be stabilized prior to directing 
flow to the basin.  

               

17. 

 

Pretreatment Structures:  Noted to inspect 
weekly for sediment accumulation until site is 
stabilized, and will clean as required. 

         .          

18.  Attach the Oakland County standard detail sheet.                

19. 

 

Construction mud tracking entrance: 75’x20’, 6” 
of 1” to 3” stone, on geotextile fabric. 

               

20.  Silt fence: 6” anchor trench, stakes 6’ on center.  
Prominent line type on plan, with legend. 

               

21.  Provide Silt Sack with overflow capability as the 
inlet protection, and provide detail on plans. 

               

22.  Catch basin inlet filters shall be provided on 
existing roadways along construction route for 
reasonable distance from site. 

               

23.  Street sweeping and dust control shall be noted 
on plan as responsibility of contractor. 

               

24.  Vegetation shall be established within 5 days of 
final grade, or whenever disturbed areas will 
remain unchanged for 30 days or greater.  3-4” of 
topsoil will be used where vegetation is required.  

               

25.  Vegetated buffer strips (25’ wide wherever 
possible) shall be created or retained along the 
edges of all water bodies, water courses or 
wetlands. 

               

26.  Diversion berms or terracing shall be 
implemented where necessary. 

               

27. All drainage ditches shall be stabilized with 
erosion control blanket and shall utilize check 
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 dams as necessary.  Drainage ditches steeper 
than 3% shall be sodded. 

28. 

 

Slopes steeper than 1V:6H (16%) shall be 
stabilized with erosion control blanket.  Add this 
note as a general note, and also in a prominent 
location near any berm, etc. where a significant 
slope is proposed. 

               

29.  All culvert end sections must contain grouted rip-
rap in accordance with ordinance specifications. 

               

ADDITIONAL COMMENTS: 
1. Please note that installation of silt fencing or tree protection fencing shall not occur prior to the initial City 

pre-construction meeting.  When natural features exist on the site, inspection of staking may be required 
prior to installation of the fencing. 

2.       
 

 
 
 

Reviewed By:       



LANDSCAPE REVIEW 

 

  



 

 
 

 
 

 

 
 

 
 
 

 

 

Review Type       Job #   

Combined Preliminary/Final Landscape Review  JSP19-0005 

 

Property Characteristics 

 Site Location:   MacKenzie Drive at Cabot  

 Site Acreage:  6.7 acres 

 Site Zoning:   OST 

 Adjacent Zoning: OST 

 Plan Date:    1/22/2019 

 

Ordinance Considerations 

This project was reviewed for conformance with Chapter 37: Woodland Protection, Zoning 

Article 5.5 Landscape Standards, the Landscape Design Manual and any other applicable 

provisions of the Zoning Ordinance. Items in bold below must be addressed and incorporated as 

part of the revised Final Site Plan submittal. Please follow guidelines of the Zoning Ordinance and 

Landscape Design Guidelines. This review and the accompanying Landscape Chart are 

summaries and are not intended to substitute for any Ordinance.  

 
Recommendation 

This project is recommended for approval for Preliminary Site Plan but not for Final Site Plan.  

There are 3 landscape waivers required for the current plan.  Staff supports all 3 waivers.  

Assuming all waivers are granted by the Planning Commission, the revisions requested below 

must be addressed on Final Site Plans. 

 

LANDSCAPE WAIVERS:  Please include the impact of the waiver within the waiver request. 

1. Lack of parking lot interior trees within the ITC corridor (4 trees).  Supported by staff. 

2. Lack of parking lot perimeter trees within the ITC corridor (7 trees).  Supported by staff. 

3. Lack of building coverage by foundation landscaping (less than 75% of building has landscaping).  

Supported by staff. 

4. Lack of landscape screening around transformers (which are located within paved areas).  Supported 

by staff. 

 

GENERAL LAYOUT NOTE:  Please convert as much as possible of the paved area west of the dumpsters that 

is not used for parking, loading or vehicle maneuvering to greenspace.  There appears to be a large 

amount of unused paving there. 

 

Ordinance Considerations 
Existing Soils (Preliminary Site Plan checklist #10, #17) 

Please provide in the set. 

 
Existing and proposed overhead and underground utilities, including hydrants.(LDM 2.e.(4)) 

1. Provided 

2. Please indicate if there are any overhead utility lines in the site. 

 

 

PLAN REVIEW CENTER REPORT 
February 4, 2019 

Preliminary/Final Site Plan - Landscaping 
Adams North Technology Centre 

SP#08-17 
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Existing Trees (Sec 37 Woodland Protection, Preliminary Site Plan checklist #17 and LDM 2.3 (2) ) 

There are no existing trees on the site. 

 

Adjacent to Residential - Buffer  (Zoning Sec. 5.5.3.B.ii and iii) 

Property is not adjacent to Residential. 

 
Adjacent to Public Rights-of-Way – Berm (Wall) & Buffer (Zoning Sec. 5.5.3.B.ii and iii) 

The project is not immediately adjacent to rights-of-way. 

The site is entirely within an industrial subdivision so those rules should be followed.  See 

below. 

 

Industrial Subdivision Landscaping (LDM 2.b.) – See the landscape chart for a detailed discussion 

MacKenzie Drive (632lf – net of entry, ITC corridor) 

 Based on the frontage, 18 canopy trees (including 5 street trees), 16 subcanopy trees 

and 32 shrubs, a berm or hedge screening the parking plus 63lf of massing are 

required. 

 18 canopy trees, 27 subcanopy trees, a 3 foot berm, a hedge along MacKenzie 

Drive, groups of shrubs at the entry and a mass of plantings at the intersection of 

Cabot and MacKenzie are provided. 

 A landscape waiver to not provide canopy or subcanopy trees within the ITC corridor 

should be requested.  It will be supported by staff. 

Future Cabot Drive (134 lf – net of ITC corridor, Sanitary Main easement). 

 Based on the frontage, 4 canopy trees, 3 subcanopy trees and 7 shrubs, a berm or 

hedge screening the parking plus 63lf of massing are required. 

 6 canopy trees parking lot perimeter trees, 0 subcanopy trees, no berm or hedge 

screening the parking and a mass of plantings at the intersection of Cabot and 

MacKenzie are provided. 

 Landscape waivers to not provide canopy or subcanopy trees within the ITC corridor 

and sanitary main easements should be requested.  They will be supported by staff. 

 Since the site topography will not allow a berm, a continuous hedge should be 

provided along the west side of the parking lot (facing Cabot Drive). 

 

Parking Lot Landscaping (Zoning Sec. 5.5.3.C.) 

1. Based on the vehicular use area, 4,356sf of landscape area is required and 15,972sf is 

provided. 

2. A number of interior islands and endcap islands need canopy trees.  Please see the 

detailed discussion of these in the Landscape Chart.  

3. A landscape waiver for the trees that can’t be planted within the ITC corridor can be 

requested.  It would be supported by staff.  

4. Alternate landscaping, such as short shrub masses, should be provided in the spots 

where trees cannot be planted. 

 

Parking Lot Perimeter Canopy Trees (Zoning Sec. 5.5.3.C.(3) Chart footnote)   

1. Based on the calculations, 51 trees are required, and 51 are provided. 

2. Please move some of the perimeter trees to the northeast corner connecting drive. 

3. Please see the detailed discussion on the Landscape Chart. 

4. A landscape waiver can be requested for the perimeter trees that can’t be planted within 

the ITC corridor.  It would be supported by staff. 

 

Loading Zone screening (Zoning Sec. 3.14, 3.15, 4.55, 4.56, 5.5)   

1. The loading zones near the building are sufficiently screened by the building and by the 

berm in the interior island. 
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2. Please extend the length of the berm in the screening island to the west to better screen 

the loading zones. 

3. Please convert as much of the paved area west of the dumpsters as possible to 

greenspace.  

 

Building Foundation Landscape (Zoning Sec 5.5.3.D.) 

1. The required amount of building foundation area is provided. 

2. A landscape waiver is required for providing landscaping at less than 75% of the building 

foundation.  As the missing areas are not visible from the roads, and the required area is 

provided, this waiver request is supported by staff. 

3. Greater than 60% of the frontages facing MacKenzie Drive and the future Cabot Drive 

have foundation landscaping. 

 

Plant List (LDM 4) 

1. Provided. 

2. 23 of 34 species used (68%) are native to Michigan. 

3. The proposed tree diversity meets the requirements of the Landscape Design Manual. 

 

Planting Notations and Details (LDM) 

1. Provided. 

2. Please revise the notes and details as noted on the Landscape Chart. 

3. Please add site prep and maintenance notes for the seeded areas. 

 

Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 1.d.(3) 

1. The site’s storm water will be treated by an existing detention basin.  If any changes to 

the basin are required, the disturbed areas shall be landscaped per the ordinance. 

2. Please note if there is any Phragmites on the site.  If there is, please add a plan for its 

complete removal to the plans. 

 

Irrigation (LDM 1.a.(1)(e) and 2.s) 

1. The proposed landscaping must be provided with sufficient water to become 

established and survive over the long term. 

2. Please provide an irrigation plan or note how this will be accomplished if an irrigation 

plan is not provided. 

 

Proposed topography. 2’ contour minimum (LDM 2.e.(1))  

Provided 

 

Snow Deposit (LDM.2.q.) 

Please indicate areas on the plan where show can be deposited without damaging 

plantings. 

 

Corner Clearance (Zoning Sec 5.9) 

Provided 

 

If the applicant has any questions concerning the above review or the process in general, do 

not hesitate to contact me at 248.735.5621 or rmeader rmeader@cityofnovi.org. 
 

 

 

_____________________________________________________ 
Rick Meader – Landscape Architect 

mailto:rmeader@cityofnovi.org


LANDSCAPE REVIEW SUMMARY CHART  
     

 

Review Date: February 14, 2019 

Project Name: JSP19 – 0005:  ADAMS NORTH TECHNOLOGY CENTRE 

Plan Date: January 22, 2019 

Prepared by: Rick Meader, Landscape Architect  E-mail: rmeader@cityofnovi.org; 

 Phone: (248) 735-5621 
 

Items in Bold need to be addressed by the applicant before approval of the revised Final Site Plan.   

 

LANDSCAPE WAIVERS: 

1. Lack of parking lot interior trees within the ITC corridor (4 trees).  Supported by staff. 

2. Lack of parking lot perimeter trees within the ITC corridor (7 trees).  Supported by staff. 

3. Lack of greenbelt trees within the ITC corridor and sanitary main easement (10 trees).  Supported by staff. 

4. Lack of building coverage by foundation landscaping (less than 75% of building has landscaping).  

Supported by staff. 

5. Lack of landscape screening around transformers (which are located within paved areas).  Supported 

by staff. 

 

GENERAL LAYOUT NOTE:  Please convert as much as possible of the paved area west of the dumpsters that is 

not used for parking, loading or vehicle maneuvering to greenspace. 

 

Item Required Proposed 
Meets 

Code 
Comments 

Landscape Plan Requirements (LDM (2) 

Landscape Plan  

(Zoning Sec 5.5.2, 

LDM 2.e.) 

 New commercial or 

residential 

developments 

 Addition to existing 

building greater than 

25% increase in overall 

footage or 400 SF 

whichever is less. 

 1”=20’ minimum with 

proper North.  

Variations from this 

scale can be 

approved by LA 

 Consistent with plans 

throughout set 

 Overall Scale 

1”=40’ 

 Foundation 

plantings Scale 

1”=20’ 

Yes  

Project Information 

(LDM 2.d.) 
Name and Address Yes Yes  

Owner/Developer 

Contact Information 

(LDM 2.a.) 

Name, address and 

telephone number of 

the owner and 

developer or 

association 

Yes Yes  

Landscape Architect 

contact information 

(LDM 2.b.) 

Name, Address and 

telephone number of 

RLA 

Yes Yes  

Sealed by LA.  

(LDM 2.g.) 

Requires original 

signature 
Yes Yes 

Original signature will be 

needed on printed 

stamping sets. 

mailto:rmeader@cityofnovi.org
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Item Required Proposed 
Meets 

Code 
Comments 

Miss Dig Note 

(800) 482-7171 

(LDM.3.a.(8)) 
Show on all plan sheets Yes Yes 

 

Zoning (LDM 2.f.) 
Include all adjacent 

zoning 

Sheet L-1.0 

Parcel:  OST 

North, South, East & 

West:  OST 

Yes  

Survey information 

(LDM 2.c.) 

 Legal description or 

boundary line survey 

 Existing topography 

Sheet C-1.0 Yes  

Existing plant material 

Existing woodlands or 

wetlands 

(LDM 2.e.(2)) 

 Show location type 

and size.  Label to be 

saved or removed.  

 Plan shall state if none 

exists. 

 Yes 

 A note on the 

Sheet L-1.0 

indicates there 

are no trees or 

regulated 

woodlands on the 

site. 

Yes 

As the site had been 

cleared as part of the 

overall site 

development, no 

replacements will be 

required for this project. 

Soil types (LDM.2.r.) 

 As determined by Soils 

survey of Oakland 

county 

 Show types, 

boundaries 

No No 

Please include in plan 

set and refer to location 

on Landscape Sheet L-

1.0 if not included on 

that sheet. 

Existing and 

proposed 

improvements 

(LDM 2.e.(4)) 

Existing and proposed 

buildings, easements, 

parking spaces, 

vehicular use areas, and 

R.O.W 

Yes Yes 

Please dimension widths 

of parking lot islands at 

backs of curbs. 

Existing and 

proposed utilities 

(LDM 2.e.(4)) 

Overhead and 

underground utilities, 

including hydrants 

 Yes 

 ITC Utility lines limit 

what can be 

planted within the 

corridor. 

Yes  

Proposed grading. 2’ 

contour minimum 

(LDM 2.e.(1)) 

Provide proposed 

contours at 2’ interval 
Yes No 

No berms along 

greenbelt are 

proposed, but as the 

site is entirely within an 

industrial subdivision, 

they are not required as 

long as hedges to block 

parking lots are 

provided. 

Snow deposit 

(LDM.2.q.) 

Show snow deposit 

areas on plan 
No No 

Please indicate snow 

deposit areas that won’t 

harm landscaping. 

LANDSCAPING REQUIREMENTS 

Parking Area Landscape Requirements LDM 1.c. & Calculations (LDM 2.o.) 

General requirements 

(LDM 1.c) 

 Clear sight distance 

within parking islands 

 No evergreen trees 

Yes 

No trees or shrubs 

are planted within 

Yes  
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Item Required Proposed 
Meets 

Code 
Comments 

the clear zones. 

Name, type and 

number of ground 

cover (LDM 1.c.(5)) 

As proposed on planting 

islands 

Sod is indicated on 

islands and 

perimeter of 

parking. 

Yes  

General (Zoning Sec 5.5.3.C.ii) 

Parking lot Islands  

(a, b. i) 

 A minimum of 200 SF 

to qualify 

 A minimum of 200sf 

unpaved area per 

tree planted in an 

island 

 6” curbs 

 Islands minimum width 

10’ BOC to BOC 

Inset on Sheet L-1.1 

show island areas. 
TBD 

1. Please dimension 

widths of islands. 

2. Please add trees in 

all interior and 

endcap islands, 

except within the ITC 

corridor. 

3. A landscape waiver 

will be required to 

not provide interior 

deciduous canopy 

trees within the ITC 

Corridor. This waiver 

will be supported by 

staff. 

4. Please increase area 

of islands as 

necessary. 

Curbs and Parking 

stall reduction (c) 

Parking stall can be 

reduced to 17’ and the 

curb to 4” adjacent to a 

sidewalk of minimum 7 

ft. 

Yes Yes  

Contiguous space 

limit (i) 

Maximum of 15 

contiguous spaces 

15 is maximum bay 

length 
Yes 

1. Endcap islands and 

islands used to break 

up bays must be 

landscaped with a 

deciduous canopy 

tree. 

2. Please add trees as 

necessary and 

enlarge island 

planting area if 

necessary to 

accommodate them. 

3. The island in the 

northern bay without 

a tree, the 2 islands 

immediately south of 

the building that do 

not have the sanitary 

easement (that are 

used to break up 

bays into less than 15 



Preliminary/Final Site Plan Review                                            Page 4 of 13  

Landscape Review Summary Chart                                       JSP19-0005: ADAMS NORTH TECH CENTRE 

February 14, 2019 

 

  
 

 

Item Required Proposed 
Meets 

Code 
Comments 

spaces), the island in 

the bay west of the 

entry and all endcap 

islands outside of the 

ITC corridor need to 

have deciduous 

canopy trees 

planted in them, and 

have at least 200sf of 

contiguous 

greenspace for that 

tree.  Please add 

those trees. 

Plantings around Fire 

Hydrant (d) 

No plantings with 

matured height greater 

than 12’ within 10 ft. of 

fire hydrants 

No Yes 

1. No new or existing 

plantings are shown 

closer than 10 feet 

from hydrants or 

utility structures. 

2. The tree in the island 

at the east end of 

the building with the 

hydrant needs to be 

at least 3’ behind the 

curb, 4’ away from 

the sidewalk and 10’ 

away from the 

hydrant.  Please 

widen the island if 

necessary to 

achieve that 

spacing. 

Landscaped area (g) 

Areas not dedicated to 

parking use or driveways 

exceeding 100 sq. ft. 

shall  be landscaped 

Yes Yes  

Clear Zones (LDM 

2.3.(5)) 

25 ft corner clearance 

required.  Refer to 

Zoning Section 5.5.9 

Provided Yes  

Category 1: For  OS-1, OS-2, OSC, OST, B-1, B-2, B-3, NCC, EXPO, FS, TC, TC-1, RC, Special Land Use or non-

residential use in any R district (Zoning Sec 5.5.3.C.iii) 

A = Total square 

footage of vehicular 

use areas up to 

50,000sf x 7.5% 

 A = x sf  * 7.5 % = A sf 

 50,000 * 7.5% = 3750 sf 
   

B = Total square 

footage of additional 

paved vehicular use 

areas (not including 

A or B) over 50,000 SF) 

x 1 % 

 B =  x sf * 1% =  B sf 

 (110559 – 50000) * 1% 

= 606 sf 

   

Category 2: For: I-1 and I-2 (Zoning Sec 5.5.3.C.iii) 
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Item Required Proposed 
Meets 

Code 
Comments 

A. = Total square 

footage of vehicular 

use area up to 50,000 

sf x 5% 

A = x sf * 5% = A  sf NA   

B = Total square 

footage of additional 

paved vehicular use 

areas over 50,000 SF x 

0.5% 

B = 0.5% x 0 sf = B  SF NA   

All Categories 

C = A+B 

Total square footage 

of landscaped islands 

3750 + 606 = 4356 SF 15,972 sf Yes  

D = C/200 

Number of canopy 

trees required 

4356/200 = 22 Trees 22 trees Yes 

1. Please add 

deciduous canopy 

trees to all interior 

islands used to break 

up bays of more than 

15 spaces, and 

endcaps where they 

aren’t currently 

proposed. 

2. A landscape waiver 

can be requested for 

the endcaps and 

interior islands within 

the ITC corridor that 

can’t have trees.  

That waiver request 

would be supported 

by staff, but other 

landscaping that 

meets the ITC 

requirements should 

be planted there to 

improve the islands’ 

appearance, as was 

done in Daifuku and 

Magna Seating. 

Perimeter Green 

space 

 1 Canopy tree per 35 lf  

 (1829-60)/51 trees 
51 provided Yes 

1. A landscape waiver 

can be requested for 

the perimeter trees 

that can’t be 

planted within the 

ITC corridor (260lf/35 

= 7 trees).  It would 

be supported by 

staff.  

2. Please add perimeter 

trees around the 

northeast bend.  The 
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Item Required Proposed 
Meets 

Code 
Comments 

trees can be planted 

within 15 feet of the 

back of curb to 

qualify, even if they 

are beyond the wall. 

Accessway perimeter 

 1 canopy tree per 35 lf 

on each side of road, 

less widths of access 

drives (less area in 

clear vision zone). 

 140/35= 4 trees on 

each side. 

7 canopy trees + 2 

subcanopy trees 
No 

1. Please provide the 

calculation for the 

access drive leading 

to the property to the 

east. 

2. Please provide 

required trees. 

Parking land banked  NA None   

Berms, Walls and ROW Planting Requirements 

Berms 

 All berms shall have a maximum slope of 33%. Gradual slopes are encouraged. Show 1ft. contours 

 Berm should be located on lot line except in conflict with utilities. 

 Berms should be constructed of loam with 6” top layer of top soil. 

Residential Adjacent to Non-residential (Sec 5.5.3.A) & (LDM 1.a) 

Berm requirements  

(Zoning Sec 5.5.A) 

No berm is required as 

property is not adjacent 

to residential. 

None Yes  

Planting requirements  

(LDM 1.a.) 
LDM Novi Street Tree List NA   

Adjacent to Public Rights-of-Way (Sec 5.5.B) and (LDM 1.b) 

Berm requirements  

(Zoning Sec 

5.5.3.A.(5)) 

 Project is not adjacent 

to a public right-of-

way so no berm is 

required 

 See Industrial 

Subdivision 

requirements for 

frontage landscaping 

 3 foot tall berm is 

provided along 

most of frontage 

of MacKenzie 

Drive 

 No berm is 

provided along 

Future Cabot 

Drive frontage 

due to site 

topography. 

Yes 

Please show 

anticipated centerline 

grades for future Cabot 

Drive. 

Cross-Section of Berms   (LDM 2.j) 

Slope, height and 

width 

 Label contour lines 

 Maximum 33% 

 Min. 3 feet flat 

horizontal area 

 Minimum 3 feet high 

 Constructed of loam 

with 6’ top layer of 

topsoil. 

No  

Please add notes to the 

detail showing its 

construction of loam 

with 6” top layer of 

topsoil. 

Type of Ground 

Cover  
 NA   

Setbacks from Utilities Overhead utility lines NA  Please clearly indicate 
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Item Required Proposed 
Meets 

Code 
Comments 

and 15 ft. setback from 

edge of utility or 20 ft. 

setback from closest 

pole 

any overhead lines. 

Walls (LDM 2.k & Zoning Sec 5.5.3.vi) 

Material, height and 

type of construction 

footing 

Freestanding walls 

should have brick or 

stone exterior with 

masonry or concrete 

interior 

 TBD 

Please indicate wall 

elevations and provide 

construction details. 

Walls greater than 3 

½ ft. should be 

designed and sealed 

by an Engineer 

 No details provided   

ROW Landscape Screening Requirements(Sec 5.5.3.B. ii) 

Greenbelt width 

(2)(3) (5) 

Adj. to Parking: 20 ft 

Not adj to Parking: 25 ft 

 MacKenzie Dr: 22-

28 ft 

 Cabot Dr: 42-85 ft 

Mostly  

Min. berm crest width 

Greenbelt berms are 

not required in industrial 

subdivisions. 

 Mackenzie: 3 ft 

 Cabot: 0 ft 
Yes  

Minimum berm height 

(9) 
NA 

 MacKenzie: 3 ft 

 Cabot: 0 ft 
Yes  

3’ wall (4)(7) No   

Canopy deciduous or 

large evergreen trees 

Notes (1) (10) 

Use Industrial Subdivision 

calculations for both 

frontages (Landscape 

Design Manual Sec 2.b.) 

 TBD  

Sub-canopy 

deciduous trees 

Notes (2)(10) 

Use Industrial Subdivision 

calculations for both 

frontages (Landscape 

Design Manual Sec 2.b.) 

 TBD  

Canopy deciduous 

trees in area between 

sidewalk and curb 

(Novi Street Tree List) 

Use Industrial Subdivision 

calculations for both 

frontages (Landscape 

Design Manual Sec 2.b.) 

 TBD  

Non-Residential Zoning Sec 5.5.3.E.iii & LDM 1.d (2) 

Refer to Planting in ROW, building foundation landscape, parking lot landscaping and LDM 

Interior Street to 

Industrial subdivision 

(LDM 1.d.(2)) 

 1 canopy deciduous 

or 1 large evergreen 

per 35 l.f. linear 

frontage less access 

drive width (at least 1 

per 50 lf must be 

planted as street tree 

within 15 of street 

curb). 

 1 sub canopy tree per 

40 l.f. of linear frontage 

MacKenzie Drive 

 18 canopy trees 

 27 subcanopy 

trees 

 123 shrubs in 

hedge along 

Mackenzie Drive 

 3 foot tall berm 

 Significant 

combination of 

shrubs, grasses, 

 

1. Please use the 

Industrial Subdivision 

calculations and 

provide the required 

landscaping. 

2. If the parking lot 

perimeter canopy 

trees west of the 

entry are centered 

between the parking 

lot and Mackenzie 
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Item Required Proposed 
Meets 

Code 
Comments 

less access drive width 

 2 shrubs per 40 l.f. of 

linear frontage less 

access drive width 

 Plant massing for 10% 

of ROW 

 Evergreen hedge or 

berm to screen 

parking lot 

 

Mackenzie Drive: 767lf-

30lf= 737lf 

 Trees: 21 trees 

 Street Trees: 13 trees 

 Subcanopy trees: 18 

trees 

 Shrubs: 37 shrubs 

 Hedge or berm along 

parking lot frontage 

 Plant massing: 74lf 

 

Future Cabot Drive: 

536lf--25lf = 511lf 

 Total Trees: 15 trees 

 Street trees: 10 trees 

 Subcanopy trees: 13 

trees 

 Shrubs: 26 shrubs 

 Hedge or berm along 

parking lot frontage 

 Plant massing: 51lf 

perennials at 

intersection of 

Mackenzie and 

Cabot 

 

Cabot Drive 

 Required 

landscaping 

along Cabot 

Drive is limited by 

ITC Corridor and 

sanitary force 

main. 

 No trees or 

shrubs are 

proposed along 

Cabot drive 

except at 

intersection 

 6 canopy 

parking lot 

perimeter trees 

 0 subcanopy 

trees 

 0 shrubs except 

at intersection 

 No berm due to 

topography   

 

Drive, they can be 

double-counted as 

street trees and 

perimeter trees.  The 

parking lot perimeter 

trees east of the 

entry can be double-

counted in their 

existing positions (not 

the access drive 

perimeter trees). 

3. Please locate the 5 

street trees along 

MacKenzie behind 

the sidewalk where 

they will have a 

better chance of 

survival. 

4. When Cabot Drive is 

built, the required 

street should be 

installed where 

possible (there 

should be at least 3 

street trees outside of 

the utility corridor 

and easements). 

5. A landscape waiver 

may be requested 

for the frontages 

within the ITC corridor 

(105lf/2 trees for 

MacKenzie Drive and 

182lf/4 street trees for 

the future Cabot 

Drive) and within the 

sanitary force main 

easement (200lf/4 

street trees).  This 

would be supported 

by staff. 

6. Deciduous canopy 

greenbelt trees within 

15 feet of parking 

can be double-

counted as parking 

lot perimeter. 

7. Please add a 

continuous 3’ tall 

evergreen hedge 

along the entire 
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Item Required Proposed 
Meets 

Code 
Comments 

parking lot edge 

facing the future 

Cabot Drive. 

8. Please propose 

alternative 

landscaping along 

the road within the 

ITC easement to 

improve the 

appearance of the 

road in that area.  

9. While any 

landscaping along 

the Cabot Drive 

extension won’t be 

planted at this time, 

except at the corner 

of Cabot and 

MacKenzie, all 

required plants 

should be included 

on the plan for this 

project, and the 

future Cabot Road 

extension shall 

include those 

plantings. 

Screening of outdoor 

storage, 

loading/unloading  

(Zoning Sec. 3.14, 

3.15, 4.55, 4.56, 5.5) 

 

 Loading zones are 

within the 

“courtyard” of the 

building 

 They are 

completely 

screened from 

Cabot and 

MacKenzie by the 

building. 

 They are mostly 

screened from 

view from the 

north by the 

central island. 

Yes  

Transformers/Utility 

boxes 

(LDM 1.e from 1 

through 5) 

 A minimum of 2ft. 

separation between 

box and the plants 

 Ground cover below 

4” is allowed up to 

pad.  

 No plant materials 

within 8 ft. from the 

doors 

Transformers are 

located within 

paved area, 

protected by 

bollards. 

No 

 The current locations 

of the transformers 

within the paved 

area, without 

screening, require a 

landscape waiver.  

This is supported by 

staff as they are 

mostly screened from 



Preliminary/Final Site Plan Review                                            Page 10 of 13  

Landscape Review Summary Chart                                       JSP19-0005: ADAMS NORTH TECH CENTRE 

February 14, 2019 

 

  
 

 

Item Required Proposed 
Meets 

Code 
Comments 

view by the 

landscaped berm. 

 If the transformers 

are moved or added 

to other locations, 

screening shrubs per 

standard detail are 

required. 

 Please add detail to 

plans if transformers 

are located in 

greenspace. 

Building Foundation Landscape Requirements (Sec 5.5.3.D) 

Interior site 

landscaping SF  

 Equals to entire 

perimeter of the 

building x 8 with a 

minimum width of 4 ft. 

 Minimum of 75% 

coverage 

 A: 1707 lf x 75% * 8ft = 

10,242 SF 

A:  10,255 sf Yes/No 

1. A landscape waiver 

is required as less 

than 75% of the 

building foundation is 

landscaped due to 

the large loading 

area.  This waiver 

request would be 

supported by staff as 

much of the loading 

area is screened by 

the large central 

landscape area, and 

the required area is 

provided at the 

building. 

2. Please extend the 

berm in the island 

near the loading 

area to the west to 

screen more of the 

loading areas. 

Zoning Sec 5.5.3.D.ii. 

All items from (b) to 

(e)  

 

If visible from public 

street a minimum of 60% 

of the exterior building 

perimeter should be 

covered in green space 

Well over 60% of the 

building frontages 

facing MacKenzie 

and Cabot will be 

landscaped. 

Yes  

Detention/Retention Basin Requirements (Sec. 5.5.3.E.iv) 

Planting requirements 

(Sec. 5.5.3.E.iv) 

 Clusters of large native 

shrubs shall cover 70-

75% of the basin rim 

area 

 10” to 14” tall grass 

along sides of basin 

 Refer to wetland for 

basin mix 

The site’s storm 

water will be 

treated by an 

existing detention 

pond so no 

detention pond 

landscaping is 

proposed. 

Yes 

If any changes to the 

pond are required, the 

modified portions of the 

pond shall be 

landscaped per the 

ordinance. 

Phragmites Control  Any and all None indicated TBD 1. Please survey the 
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Item Required Proposed 
Meets 

Code 
Comments 

(Sec 5.5.6.C) populations of 

Phragmites australis on 

site shall be included 

on tree survey. 

 Treat populations per 

MDEQ guidelines and 

requirements to 

eradicate the weed 

from the site. 

pond for any 

populations of 

Phragmites australis 

and submit plans for 

its removal. 

2. If none is found, 

please indicate that 

on the survey. 

LANDSCAPING NOTES, DETAILS AND GENERAL REQUIREMENTS 

Landscape Notes – Utilize City of Novi Standard Notes 

Installation date  

(LDM 2.l. & Zoning 

Sec 5.5.5.B) 

Provide intended date 
Between Mar 15 

and Nov 15. 
Yes  

Maintenance & 

Statement of intent  

(LDM 2.m & Zoning 

Sec 5.5.6) 

 Include statement of 

intent to install and 

guarantee all 

materials for 2 years. 

 Include a minimum 

one cultivation in 

June, July and August 

for the 2-year warranty 

period. 

Yes Yes 
Please add the 

cultivation note. 

Plant source  

(LDM 2.n & LDM 

3.a.(2)) 

Shall be northern nursery 

grown, No.1 grade. 
Yes Yes  

Irrigation plan  

(LDM 2.s.) 

A fully automatic 

irrigation system or a 

method of providing 

sufficient water for plant 

establishment and 

survival is required on 

Final Site Plans. 

No No 

1. Please add an 

irrigation plan or 

information as to how 

plants will be 

watered sufficiently 

for establishment and 

long- term survival. 

2. If xeriscaping is used, 

please provide 

information about 

plantings included. 

Other information 

(LDM 2.u) 

Required by Planning 

Commission 
NA   

Establishment  period  

(Zoning Sec 5.5.6.B) 
2 yr. Guarantee Yes Yes  

Approval of 

substitutions. 

(Zoning Sec 5.5.5.E) 

City must approve any 

substitutions in writing 

prior to installation. 

Yes Yes  

Plant List (LDM 2.h., LDM 4) – Include all cost estimates 

Quantities and sizes 

Refer to LDM suggested 

plant list  

Yes Yes  

Root type Yes Yes  

Botanical and 

common names 
Yes Yes 

1. 23 of 34 species used 

(68%) are native to 
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Item Required Proposed 
Meets 

Code 
Comments 

Michigan. 

2. The tree diversity 

meets the standards 

of Landscape Design 

Manual Section 4. 

Type and amount of 

lawn 
Yes Yes 

1. Please add site prep 

and maintenance 

notes for the areas to 

be seeded with the 

slope stabilization 

mix. 

2. Good instructions 

can be found on the 

websites of Michigan 

Wildflower Farm, 

Native Connections 

or Cardno. 

Cost estimate  

(LDM 2.t) 

For all new plantings, 

mulch and sod as listed 

on the plan 

Yes Yes  

Planting Details/Info (LDM 2.i) – Utilize City of Novi Standard Details 

Canopy Deciduous 

Tree 

Refer to LDM for detail 

drawings 

Yes Yes  

Evergreen Tree Yes Yes  

Multi-stem Tree Yes Yes  

Shrub Yes Yes  

Perennial/ 

Ground Cover 
Yes Yes  

Tree stakes and guys. 

(Wood stakes, fabric 

guys) 

Yes Yes  

Tree protection 

fencing 

Located at Critical Root 

Zone (1’ outside of 

dripline) 

NA – no trees exist 

on the site 
  

Other Plant Material Requirements (LDM 3)  

General Conditions 

(LDM 3.a) 

Plant materials shall not 

be planted within 4 ft. of 

property line 

Note is provided on 

Sheet L-1.0 
Yes  

Plant Materials & 

Existing Plant Material 

(LDM 3.b) 

Clearly show trees to be 

removed and trees to 

be saved. 

NA – no trees exist 

on the site 
  

Landscape tree 

credit (LDM3.b.(d)) 

 Substitutions to 

landscape standards 

for preserved canopy 

trees outside 

woodlands/ wetlands 

should be approved 

by LA. 

 Refer to Landscape 

None   
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Item Required Proposed 
Meets 

Code 
Comments 

tree Credit Chart in 

LDM 

Plant Sizes for ROW, 

Woodland 

replacement and 

others  

(LDM 3.c) 

2.5” canopy trees 

6’ evergreen trees 
   

Plant size credit 

(LDM3.c.(2)) 
NA None taken   

Prohibited Plants 

(LDM 3.d) 

No plants on City 

Invasive Species List 

None are 

proposed. 
Yes  

Recommended trees 

for planting under 

overhead utilities 

(LDM 3.e) 

Label the distance from 

the overhead utilities 

The only overhead 

lines are the ITC 

lines.  They are 

shown. 

Yes  

Collected or 

Transplanted trees 

(LDM 3.f) 

 No   

Nonliving Durable 

Material: Mulch (LDM 

4) 

 Trees shall be mulched 

to 3”depth and shrubs, 

groundcovers to 2” 

depth 

 Specify natural color, 

finely shredded 

hardwood bark mulch.  

Include in cost 

estimate. 

 Refer to section for 

additional  information 

Yes Yes 

 

NOTES: 

 

1. This table is a working summary chart and not intended to substitute for any Ordinance or City of Novi 

requirements or standards.  

2. The section of the applicable ordinance or standard is indicated in parenthesis.  For the landscape 

requirements, please see the Zoning Ordinance landscape section 5.5 and the Landscape Design 

Manual for the appropriate items under the applicable zoning classification. 

3. Please include a written response to any points requiring clarification or for any corresponding site plan 

modifications to the City of Novi Planning Department with future submittals. 
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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, Kate Richardson 
 

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

Project name: 
JSP19-05 Adams North Technology Gentre 
Preliminary and Final Site Plan Traffic Review 
 

From: 
AECOM 
 

Date: 
February 20, 2019 

  
 

 

Memo 

Subject: JSP19-05 Adams North Technology Centre Preliminary and Final Site Plan Traffic Review  

 

The preliminary and final site plan was reviewed to the level of detail provided and AECOM recommends preliminary site 

plan approval and final site plan denial for the applicant to move forward with the condition that the comments provided 

below are adequately addressed to the satisfaction of the City. 

GENERAL COMMENTS 
1. The applicant, HCP Land, LLC, is proposing a 56,429 SF mixed use building, including office space and lab space, 

located on the north side of Mackenzie Road, west of Haggerty Road. 

2. Mackenzie Road is under the jurisdiction of the City of Novi. 

3. The parcel is currently zoned OST, Office Service Technology. 

4. Summary of traffic-related waivers/variances: 

a. There are not any traffic-related waivers or variances required by the applicant at this time.  

TRAFFIC IMPACTS 
1. AECOM performed an initial trip generation estimate based on the ITE Trip Generation Manual, 10

th
 Edition, as 

follows: 

 

ITE Code: 760 (Research and Development Center) 

Development-specific Quantity: 56.43 thousand square feet 

Zoning Change: None 

 

Trip Generation Summary 

 Estimated Trips 
Estimated Peak-

Direction Trips  

City of Novi 

Threshold 

Above 

Threshold? 

AM Peak-Hour Trips 24 18 100 No 

PM Peak-Hour Trips 43 37 100 No 
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Daily (One-

Directional) Trips 
782 N/A 750 YES 

 

2. The number of trips exceeds the City’s threshold of more than 750 trips per day. AECOM recommends performing a 

traffic impact study in accordance with the City’s requirements. If an updated trip generation study is provided by the 

applicant for justification, AECOM would be in support of the waiver of an additional traffic study being done for the 

project. 

 

Trip Impact Study Recommendation 

Type of Study: Justification 

TIS Exceeds daily trips threshold 

 

EXTERNAL SITE ACCESS AND OPERATIONS 
The following comments relate to the external interface between the proposed development and the surrounding roadway(s). 

1. The applicant is proposing two driveways to access the site, a shared access drive with the adjacent parcel and one 

new driveway on Mackenzie Drive. 

a. The applicant should indicate that the owner of the adjacent parcel is granting access. 

b. The proposed driveway width and radii are in compliance with Figure IX.1 of the City’s Code of Ordinances. 

i. The radius of 30’, while within the range allowed, is larger than the standard of 20’. The applicant 

could consider reducing the radius to match the standard. 

c. Sight distances and driveway spacing should be provided to ensure compliance with Figure XIII-E and 

Section 11-216.d.1.d of the City’s standards. 

2. The applicant is proposing a 6’ sidewalk along the property that connects to the existing sidewalk at the property to 

the east of the site. 

INTERNAL SITE OPERATIONS 
The following comments relate to the on-site design and traffic flow operations. 

1. General Traffic Flow 

a. The applicant is proposing two loading zones that total 900 SF and fulfill the requirement of 360 SF per 

building as set forth in the Zoning Ordinance. 

b. The applicant is proposing two trash receptacles in the rear of the building. 

i. Truck turning movement patterns should be provided to show that the trash receptacle locations 

do not interfere with the use of the adjacent parking spaces. 

2. Parking Facilities 

a. The applicant is proposing 234 parking spaces and should refer to the planning review letter for parking 

quantity requirements. 

b. The applicant has indicated eight (8) barrier free parking spaces, four (4) of which are van accessible, 

which meets the requirement of seven (7) with two (2) being van accessible. 

c. The applicant has indicated 17.5’ parking spaces with 2’ overhang and 4” curbs. The parking space length 

should be adjusted to match the 17’ standard for 4” curbs per Section 5.3.2 of the City’s Zoning Ordinance. 

d. The applicant has no more than 15 parking spaces in a bay without an island. 

i. The end islands are required to have an outside radius of 15’ and an inside radius of 2’ as well as 

a minimum width of 10’. The applicant should provide dimensions where necessary and ensure 

that the islands meet the requirements. 



Memo 
 

  

 

 

AECOM 
 

 
3/4 

 

ii. Note that all end islands adjacent to a travel way shall be constructed three (3) feet shorter than 

the adjacent parking space. This should be indicated on the plans as it appears that the end 

island lengths are not in compliance with Section 5.3.12 of the City’s Zoning Ordinance. 

e. The proposed aisle widths are in compliance with City standards.  

f. The applicant has provided 12 bicycle parking spaces. A layout of the proposed spaces as well as 

dimensions have been included that are in compliance with City standards. The applicant should provide 

the height of the bicycle rack on the detail shown on sheet L-1.2 to ensure it meets the 36” minimum height 

requirement. 

i. Per Section 5.16.5.B of the City’s Zoning Ordinance, all bicycle parking facilities shall be 

accessible from adjacent street and pathway via a paved route that as a minimum width of six (6) 

feet. The proposed sidewalk from of the bicycle parking is 5’ in width and should be widened to 6’ 

to ensure compliance. 

ii. Section 5.16.1.E of the City’s Zoning Ordinance requires that the bicycle parking be no more than 

120 feet from the entrance being served or the parking space nearest that entrance. The applicant 

should ensure that the bicycle parking location meets this requirement. 

iii. Section 5.16.1.F of the City’s Zoning Ordinance suggests providing bicycle parking at multiple 

entrances when more than four (4) parking spaces are required. The applicant could consider 

providing 4 spaces at each entrance to the facility. 

3. Sidewalk Requirements 

a. The applicant has indicated 7’ sidewalks where the sidewalk is adjacent to parking spaces with a 4” curb, 

as is required. 

SIGNING AND STRIPING 
1. All on-site signing and pavement markings shall be in compliance with the Michigan Manual on Uniform Traffic 

Control Devices (MMUTCD).  

a. The applicant has provided a signing quantities table. 

b. The R1-1 stop sign size should be increased from 24” to 30”.  

2. The applicant should indicate any proposed signing on site and provide notes and details related to the proposed 

signing. 

a. Single signs with nominal dimensions of 12” x 18” or smaller in size shall be mounted on a galvanized 2 lb. 

U-channel post. Multiple signs and/or signs with nominal dimension greater than 12” x 18” shall be 

mounted on a galvanized 3 lb. or greater U-channel post as dictated by the weight of the proposed signs.  

b. Traffic control signs shall use the FHWA Standard Alphabet series. 

c. Traffic control signs shall have High Intensity Prismatic (HIP) sheeting to meet FHWA retroreflectivity 

requirements. 

3. The applicant has included the applicable pavement marking notes and details.  

 

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

Sincerely,  

AECOM 

 

 

 
Josh A. Bocks, AICP, MBA 
Senior Transportation Planner/Project Manager 
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Patricia Thompson, EIT 

Traffic Engineer 

 



FAÇADE REVIEW 

 

  



 

            Page 1 of 2 

 

 
February 7, 2019 
 
City of Novi Planning Department              
45175 W. 10 Mile Rd.  
Novi, MI      48375-3024 
 
Re:  FACADE ORDINANCE – Preliminary & Final Site Plan  
 Adams North Technology Centre, JSP19-05 
 Façade Region: 1,  Zoning District: OST 
 
Dear Ms. McBeth; 
 
The following is the Facade Review for Final Site Plan Approval of the above 
referenced project based on the drawings prepared by Faudie Architecture, dated 
1/18/19. The percentages of materials proposed for each façade are as shown on 
the table below. The maximum percentages allowed by the Schedule Regulating 
Façade Materials (AKA Façade Chart) of Ordinance Section 5.15 are shown in the 
right hand column. Materials in non-compliance with the Façade Chart, if any, are 
highlighted in bold. A sample board as required by Section 5.15.4.D of the 
Ordinance was not provided at the time of this review.  
  

South     
(Front) North West East

Ordinance Maximum 
(Minimum)

Brick 46% 95% 24% 87% 100% (30% Min.)
Flat Metal Panel (Types 7, 
8, 9 & 21, single color) 40% 5% 27% 13% 50%

Flat Metal Panel (Types 11, 
Roof Screens) 7% 0% 6% 0% 50%

Combined Flat Metal Panels 47% 5% 33% 13% 50%

Vertical Metal Panel (Type 
10, multi color) 2% 0% 38% 0% 25%                                        

(Sim. to Standing Seam)
Spanderal Glass 5% 0% 5% 0% 50%  
 
As shown above the minimum percentage of Brick is not provided on the west 
façade and the combined percentage of various types of Flat Metal exceeds the 
maximum amount allowed by the Ordinance Panels on the south facade. A Section 
9 Waiver would be required for these deviations. The renderings provided by the 
applicant indicate a well designed building with interesting massing and 
harmonious colors. The main entrance is defined by a 2-story lobby with canopy 
and multi-colored vertical element.  

Façade Review Status; Approved,  
Section 9 Waiver Recommended 
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Multiple types and colors of metal panels are used on the south and west facades. 
The architect has indicated that these materials are representative of the product 
manufactured by the building’s occupant. We believe that said materials have been 
creatively integrated into the facades and enhance the overall design of the 
building.  
 
Recommendation – For the reasons stated above, it is our recommendation that 
the overall design is consistent with the intent and purpose of the Façade 
Ordinance and that a Section 9 Waiver be granted for the underage of Brick on the 
west façade and the overage of Flat Metal Panels on the south façade. The detail 
provided for the dumpster enclosure indicates brick veneer. The notations should 
be revised to clarify that the brick veneer will match the primary building.  
 
Notes to the Applicant:  
 
1. Façade Ordinance requires inspection(s) for all projects. Materials displayed 

on the approved sample board will be compared to materials delivered to the 
site. It is the applicant’s responsibility to request the inspection of each façade 
material at the appropriate time. Inspections may be requested using the Novi 
Building Department’s Online Inspection Portal with the following link. 
Please click on “Click here to Request an Inspection” under “Contractors”, 
then click “Façade”. 
   

http://www.cityofnovi.org/Services/CommDev/OnlineInspectionPortal.asp.  
 
 
If you have any questions regarding this project please do not hesitate to call. 
 
Sincerely, 
DRN & Associates, Architects PC 
 
 
 
Douglas R. Necci, AIA 
 

http://www.cityofnovi.org/Services/CommDev/OnlineInspectionPortal.asp
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January 24, 2019 

 

TO: Barbara McBeth- City Planner 

       Sri Ravali Komaragiri- Plan Review Center 

       Lindsay Bell-Plan Review Center 

       Hannah Smith-Planning Assistant 

        

RE: Adams North Technology Centre 

 

PSP# 19-0014 

 

 

Project Description:  

Build a 56,429 S.Q.F.T. structure on the north east corner of Cabot Dr and 

Macknezie Dr. 

 

Comments: 

 All fire hydrants MUST in installed and operational prior to 

any building construction begins. 

 Fire apparatus access drives to and from buildings through 

parking lots shall have a minimum fifty (50) feet outside 

turning radius and designed to support a minimum of thirty-

five (35) tons. (D.C.S. Sec 11-239(b)(5)) 

 For interior fire protection systems a separate fire protection 
line shall be provided in addition to a domestic service for 
each building. Individual shutoff valves for interior fire 
protection shall be by post indicator valve (P.I.V.) or by 
valve in well and shall be provided within a public water 
main easement. (D.C.S. Sec.11-68(a)(9)) 

 On the east side of the structure, hydrants shall be spaced 
approximately three hundred (300) feet apart on line in 
commercial, industrial, and multiple-residential areas. In 
cases where the buildings within developments are fully fire 
suppressed, hydrants shall be no more than five hundred 
(500) feet apart.  (D.C.S. Sec. 11-68 (f)(1)c) (MUST BE 
APPROVED BY THE FIRE CHIEF TO INCREASE TO 
500’). 

 A hazardous chemical survey is required to be submitted to 
the Planning & Community Development Department for 
distribution to the Fire Department at the time any 
Preliminary Site Plan is submitted for review and approval.  
Definitions of chemical types can be obtained from the Fire 
Department at (248) 735-5674.   
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Novi Public Safety Administration 

45125 Ten Mile Road 

Novi, Michigan 48375 

248.348.7100 

248.347.0590 fax 

 

cityofnovi.org 



Recommendation: 

NOT APPROVED  

 

 

 

Sincerely, 

 
 

Kevin S. Pierce-Fire Marshal 

City of Novi – Fire Dept.  
 

cc: file 
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February 22, 2019 
PEA Project No: 2014-016 
City of Novi Project No: JSP19-05 
 
Hannah Smith, Planning Assistant 
City of Novi 
45175 West 10 Mile Road 
Novi, MI, 48375 
  
RE: Adams North Technology Centre – Review I 
  
Dear Ms. Smith: 
In response to the review letters received from various City departments dated February 20, 2019, we offer 
the following responses. Due to the short time frame given to provide written responses to the review 
comments, we have only provided written responses to those comments that require change or clarification. 
 
Planning Review (dated February 20, 2109) 
 
Plan Review Center Report: 

1. Property Combination/Split: The proposed parcel is to be split from the parent parcel for purposes of 
creating an individual parcel of land associated with the Adams North Technology Centre that meets 
all required setbacks and City requirements. The parcels north of 13 Mile Road are not part of a 
condominium and do not have a Master Deed.  

2. Future Road Development: The location of the Cabot Drive extension or whether there will be an 
extension has yet to be finalized. The applicant will work with the City to assure plantings and 
sidewalk are provided should the road be extended in the future. 

3. An Economic Impact Statement has been provided by Northern Equities Group under separate 
cover. 

4. End Islands: A waiver will be requested for the end island radii and a turning template will be 
provided when the plans are resubmitted. 

5. The applicant would prefer to leave the bicycle parking spaces at the rear of the building. It is their 
experience that tenants prefer the bicycle spaces in the rear, as bicycle parking spaces are 
underutilized and tenants prefer the bike racks to be located away from their main public entrances. 

6. Photometric Plans – Refer to the photometric plan responses provided under separate cover by 
Faudie Architecture. 

7. Additional Comments: Comment noted. 
8. Other Reviews: 

a. Landscape Review: Please refer to landscape plan responses provided. 
b. Traffic Review: Please refer to the responses to the Traffic Review. 
c. Engineering Review: Please refer to the responses to the Engineering Review 
d. Façade Review: Please refer to the responses to the Façade Review 
e. Fire Review: Please refer to the responses to the Fire Review. 

 
Planning Review Chart (dated February 7, 2019): 

• Parking Setback, Side (East): The parking is located 49.31’ from the east property line. A dimension 
will be added to the revised plans. 

• Outdoor Storage: A note shall be added regarding the no outdoor storage. 
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• End Islands: A waiver will be requested for the parking lot island in the southwest portion of 
the site as the 8’ radii provided together with the ample pavement adjacent to that radii provides 
sufficient maneuvering space for a personal vehicle to travel. The end islands on the north side of 
the building adjacent to the loading areas that have a 10’ radii, will be modified to provide a 15’ radii. 

• Parking Space Dimensions: PEA plans are dimensioned to back of curb. Parking spaces adjacent to 
a concrete curb and gutter are shown to be 17.5’ long to back of curb in order to provide a minimum 
17’ clear distance (to face of curb). Similarly, the end spaces are shown to be 9.5’ wide to provide a 
minimum 9’ clear distance. If you’d prefer that the spaces are shown 17’ to back of curb, or show 
only an 18” vehicle overhang, the plans can be adjusted. 

• Bicycle Parking General Requirements: The applicant would prefer to keep the bicycle parking 
spaces at the current location. Refer to responses under the Traffic Review comments for additional 
items or concerns. 

• Bicycle Parking Lot Layout: The note referencing the bicycle parking detail will be updated. 
• Dumpster: A truck will be able access the dumpster enclosures without encroaching on the adjacent 

parking spaces. A truck turning plan will be added to the revised plan set. 
• Lighting Plan: Refer to responses under separate cover from Faudie Architecture. 
• An Economic Impact Statement has been provided by Northern Equities Group under separate 

cover. 
• Development/Business Sign: The approximate location of a proposed monument sign will be shown 

on the revised plan set. 
 
Engineering Review (dated February 15, 2019): 
 
General: 

1. A sight distance diagram will be added to the revised plan set. 
2. A note will be added to the sign table stating all signs will meet MMUTCD. This note is provided on 

the sign details. 
3. All proposed utility lines and easements are shown on the landscape plan. To our knowledge no 

trees are proposed within an easement. 
4. A foundation detail for light poles will be provided on the revised plans. No light poles are proposed 

within existing or proposed water main, sanitary sewer or storm sewer utility easements. The 
existing sanitary sewer easement that currently bisects the site will be vacated prior to construction. 

5. City standard details will be provided for stamping sets. 
 
Water Main: 

6. Section 11-68(f) of the Design and Construction ordinance requires hydrants to be located 7’ from a 
curb in single-family residential areas. It is not clear this requirement applies to this project. 

7. After discussion with the Fire Marshal, the proposed domestic service and fire service leads will be 
separated from the water main loop to the building, each with individual shut-off valves. A revised 
sheet C-7.0 was emailed to the Fire Marshal to document our intent. These changes will be 
incorporated into the Stamping Set submittal. 

8. All hydrant leads that exceed 25’ in length are 8” diameter. 
9. Plans and an MDEQ permit application for public water main will be provided once the City approves 

the water main layout. 
 
Sanitary Sewer: 

10. The sanitary sewer basis of design will be updated on the revised plan set. 
11. Notes will be added stating that sanitary sewer leads will have 5’ minimum cover. As shown on the 

plans the lead has 8.5’ of cover. 
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Storm Sewer: 
12. There are no proposed manholes with more than 24” of vertical separation between inverts that do 

not have sumps/plunge pools. 
13. An easement will be provided over the storm sewer if needed. This item will be discussed with the 

engineering department prior to issuing the revised plan set. 
 
Storm Water Management Plan: 

14. The stormwater management system for the Haggerty Corridor Corporate Park was approved and 
installed per the 2009 plans. In all previous developments within this park the detention calculations 
have been shown to meet the originally approved design. The existing detention basins located 
throughout the park were designed and installed prior to the City’s latest storm water ordinance. 

15. The site is tributary to an existing detention basin. Calculations on sheet C-10.0 show that the 
tributary area of this development is well within the storage capacity of existing Detention Basin C. 

16. There are no pre-treatment structures for this development. The storm sewer discharges to an 
existing detention basin with sedimentation forebay. 

17. The average runoff coefficient is provided for each separate tributary area of the proposed storm 
sewer system (sheet C-10.0). These were calculated using 0.95 for roof areas and pavement, and 
0.25 for lawn areas as has previously been approved by the City of Novi for projects within this park.  

18. The original park design plans and parcel development plans approved prior to the City’s new 
stormwater ordinance used runoff coefficients of 0.90 for roofs, 0.80 for pavement and 0.20 for lawn 
areas. As most new developments within this park connect to storm sewer stubs provided by earlier 
projects, using higher runoff coefficients than the original design was approved for, lead to confusion 
over the capacity of the existing storm sewer network. A compromise reached with previous City 
reviews resulted in new developments using 0.95 for pavement and roof areas and 0.25 for lawn 
areas. It is hoped this can be continued so as to avoid any existing portions of the pipe network 
appearing to be ‘under-capacity’.  

 
Paving and Grading: 

19. Sheets C-3.1 and C-3.2 have notes detailing the types of detectable warning plates that will be 
specified on this project. 

20. All proposed greenbelt areas are proposed with a maximum slope of 1:4, except the landscape berm 
along Mackenzie Drive which is shown with 1:3 side-slopes.  

21. We were unable to find the section of the City’s Design and Construction ordinance that states that 
private drives have to be sloped at a maximum of 2% for 25’ from the public ROW/intersection. If the 
reviewer could provide that reference, the potential need for a waiver can be assessed. For 
reference, the drive approach was steepened to between 3% and 5% to reduce the cross-slope of 
the drive aisle that runs around the perimeter of the building. It was thought that reduced cross-
slopes in this drive (where there is likely to be greater concentrations of pedestrian traffic) was more 
critical than the slope of the drive aisle out to Mackenzie Drive. We could likely reduce the drive 
slope to Mackenzie Drive should the engineering department require it, but it would be preferred to 
keep the perimeter drive cross-slope as currently designed. 

22. Refer to responses under Traffic Review for a response to end island dimensions. 
23. There are adequate proposed elevations provided on the plans in order for the project to be 

constructed as shown. The height of all curb and gutter, and sidewalk curbs are noted on the 
dimension plans and grading plans. Providing top of curb elevations in addition to top of pavement 
and/or gutter elevation and curb heights seems redundant. Based on a conversation with the 
engineering department, this would be acceptable. 

 
Soil Erosion and Sediment Control: 

24. A soil erosion permit application was submitted as part of the original submittal to the City on 
January 22, 2019. Review comments for soil erosion were received on February 11, 2019 from the 
City’s soil erosion reviewer. Minor revisions were requested to be made to the plans as part of that 
review. The plans will be updated as part of the resubmittal for Final Site Plan approval. 
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Other Comments or Notes 

Items #25 through #40 have been noted and will be provided as needed throughout final site plan 
approval, stamping set submittal and pre-construction meetings. 

 
Landscaping Review (dated February 4, 2019) 
 
Landscape Waivers: Waivers will be requested with an explanation of each impact on the revised 
plan set. 
 
General Layout Note: The paved area west of the dumpsters is required for the potential truck turning 
movements to access the adjacent overhead door to the building. The area will be reviewed again to verify 
that additional landscape area can not be provided.  
 
Existing Soils: Existing soils information will be provided on the revised plan set. 
 
Existing Overhead Utility Lines: All existing overhead utility lines are shown on the plans (within the ITC 
easement). 
 
Parking Lot Landscaping: 

1. Comment noted 
2. Comment noted 
3. A waiver will be requested for plantings within the ITC corridor. 
4. Short shrub masses will be added to areas where trees cannot be planted. 

 
Parking Lot Perimeter Canopy Trees: 

1. Comment noted. 
2. Trees will be moved to the northeast area of the property if possible. Trees cannot be planted in 

close proximity to the retaining wall due to potential issues with roots interacting with the wall and 
the necessary tiebacks on the west side of the wall. 

3. Comment noted. 
4. A waiver will be requested for plantings within the ITC corridor. 

 
Loading Zone Screening: 

1. Comment noted. 
2. The small berm adjacent to the dumpster enclosures will be extended toward the west. 
3. Refer to General Layout Note response above. 

 
Building Foundation Landscape: 

1. Comment noted. 
2. A waiver will be requested for providing less that 75% of the building foundation with 

foundation plantings. 
3. Comment noted. 

 
Planting Notations and Details: 

1. Comment noted. 
2. Notes and details will be revised as noted in the landscape chart comments 
3. Site prep and maintenance notes will be added to the revised plan set. 

 
Storm Basin Landscape: 

1. Comment noted. No disturbance of the existing basin is anticipated. 
2. The presence of phragmites will be investigated. 
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Irrigation: 

1. All areas are proposed to be irrigated. 
2. An irrigation plan will be part of the revised plan set. 

 
Snow Deposit: Snow storage areas will be noted on the revised plan set. 
 
Landscape Review Summary Chart: 
 

• Soil Types: Will be provided on revised plan set 
• Existing and Proposed Improvements: Island widths can be provided on the revised plan set. 
• Snow Deposit: Snow storage areas will be shown on the revised plan set. 
• Parking Lot Islands: Landscape island widths will be dimensioned. Landscape islands of insufficient 

area will be enlarged and trees will be added as required by ordinance. A waiver will be requested 
to not plant trees within the ITC easement 

• Contiguous Space Limit: Islands will be widened and trees added as necessary to meet ordinance 
requirements. Per discussions with Rick Meader, the plans will updated to meet his requirements. 

• Plantings around Fire Hydrant: Island will be widened to add tree as required 
• Canopy Trees: Trees will be added to interior islands and end cap islands as needed to meet 

ordinance requirements. 
• Perimeter Green Space: Trees will be added where feasible around the northeast portion of the site 

near the retaining wall. Proposed tree roots cannot interfere with the wall foundations (low side of 
wall) and trees cannot be planted directly behind the wall due to the tiebacks (high side of wall). 

• Accessway Perimeter: Trees will be added as required by ordinance. 
• Berm Requirements: The future alignment layout and grading of the Cabot Drive extension has not 

yet been designed.  
• Cross-Section of Berms: A note will be added regarding 6” of topsoil on the revised plan set. 
• Setback from Utilities: There are no overhead utilities on this property except the ITC lines on the 

west side of the site. A note can be added to the plans if needed. 
• Walls: As noted on the plans, the retaining wall will be a masonry unit wall similar to the many other 

retaining walls within the Park. Fully detailed and engineered plans for the wall are to be provided by 
the contractor (to be approved by the City) prior to construction of the wall. 

• Interior Street to Industrial Subdivision:  
o Parking lot perimeter canopy trees west of entry will be centered and double counted as 

perimeter and parking lot trees, along with the ones to the east of the entry.  
o The five trees along Mackenzie Drive cannot be located to the other side of the sidewalk due 

to the presence of an existing road/utility easement and a sanitary sewer easement.  
o The extension of Cabot Drive has not been designed, and may not be, as there is no longer 

the need to extend the roadway to 14 Mile Road. If Cabot Drive is extended in the future, the 
required construction would require the removal of all trees planted in proximity to the ROW. 
The applicant would prefer to add any required Cabot Drive ROW plantings once an 
extension is designed, reviewed and approved for construction. 

o It is not clear that a 3’ high hedge along the west side of the parking lot would create any 
screening as the elevations west of the property line are 7’ to 15’ above the parking lot grade. 
While Cabot Drive has not been designed, the future road grades are not likely to be within 
4-5 feet of the parking lot elevations. 

• Transformers: A waiver will be requested for transformer screenings as they are located in 
pavement areas. 

• Building Foundation Landscape Requirements: 
o A waiver will be requested for foundation plantings as previously mentioned in this 

response letter. 
o The small berm adjacent to the dumpster enclosures will be extended toward the west. 
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• Phragmite Control: The presence of phragmites on site will be investigated. 
• Maintenance and Statement of Intent: A cultivation note will be added. 
• Irrigation Plan: An irrigation plan will be included in the revised plan set. 
• Type and Amount of Lawn: Site prep and maintenance notes will be added to the revised plans. 

 
Traffic Review (dated February 20, 2019): 
 
Traffic Impacts: 

1. Comment noted. 
2. Comment noted. A recent traffic study was conducted on June 16, 2017 for a related 200,000 s.f. 

spec building for a nearby site in the Haggerty Corridor Corporate Park (JSP-17-30).  We refer to 
this study as justification for removing the need for a new study. If it is still necessary, a waiver is 
requested for this stipulation.  

 
External Site Access and Operations: 

1. Driveway Access to the Site 
a. An existing cross-access easement is shown on the adjacent parcel (L.45548, P.820) and 

both parcels are owned by a related entity.  
b. A 30’ radius is provided at the main entrance to facilitate the access of large trucks. As 

reviewers have asked for truck turning diagrams elsewhere, a truck turning plan will be 
added as part of the revised plan set. 

c. Sight distance diagrams will be added to the revised plan set.  
2. Comment noted. 

 
Internal Site Operations: 

1. General Traffic Flow 
a. Comment noted 
b. Truck access to the dumpster enclosures does not affect adjacent parking spaces. A truck 

turning plan will be provided as part of the revised plan submittal. 
2. Parking Facilities 

a. Comment noted. 
b. Comment noted. 
c. PEA dimensions to back of curb as noted on the Dimension Plans. We have provided 17.5’ 

long spaces in order to ensure that a 17’ clear distance is provided from the rear of the space 
to the face of the concrete curb. If the City would prefer the spaces be drawn 17’ long to back 
of curb, or whether the overhang is shown at 1.5’ in lieu of 2’, the plans can be updated if 
necessary. 

d. End Islands: 
i. Additional dimensions showing island widths can be provided on the revised plan set 
ii. Islands will be reduced in size to provide the required 3’ minimum length reduction 

e. Comment noted. 
f. An updated detail on the bike rack can be provided showing it meets the 36” minimum height 

requirement. 
i. The sidewalk running perpendicular to the bicycle parking spaces will be widened to 6 

feet on the revised plan set. 
ii. Bicycle parking spaces are within 120 feet of rear building entry doors.  
iii. The applicant would prefer to leave the bicycle parking spaces at the rear of the 

building. It is their experience that tenant's prefer the bicycle spaces in the rear, as 
bicycle parking spaces are underutilized and that tenants prefer the bike racks to be 
located away from their main public entrances. 

3. Comment noted. 
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Signing and Striping: 
1. Comment noted 

a. Comment noted 
b. The stop signs will be noted as 30” on the revised plan set 

2. All proposed traffic signing is shown on the plans 
a. Notes will be added to the sign details regarding mounting post dimensions 
b. FHWA standard alphabet series will be noted on the revised plans 
c. HIP sheeting will be noted on the revised plans 

3. Comment noted. 
 
Façade Review (dated February 7, 2019): 
 
Refer to responses under separate cover from Faudie Architecture. 
 
Fire Department Review (dated January 24, 2019): 
 

1. Comment noted. 
2. After discussion with the Fire Marshal, the proposed domestic service and fire service leads will be 

separated from the water main loop to the building, each with individual shut-off valves. A revised 
sheet C-7.0 was emailed to the Fire Marshal to document our intent. These changes will be 
incorporated into the Stamping Set submittal. 

3. After discussion with the Fire Marshal, the hydrant spacing will be revised to provide 300’ spacing 
along the main. A revised sheet C-7.0 was emailed to the Fire Marshal to document our intent. 
These changes will be incorporated into the Stamping Set submittal. 

4. Novelis, the first tenant in the building will provide a Hazardous Materials Survey upon completion of 
the plans for their research centre. This is a move/expansion of the existing facility at 39550 Thirteen 
Mile Road, Novi, MI, 48377. Attached is the survey for the shell building, which indicates no 
hazardous materials present. 

 
If there are any further questions, please contact this office. 
 
Sincerely, 
 
PEA, Inc. 

        
 
Paul Bater   Steven A. Sorensen 
Senior Project Engineer    Director of Engineering 
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Memo 

27725 Stansbury Boulevard, Suite 150 
Farmington Hills, MI 48334 

P: 248.536.0080 
F: 248.536.0079 
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 VIA EMAIL 

To: Mr. Matthew S. Sosin 
Northern Equities Group 

From: 
Julie M. Kroll, PE, PTOE 
Steven J. Russo, PE 
Fleis & VandenBrink 

Date: June 16, 2017 

Re: 
HCCP NEG SPEC BUILDING JSP 17-30 
Novi, Michigan 
Trip Generation & Traffic Volume Analysis 

Introduction 

This memorandum presents an evaluation of traffic generation for the 300 acre Haggerty Corridor Corporate 
Park (HCCP) development project.  The property is located in an area bound by Haggerty Road on the east, 
12 Mile Road on the south, M-5 on the west, and ¼ mile south of 14 Mile Road on the north in Novi, Michigan.  
A Traffic Impact Study (TIS) was previously completed for the development by Parsons Transportation Group 
Inc. of Michigan dated July, 1999.  The TIS completed by Parsons included the evaluation of 2,540,900 
square feet (SF) of building area for an office-research technology park.  To date, 1,687,860 SF of building 
area has been constructed within HCCP with another 200,000 SF general office building currently proposed.  
This study has been completed upon the request of the City and their traffic consultant (AECOM) to provide a 
comparison of the 1999 study to the current land uses trip generation, and existing and projected traffic 
volumes based on existing (2017) standards and available data.   

Trip Generation Comparison 
A trip generation comparison between the existing / proposed land uses within HCCP and those previously 
evaluated in the 1999 study was completed.  The number of peak hour and daily vehicle trips were generated 
for the existing and proposed land uses using the equations published by the Institute of Transportation 
Engineers (ITE) in Trip Generation, 9th Edition.  In order to calculate the site trip generation for the HCCP, the 
existing / proposed uses must be matched to the land use categories described by ITE.  Review of the ITE 
land use descriptions indicates that the Office Park (#750) use best matches the existing / proposed uses of 
HCCP.  The trip generation was segregated by the portion south and north of 13 Mile Road and the site trip 
generation comparison is summarized in Table 1.   

Table 1: Site Trip Generation Comparison 

Land Use ITE 
Code Amount Units Average Daily 

Traffic 
AM Peak Hour PM Peak Hour 

In Out Total In Out Total 
1999 Traffic Study 

Office / Business Park   2,540,900 SF 28,050 3,105 480 3,585 575 2,585 3,160 
2022 Projected Site-Generated Traffic Volumes 

North of 13 Mile Road 
Office Park 750 1,525,835 SF 16,308 1,971 244 2,215 274 1,683 1,957 
South of 13 Mile Road 
Office Park 750 997,025 SF 10,798 1,326 164 1,490 184 1,128 1,312 
TOTAL 
Office Park 750 2,522,860 SF 27,106 3,297 408 3,705 458 2,811 3,269 

DIFFERENCE 
TOTAL -944 192 -72 120 -117 226 109 
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The results of the trip generation comparison indicate that the existing / proposed uses within the HCCP 
would result in a minor (~3%) increase in overall AM and PM peak hour trips as compared to the traffic 
projections from the 1999 TIS.   

Traffic Volume Comparisons 

An AM and PM peak hour traffic volume comparison was also completed for the following study intersections 
included in the 1999 TIS. These intersections were selected based on the availability of recent turning 
movement count data collected within the previous three years.   

 13 Mile Road & Haggerty Road,  •

 13 Mile Road & Cabot Drive,  •

 Haggerty Road & Lewis Drive, and •

 14 Mile Road & Haggerty Road (PM Only) •

Background Traffic 

In order to calculate an applicable background growth rate for the existing traffic volumes to the project build-
out year of 2022, historical traffic volumes from the Southeast Michigan Council of Government (SEMCOG) 
on area roadways adjacent to the HCCP were reviewed.  The results of this analysis are summarized in 
Exhibit 1 and indicate that overall no growth occurred over the five year analysis period; however, some of the 
years showed growth ranging from 0.3% to 4.8%.  Therefore, an annual growth rate of 1.0% per year was 
utilized for this analysis and applied to the 2016 traffic volumes to project future 2022 traffic volumes.   

Exhibit 1: Background Traffic Growth 

 
In addition to background traffic growth, it is important to account for traffic that will be generated by 
developments within the vicinity of the study area that have yet to be constructed or were currently under 
construction at the time of the data collection.  The following background developments were identified in or 
near the project area: 

• Autoneum Office / Warehouse 
• Magna Seating Headquarters 
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The vehicle trips that would be generated by the background developments were assigned to the study 
intersections based on the traffic study completed by Parsons for the Autoneum development dated March, 
2016. 

Site-Generated Traffic 

The number of vehicle trips that would be generated by the remaining undeveloped parcels within the HCCP 
was forecast based on the percentage of overall building area yet to be constructed.  Based on information 
provided by Northern Equities Group, approximately 50% and 8% of the HCCP property north and south of 13 
Mile Road respectively, remains unbuilt.  The site-trip generation forecast for the remaining vacant property is 
summarized in Table 2.   

Table 2: HCCP Vacant Parcels Site Trip Generation 

Land Use ITE 
Code Amount Units Average Daily 

Traffic 
AM Peak Hour PM Peak Hour 
In Out Total In Out Total 

North of 13 Mile Road 
Office Park 750 755,000 SF 8,154 986 122 1,108 137 842 979 
South of 13 Mile Road 
Office Park 750 80,000 SF 864 106 13 119 15 90 105 
TOTAL 
Office Park 750 835,000 SF 9,018 1,092 135 1,227 152 932 1,084 

The peak hour site generated trips shown in Table 2 were assigned to the adjacent road network based on 
existing traffic patterns for the HCCP.  These patterns indicate the site trip distribution summarized in Table 3.  
The site generated trips were added to the background traffic volumes to calculate the future 2022 peak hour 
traffic volumes.   

Table 3: Site Trip Distribution 
South Parcel North Parcel 

To / From Via % To / From Via % 

North Haggerty Road 6% North Haggerty Road 14% 
Cabot Drive 3% South Cabot Drive 3% 

South Haggerty Road 9% Haggerty Road 15% 

East 12 Mile Road 9% East 13 Mile Road 15% 
13 Mile Road 10% West 13 Mile Road 53% 

West 12 Mile Road 33%   
13 Mile Road 30% 

Turning Movement Count Comparison 

The future projected traffic volumes in the 1999 Parsons TIS were compared to the projected future 2022 
traffic volumes based on full buildout of the HCCP.  The results of this comparison are summarized in Table 4 
and indicate that overall the projected 2022 traffic volumes at the study intersections are substantially less 
than the 1999 Parsons study, with the exception of the 13 Mile Road intersections with Cabot Drive and 
Haggerty Road.  At the intersection of 13 Mile Road & Haggerty Road, future 2022 traffic volumes are 
significantly less during the AM peak hour and similar during the PM peak hour.  At the intersection of 13 Mile 
Road & Cabot Drive, future 2022 traffic volumes are slightly higher during the AM peak hour and similar 
during the PM peak hour.   

However, recent improvements have been constructed for this intersection including the installation of a traffic 
signal and addition of left-turn phasing for all approaches.  Additionally, the increase in traffic volumes during 
the AM peak hour are mostly attributed to the EB and WB right-turn movements at the intersection.  Based on 
the 13 Mile & Cabot Signal phasing study completed by AECOM dated July, 2016, there is excess capacity 
available for these movements during the PM peak hour.  Therefore, the intersection can accommodate the 
projected increase in traffic demand as compared to the 1999 Parsons study.   
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Table 4: Traffic Volume Comparison 

Intersection Approach Movement AM Peak Hour PM Peak Hour 
1999 2022 % Change 1999 2022 % Change 

14 Mile Road 
& Haggerty 

Road 

EB 
Left       125 112 -10% 
Thru       370 442 19% 
Right       219 122 -44% 

WB 
Left       125 111 -11% 
Thru       370 438 18% 
Right       219 219 0% 

NB 
Left       341 171 -50% 
Thru       1003 533 -47% 
Right       106 104 -2% 

SB 
Left       170 238 40% 
Thru       551 483 -12% 
Right       37 95 157% 

Total       3636 3068 -16% 

13 Mile Road 
& Haggerty 

Road 

EB 
Left 146 36 -75% 111 205 85% 
Thru 345 287 -17% 203 448 121% 
Right 249 101 -59% 136 106 -22% 

WB 
Left 146 169 16% 111 99 -11% 
Thru 345 378 10% 203 291 43% 
Right 249 130 -48% 136 157 15% 

NB 
Left 133 113 -15% 241 212 -12% 
Thru 506 275 -46% 814 662 -19% 
Right 79 36 -54% 134 116 -13% 

SB 
Left 60 134 123% 100 183 83% 
Thru 881 591 -33% 677 391 -42% 
Right 70 164 134% 123 120 -2% 

Total 3209 2414 -25% 2989 2990 0% 

13 Mile Road 
& Cabot Drive 

EB 
Left 1165 930 -20% 210 87 -59% 
Thru 705 666 -6% 330 417 26% 
Right 410 610 49% 75 30 -60% 

WB 
Left 35 66 89% 5 29 480% 
Thru 240 265 10% 629 660 5% 
Right 95 175 84% 125 33 -74% 

NB 
Left 35 25 -29% 185 274 48% 
Thru 10 52 420% 10 46 360% 
Right 10 15 50% 40 147 268% 

SB 
Left 25 25 0% 80 217 171% 
Thru 10 66 560% 10 42 320% 
Right 18 86 378% 975 698 -28% 

Total 2758 2981 8% 2674 2680 0% 

Haggerty 
Road & Lewis 

Drive 

EB Left 5 10 100% 30 41 37% 
Right 25 24 -4% 140 108 -23% 

NB Left 150 120 -20% 30 18 -40% 
Thru 713 437 -39% 1159 843 -27% 

SB Thru 1384 693 -50% 1003 605 -40% 
Right 40 112 180% 10 13 30% 

Total 2317 1396 -40% 2372 1628 -31% 
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Additionally, any minor increases in traffic volumes from the recent data and additional site generated traffic 
are not expected to generate any additional mitigation measures that are not previously recommended in the 
Parsons 1999 report.  Therefore, it is recommended that this memorandum serve as an addendum to the 
previous traffic study to reflect projected trip generation and future traffic volumes within the study area.   

Conclusions 

The conclusions of this Trip generation & Traffic Volume Comparison are as follows: 

 The existing / proposed uses within the HCCP would result in a minor (~3%) increase in overall AM 1.
and PM peak hour trips as compared to the traffic projections from the 1999 TIS.   

 Overall the projected 2022 traffic volumes at the study intersections are substantially less than the 2.
1999 Parsons study with the exception of the 13 Mile Road intersections with Cabot Drive and 
Haggerty Road.   

 Additional capacity is available for the EB and WB right-turn movements at 13 Mile Road & Cabot 3.
Drive to accommodate the projected increase in demand for these movements.  

 Any minor increases in traffic volumes from the recent data and additional site generated traffic are 4.
not expected to generate any additional mitigation measures that are not previously recommended in 
the Parsons 1999 report.  Therefore, it is recommended that this memorandum serve as an 
addendum to the previous traffic study to reflect projected trip generation and future traffic volumes 
within the study area.   

Any questions related to this memorandum, study, analysis, and results should be addressed to Fleis & 
VandenBrink. 
 
Attached: Traffic Volume Data 
  
SJR:jmk 
 



 

Table 1. Peak-Hour Turning Movements 

Intersection 

Approach 

Turning 

Movement 

AM Peak Hour 

Volume 

Off-Peak Hour 

Volume 

PM Peak Hour 

Volume 

Eastbound 

Left 387 71 13 

Thru 634 241 397 

Right 519 105 17 

Westbound 

Left 52 29 26 

Thru 252 260 628 

Right 35 29 13 

Northbound 

Left 15 105 200 

Thru 20 31 26 

Right 13 54 131 

Southbound 

Left 8 39 94 

Thru 47 37 14 

Right 20 83 240 

 

As shown in Table 1, the turning movement counts show a large amount of traffic entering Cabot 

Drive from eastbound 13 Mile Road during the morning peak hour.  Conversely, there is a large 

amount of traffic exiting Cabot drive onto westbound 13 Mile Road during the afternoon peak 

hour, which is reflected in the northbound left-turn and southbound right-turn movements. 

 

Historical traffic volume data was obtained from past studies near the M-5/13 Mile Road and 

Haggerty Road/13 Mile Road intersections.  In addition, existing signal timing permits were 

provided by the Road Commission for Oakland County (RCOC) for the 13 Mile Road signals at 

M-5, Cabot Drive, and Haggerty Road. 

 

Crash Data 

 

AECOM gathered crash data at the 13 Mile Road/Cabot Drive intersection for time periods before 

and after the traffic signal installation.  Crash data was obtained from the Traffic Improvement 

Association’s (TIA) Traffic Crash Analysis Tool (TCAT).  Data was collected for the “before signal” 

period from January 1, 2010 through May 31, 2014, and the “after signal” period from September 

1, 2014 through December 31, 2015.  Data was collected for crashes occurring within 150-feet of 

the intersection center. 

 

The crash data showed that seven crashes occurred during the “before signal” period when the 

intersection was under two-way stop control.  Two of these collisions were angle crashes – both 

occurring when a northbound Cabot Drive vehicle failed to yield to a westbound 13 Mile Road 

vehicle. 

 

Two crashes occurred at this intersection during the “after signal” period.  One of the two 

collisions was a rear-end crash that occurred along eastbound 13 Mile Road when a vehicle 

failed to stop at a red light. 
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Figure 2 - Existing (2016) Peak Hour Traffic Volumes 



File Name : TMC3_Haggerty_14Mile
Site Code : TMC_3
Start Date : 12/16/2014
Page No : 1

Project: Commerce Twp. Kroger Study
Location: Haggerty Rd. & 14 Mile Rd.
Weather: Lt.  Rain, Temp. 40's
Miovision Video VCU: SCU3EP

Groups Printed- Pass Cars - Single Units - Heavy Trucks - Ped
Haggerty Road

Southbound
14 Mile Road
Westbound

Haggerty Road
Northbound

14 Mile Road
Eastbound

Start Time Rgt Thru Left Peds App. Total Rgt Thru Left Peds App. Total Rgt Thru Left Peds App. Total Rgt Thru Left Peds App. Total Int. Total
04:00 PM 19 77 44 0 140 44 114 18 0 176 24 104 27 0 155 14 94 36 0 144 615

04:15 PM 22 87 52 1 162 62 102 20 0 184 26 130 41 0 197 15 103 34 0 152 695

04:30 PM 15 102 59 0 176 44 105 24 1 174 27 111 37 0 175 19 99 30 0 148 673

04:45 PM 21 97 60 0 178 56 106 25 0 187 17 119 45 0 181 19 104 32 0 155 701

Total 77 363 215 1 656 206 427 87 1 721 94 464 150 0 708 67 400 132 0 599 2684

05:00 PM 26 110 66 0 202 54 101 24 0 179 24 121 37 0 182 24 100 23 2 149 712

05:15 PM 20 94 49 0 163 47 102 24 0 173 29 134 30 0 193 19 106 29 0 154 683

05:30 PM 23 111 51 0 185 51 108 23 0 182 25 110 34 0 169 17 111 23 0 151 687

05:45 PM 15 90 57 0 162 37 114 25 0 176 21 92 49 0 162 17 104 38 0 159 659

Total 84 405 223 0 712 189 425 96 0 710 99 457 150 0 706 77 421 113 2 613 2741

06:00 PM 0 1 0 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1
Grand Total 161 769 438 1 1369 395 852 183 1 1431 193 921 300 0 1414 144 821 245 2 1212 5426

Apprch % 11.8 56.2 32 0.1 27.6 59.5 12.8 0.1 13.6 65.1 21.2 0 11.9 67.7 20.2 0.2
Total % 3 14.2 8.1 0 25.2 7.3 15.7 3.4 0 26.4 3.6 17 5.5 0 26.1 2.7 15.1 4.5 0 22.3

Pass Cars 161 764 436 0 1361 393 844 183 0 1420 190 918 299 0 1407 144 819 244 0 1207 5395
% Pass Cars 100 99.3 99.5 0 99.4 99.5 99.1 100 0 99.2 98.4 99.7 99.7 0 99.5 100 99.8 99.6 0 99.6 99.4
Single Units 0 4 2 0 6 2 8 0 0 10 3 3 1 0 7 0 2 0 0 2 25

% Single Units 0 0.5 0.5 0 0.4 0.5 0.9 0 0 0.7 1.6 0.3 0.3 0 0.5 0 0.2 0 0 0.2 0.5
Heavy Trucks 0 1 0 0 1 0 0 0 0 0 0 0 0 0 0 0 0 1 0 1 2
% Heavy Trucks 0 0.1 0 0 0.1 0 0 0 0 0 0 0 0 0 0 0 0 0.4 0 0.1 0

Ped 0 0 0 1 1 0 0 0 1 1 0 0 0 0 0 0 0 0 2 2 4
% Ped 0 0 0 100 0.1 0 0 0 100 0.1 0 0 0 0 0 0 0 0 100 0.2 0.1

Comments: Traffic study conducted during atypical weekday (Tuesday) from 4:00-6:00 PM afternoon peak hours & while school was in session. SCATS 
controlled signalized intersection with push button ped. signals all quadrants. 

Traffic Data Collection, TDC
7504 Sawgrass Drive, Washington, MI 48094 Ph. (586) 786-5407

Traffic Study  Performed For:
FLEIS & VANDENBRINK
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File Name : TMC3_Haggerty_14Mile
Site Code : TMC_3
Start Date : 12/16/2014
Page No : 3

Project: Commerce Twp. Kroger Study
Location: Haggerty Rd. & 14 Mile Rd.
Weather: Lt.  Rain, Temp. 40's
Miovision Video VCU: SCU3EP

Haggerty Road
Southbound

14 Mile Road
Westbound

Haggerty Road
Northbound

14 Mile Road
Eastbound

Start Time Rgt Thru Left App. Total Rgt Thru Left App. Total Rgt Thru Left App. Total Rgt Thru Left App. Total Int. Total
Peak Hour Analysis From 04:00 PM to 06:00 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 04:45 PM

04:45 PM 21 97 60 178 56 106 25 187 17 119 45 181 19 104 32 155 701
05:00 PM 26 110 66 202 54 101 24 179 24 121 37 182 24 100 23 147 710
05:15 PM 20 94 49 163 47 102 24 173 29 134 30 193 19 106 29 154 683
05:30 PM 23 111 51 185 51 108 23 182 25 110 34 169 17 111 23 151 687

Total Volume 90 412 226 728 208 417 96 721 95 484 146 725 79 421 107 607 2781
% App. Total 12.4 56.6 31 28.8 57.8 13.3 13.1 66.8 20.1 13 69.4 17.6

PHF .865 .928 .856 .901 .929 .965 .960 .964 .819 .903 .811 .939 .823 .948 .836 .979 .979
Pass Cars 90 411 226 727 207 414 96 717 94 483 145 722 79 420 106 605 2771

% Pass Cars 100 99.8 100 99.9 99.5 99.3 100 99.4 98.9 99.8 99.3 99.6 100 99.8 99.1 99.7 99.6
Single Units 0 1 0 1 1 3 0 4 1 1 1 3 0 1 0 1 9

% Single Units 0 0.2 0 0.1 0.5 0.7 0 0.6 1.1 0.2 0.7 0.4 0 0.2 0 0.2 0.3
Heavy Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1 1 1

% Heavy Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0.9 0.2 0.0
Ped 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

% Ped 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Traffic Data Collection, TDC
7504 Sawgrass Drive, Washington, MI 48094 Ph. (586) 786-5407

Traffic Study  Performed For:
FLEIS & VANDENBRINK




