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what are design guidelines?
Project Overview
These Design Guidelines were
developed as part of an overall
Groesbeck Highway Market
Study & Corridor Plan, which
is published separately. The
process was led by a consulting
team, guided by a technical
working group and stakeholder
input.

change in an existing use where
the most important upgrade will
depend upon the location. Even
minor changes to a property
present an opportunity to
improve the site with a low-cost
upgrade such as buffering in the
rear, trees along the frontage.

Application of Design
Guidelines
These guidelines will apply
to all new developments and
substantial building expansions,
alterations, or major changes
in use that increases the
intensity of use — resulting in
traffic, more parking, noise, and
other external impacts. These
guidelines should be integrated
into any new proposed Planned
Unit Development along the
corridor. Substantial building
expansions or alterations
are defined as expanding the
building in excess of 125% of its
existing Gross Floor Area.
Any other projects that do not
fall within these categories are
still encouraged to follow these
design guidelines when making
reinvesting in their property.
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Purpose

These Design Guidelines
illustrate the level of design
expected by the Township with
new development and significant
redevelopment or changes in
use. It is the intent that property
owners, businesses, developers
and their design professionals
can use the guidelines as a
reference when site plans are
being developed. The Township
may amendment the zoning
ordinance to reference these
guidelines or modify them into
regulatory language.
These guidelines may be
adapted to the particular
circumstances for a site or type
of development, depending on
existing site conditions and
the degree of development or
change proposed for a property.
For example, a higher level of
conformance is expected with
a new development, which
generally should meet all the
standards, than with a minor
			

Objectives

These guidelines will help
clearly communicate design
expectations to developers,
property, and business
owners for commercial and
industrial properties along
M-97/Groesbeck Highway.
The objectives of the M-97/
Groesbeck Highway Design
Guidelines are to:

1. Provide for functional, but
attractive new development
and redevelopment of sites,
2. Encourage reinvestment in
vacant and underutilized
properties, while
establishing a pride in
ownership,
3. Enhance the public realm
and pedestrian experience
through aesthetic
improvements, and
4. Provide a transparent and
consistent framework for
decision-making.

The Clinton Township
Department of Planning and
Community Development will
oversee the implementation
of these guidelines. Other
Township departments who
are typically involved in the site
plan review process (i.e. the
Building Department) will also
be responsible for ensuring
that the Design Guidelines are
incorporated into proposed site
plans.
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what are design guidelines? CONTINUED
For applications that cannot
meet the certain design
guidelines set forth in this
document, the applicant should
provide justification for why
particular standards could not
be met. The applicant should
also state how the site plan still
meets the general intent of the
Township Master Plan, Strategic
Plan, Zoning Ordinance, and the
overall purpose of these Design
Guidelines.

Site Design Elements
There are several elements that
make up the guidelines that will
collectively provide a framework
to make site, landscaping, and
façade upgrades to commercial
and industrial properties along
the corridor. These elements
include:
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Groesbeck Highway, also known
as M-97, is under jurisdiction
of the Michigan Department of
Transportation. The land uses
of parcels along the corridor
in Clinton Township are under
jurisdiction of the township.
While most of the guidelines
apply to the area outside of the
Groesbeck Highway right-ofway, some of the features, such
as sidewalks and street trees,
may be within those areas that
require a permit from Michigan
Department of Transportation
(MDOT). Coordination with
the Township and MDOT is
necessary.

• Frontage and Interior
Landscaping

• Rear Screening and Buffers
• Access and Circulation

• Building Scale/Placement
and Parking Placement

Frontage and Interior
Landscaping
Guidance for landscape
elements along corridor
frontage and interior to
sites.

• Building Design and
Materials
• Signs

• Lighting

Building Design
and Materials
Guidance for new and
redeveloped building
design and materials.
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Rear Screening
and Buffers

Access and
Circulation

Guidance for landscape
elements including buffer
walls and screening for
rear of sites.

Guidance for entrances,
new street location
and street realignment
when applicable.

Signs

Lighting

Guidance for signage
sizes, styles, and
locations.

Guidance for lighting
types, scale and
location.

			

Building Scale/
Placement and
Parking Placement

Guidance for building size
and where new buildings and
parking are located on a site.
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illustrative table of contents
This graphic illustrates the various site design
elements addressed in the Design Guidelines.
Detailed guidelines for each are described on
the following pages.
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FRONTAGE AND INTERIOR
LANDSCAPING
See Page 8

MDOT JURISDICTION

CLINTON TWP. JURISDICTION

E
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frontage and interior landscaping

landscaped areas
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Purpose

Landscaped Areas

Site landscaping can improve
the overall aesthetics of the
corridor by adding texture
and interest at the street and
provide a natural drainage
system for larger properties.
Landscaping along the corridor
should be cohesive to enhance
the streetscape and be easy to
maintain for property owners.
In addition to aesthetics,
street trees installed along the
roadway may encourage slower
speeds on Groesbeck Highway.

The Frontage and Interior
Landscaping section is divided
into three categories to address
the different conditions of
landscaping within a property
along the corridor.

8

1. Frontage Landscaping
Along Groesbeck focuses
on the front yard and
landscaped spaces adjacent
to the roadway.
2. Site Design and Amenities
include areas within
a property including:
foundation plantings, interior
open spaces, interior site
landscaping, screening
of waste receptacles,
pedestrian access and
design, and outdoor dining
areas.

3. Buffers apply to the screening
techniques used along
property edges that are
adjacent to non-commercial
uses.

Design Standards for
Frontage Landscaping Along
Groesbeck Highway
Proper landscaping in front yard
areas that are visible from the
corridor should be implemented
to maintain consistency along
street frontage on Groesbeck
Highway.

Landscaped Front Yards
1. Enhanced landscaping
should be applied as gateway
treatments at entry points of
the property.

frontage landscaping along groesbeck
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2. Consistently spaced trees
should be planted along the
property’s frontage with a
minimum of 1 tree per 35
linear feet, interspersed with
low maintenance shrubs. Said
trees should have a minimum
caliper of four inches at the
time of planting. Evergreen
trees should have a minimum
height of eight feet at the time
of planting.

Front Yard Screening for
Commercial/Retail Properties
When parking areas to the side
or front of buildings are visible
from the roadway, those areas
must be properly screened
from view. Screening options
for parking areas may include
plantings, decorative fences
			

or wall, or a combination of
plantings and fences/walls. More
decorative, but simple fencing or
building walls create a welcoming
and appealing environment –
especially when adjacent to
residential uses. Longer walls
and fences can be broken up with
landscaping and offsets to add
visual interest.

Front yards should be landscaped
and screened using one of the
following options. Option A or B
is required for properties that
contain more than 2 rows of front
yard parking.
For any other remaining
commercial/retail uses, the
property owner may choose
any of the following options
(illustrated and detailed in the
following pages):

• Option A: Minimum 10 foot
wide landscape area with a
continuous hedge, no more
than 4 feet in height. 1 tree
should be planted every 40
linear feet.
• Option B: Minimum 5 foot
wide landscaped area with
low shrubs, perennials, and/
or ornamental grasses. 1
tree should be planted every
40 linear feet. This option
also includes a 3 foot tall
ornamental metal/masonry
wall.
• Option C: 1 tree should be
planted every 40 linear feet
or a 3 foot tall ornamental
metal/masonry wall.
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frontage landscaping along groesbeck, continued
10 FT

Option A
Minimum 10 foot wide landscape area with a continuous hedge,
no more than 4 feet in height. One tree should be planted every 40
linear feet.
MAX 4 FT HEDGE
LANDSCAPE
SCREENING AREA

GROESBECK HWY
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CANOPY TREES

40 FT
MAX

40 FT MAX

K

H

W

Y

MAX 36 INCH
TALL SHRUBS

GR

OE

SB

EC

10 FT

Option B

5 FT

Minimum 5 foot wide landscaped area with low shrubs, perennials,
and/or ornamental grasses. 1 tree should be planted every 40
linear feet. This option also includes a 3 foot tall ornamental metal/
masonry wall.
LANDSCAPE
SCREENING AREA
3 FT TALL
ORNAMENTAL FENCE
MAX 36 INCH
TALL SHRUBS

GR

OE

SB

EC

5 FT

10

40 FT MAX

GROESBECK HWY

K

H

W

Y

40 FT
MAX

Option C
One tree should be planted every 35 linear feet or a 3 foot tall
ornamental metal screen fence/masonry wall can be installed.

3 FT TALL
MASONRY WALL

GR

OE

SB

EC

K

H

W

Y

GROESBECK HWY
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Ornamental metal screen fence/masonry wall version.

5 FT

LANDSCAPE
SCREENING AREA

GROESBECK HWY

CANOPY TREES

K

H

W

Y

35 FT
MAX

GR

OE

SB

EC

5 FT

35 FT MAX

Canopy tree version.
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site design and amenities
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Design Standards for Site
Design and Amenities

The following design standards
apply to landscaped elements
within commercial and industrial
sites. These elements will create
better pedestrian conditions,
establish enhanced open
spaces and sustainable design
features, a more appealing
overall appearance of each site.
Each element may not apply to
every property along Groesbeck
Highway, but will depend on
unique existing site conditions
and specific design plans for
development or redevelopment.

Foundation Plantings

Foundation plantings should be
installed along building edges
to screen the appearance of
building foundations from public
view.
1. Foundation planting areas
adjacent to the building
edges should be at least 10
wide.

2. Plantings should be low
maintenance species and
may include a combination of
small canopy or ornamental
trees, evergreen trees,
shrubs, and ornamental
grasses.
3. Foundation plantings must
not block the buildings’
windows, doors, or
entryways.
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4. Planting areas should be
mulched and edged to
create a clean and well-kept
appearance.
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Detention Ponds

Detention ponds temporarily
store stormwater runoff to
reduce runoff to a stream or
storm sewer. This function of
detention ponds helps to prevent
localized flooding and have
the potential to improve water
quality and reduce erosion from
runoff. Landscaping around
detention ponds should provide
a natural setting inclusive of
grasses, shrubs, and trees while
remaining compatible with the
use and development on the
property.
1. Detention ponds should be
designed as natural freeform in shape.

3. Plantings around detention
ponds shall include at
minimum 1 canopy or
evergreen tree and either
10 shrubs or groupings of
ornamental grasses for
every 50 linear feet of pond
perimeter.
4. Plantings should be in a
random, natural pattern.

5. Any security fencing around
the perimeter should be
decorative. Shrubs should be
planted around the outside
of fencing to soften the
appearance at a maximum
spacing of 5 feet between
shrubs.

2. Side slopes must not exceed
1 vertical foot for every 3
horizontal feet.
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site design and amenities, continued
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Parking Areas

Landscaping within parking
lots not only add visual interest,
it also creates stormwater
management opportunities and
helps organize traffic patterns
within parking areas. Parking
lots greater than 15 spaces must
incorporate landscaping into the
parking area per the following
requirements:
1. For commercial and
multi-family properties, a
minimum of 1 tree per 15
spaces is required.
2. For industrial properties,
1 tree per 20 spaces is
required.

3. Up to one-half of required
trees may be installed on the
14

edge of the parking lot. This
does not replace any side lot
line buffer or front screening
requirements if the parking
lot near the property line. The
remaining half of required
trees should be incorporated
into the parking lot layout as
planted parking islands.

4. Parking islands should be
located and designed to help
direct traffic and calm traffic
speeds through parking
areas in order to improve
safety for pedestrians and
vehicles.
5. Where parking lots are
located in the rear yard,
parking lot landscaping may
be reduced by 50%.
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Screening and Enclosures of
Waste Receptacles

Services ares for businesses such
as trash/waste receptacles or
dumpsters, mechanical systems
and utilities, and service areas
should be completely screened
from public view. Screening and
enclosures should be designed so
that they complement or match
adjacent building or site materials,
are not visually distracting, and
do not detract from the overall
aesthetics of the site.
1. These areas should be
completely enclosed by
opaque screening on three
sides and operable opaque
doors for access on one side.

			

2. Service and mechanical
areas should be located in
the rear or on the side of
buildings in a way that their
appearance is minimized or
eliminated from the roadway
and public areas.
3. Opaque fencing or a
combination of opaque
fencing and masonry
should be used. Materials
for screening or enclosures
should be high quality
and durable, yet visually
appealing, and they may
include the following:
a. Corrugated or ribbed
metal (more appropriate
for industrial contexts)

b. Powder-coated extruded
aluminum slats
c. Treated hardwood
d. Brick

e. Stone

f. Metal screen
4. Screening should be at least
5 feet tall.
5. Landscaping and planting
around screening and
enclosures for these areas is
highly encouraged, especially
if the area is visible from
public parking areas or from
the street.
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site design and amenities, continued
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Outdoor Dining

Design standards for outdoor
dining spaces ensures quality
seating areas for restaurants,
appropriate use of public
sidewalks or walkways (when
applicable), and incorporation
of site landscaping for visual
consistency.

one or a combination of the
following:
a. Freestanding decorative
fences or railings
b. Low masonry walls
c. Planters
d. Planting areas inclusive
of ornamental grass,
hedges shrubs, and/or
ornamental trees

1. Barriers are intended to
Fences or walls as barriers
clearly define seating areas,
should be a maximum height
which is especially important
of 36” above the outdoor
when dining areas occupy
patio surface.
a portion of or abut public
sidewalks. Barriers may
include a variety of styles, but 2. Screening of outdoor dining
areas adjacent to parking
should remain consistent and
areas should include an
complementary to the building
opaque area of at least 4 feet
with which the outdoor dining
in height to protect the space
space is associated.
from headlights of cars
Barrier styles may include
maneuvering and parking.
16

3. Shade should be provided
on part of the outdoor dining
space via shade trees,
awnings or trellises, tensile
shade structures, or table
umbrellas.
4. Outdoor dining areas should
provide at least one exterior
exit/entrance point that is
connected to the sidewalk
and/or parking areas.
5. When located on public
sidewalks, a minimum
sidewalk clearance of 6
feet should be retained for
unrestricted pedestrian
access.
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Pedestrian Access

2. Businesses located along
the corridor should provide
In order to create a more walkable
walkways that connect
environment along the Groesbeck
their building entrances
Highway corridor, sidewalks should
to sidewalks to increase
be required along the roadway,
accessibility for pedestrians
and should be incorporated
walking on the sidewalks.
into redevelopment or new
These walkways should lead
development projects. Increased
to primary entrances facing
accessibility for pedestrians will
Groesbeck Highway. In the
encourage visitors and users
case that a primary entrance
of the corridor to walk between
does not face Groesbeck
destinations, thus reducing the
Highway, pedestrian
potential for vehicle trips between
connections should be
adjacent or nearby businesses.
provided through the site via
pathways and/or crosswalks
1. Sidewalks should be wide
through parking areas. This
enough to accommodate
applies to all uses along the
pedestrians comfortably and
corridor.
be buffered from the roadway
with landscaping, such as a
grassy lawn including shrubs
and street trees, wherever
possible.
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site design and amenities, continued
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Open Space / Green Space

Open space can serve the
immediate property and users
of that property but can also be
an amenity for the surrounding
community and encourage
social interaction. Designated
open space can help establish
and/or protect the presence
of the natural environment
while also contributing green
space that will beautify the
corridor. In the case of larger
mixed use redevelopments
or retail clusters, buildings
on a site should be oriented
around common open spaces
to promote the use of these
outdoor areas.
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1. For industrial sites 2 acres
designed to include amenities
or larger in size, a minimum
like picnic areas, pocket parks,
of 10% of the site should be
courtyards, patios, pathways,
useable open space. This
benches, and water features.
is internal space and does
Open space and associated
not include required buffer
amenities are to be maintained
and greenbelt areas, though
by the property owner.
some flexibility to include
2. Where multiple open spaces
non-required amenities in
occur on the property,
those areas, such as seating,
pedestrian connections (i.e. a
could meet the intent. At least
pathway), should be made to
5% of any new commercial
connect them.
development should be
useable open space, with
3. Existing natural features on
exceptions allowed for very
the property are encouraged
small lots (less than ½ acre)
to be preserved - including
or where existing buildings
mature trees, wetlands, ponds,
and parking will not easily
etc. A conservation easement
accommodate that much open
would be required to ensure
space. In those cases, some
preservation is maintained.
amenities should be provided
in other locations in the site.
Usable open space should be
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Buffers

Landscaped buffer zones are
required where properties share
a common side lot line. These
buffers are intended to create
visual separation between
uses and properties, especially
between those with different uses
(such as commercial adjacent to
industrial). More robust buffers
are recommended when nonresidential uses are adjacent
to residential uses. Buffers
should use an arrangement of
canopy trees, evergreen trees,
and shrubs along landscaped
buffers, and requirements will
vary based on adjacencies and
intensity of uses. See section B.
Rear Screening and Buffers for
specific treatments of buffers
for industrial properties when
they share a rear lot line with
residential uses.
			

The following options for buffers
along side lot lines are contingent
upon adjacent uses.
1. Adjacent to Other NonResidential Uses:

a. Minimum 20-foot-wide
planting area
b. Minimum plantings include
1 canopy tree, 1 evergreen
tree and 4 shrubs per 30
linear feet.
c. These buffers apply unless
parking is shared between
the two uses.
2. Adjacent to Same NonResidential Use
a. Minimum 10-foot-wide
planting area
b. Minimum plantings include
1 tree (either canopy or

evergreen) or 4 shrubs per
20 linear feet.

c. These buffers apply unless
parking is shared between
the two uses.

3. Non-Residential Uses Adjacent
to Residential Uses
a. Minimum 50-foot-wide
planting area
b. Minimum plantings include
1 canopy tree, 2 evergreen
trees, and 4 shrubs per 20
linear feet.
c. In addition to plantings, a
wall or fence of at least 6
feet in height or a 4-foot
earthen berm may be used.
d. If a parking lot or loading
area is adjacent to a
residential use, a 6-foot wall
or hedge is required.

M-97 / Groesbeck Highway Design Guidelines
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plant materials and sizes
Plant Species
The following plant species
recommendations are provided
for landscaping along the
corridor and within the site.
The use of these street trees
(deciduous or canopy trees),
evergreen trees, and perennials
should enhance the streetscape
and be easy for property owners
to maintain. The plant list
includes species well-adapted
for the area and conditions
found along urban corridors.
Other plant species may be
used if they follow the intent and
character of the guidelines.

TREE PLANTING SURFACE AREA
Minimum surface area of 100 sq ft per free planting

TREE SIZES
Minimum 2.5 inch caliper
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Street Trees

Street trees should meet the
following requirements:

• Trees should never be
spaced more than 50 feet
apart
• At maturity, the tree must
reach a height above 20 ft
• Lowest branches should be
kept at a minimum of 6 ft
above the ground
• No one tree species shall
make up more than 50% of
all trees

20

2 trees at least 1.5 inch caliper may be substituted for 1 tree at
2.5 inch caliper

EXISTING TREES

Existing trees may be counted if undisturbed

A tree greater than 12 inch caliper may be counted as 2 trees if
no soil within 10 feet of the tree is disturbed.
A tree greater than 18 inch caliper may be counted as 3 trees if
no soil within 10 feet of the tree is disturbed.

Perennials Examples
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Basswood
Tilia Americana

Pin Oak
Quercus palustris

Ironwood
Ostrya virginina

Swamp White Oak
Quercus bicolor

Thornless Honey Locust
Gleditsia tricanthos f.
inermis

Homestead Hybrid Elm
Ulmus ‘Homestead’

Red Maple
Acer rubrum
‘October Glory

Glenleven Littleleaf Linden
Tilia cordata “Glenleven”

			

M-97 / Groesbeck Highway Design Guidelines

21

fr o n tag e a n d i n te rior landscap ing

plant materials and sizes, continued
Low Shrubs, Perennials, and
Ornamental Grasses
Low shrubs, perennials, and
ornamental grasses should meet
the following requirements:
• Kept below 3 ft in height for
natural surveillance

PLANTING SIZES
Low shrubs

1.5 ft tall
3 gallon container size

Perennials /
ornamental grasses

1 ft tall
1 gallon container size

NUMBER OF PLANTS REQUIRED
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• Landscape areas may
include a combination of
low shrubs, perennials and/
or ornamental grasses
with 1 low shrub being
equivalent to 2 perennials or
ornamental grasses.

Street frontage landscape
area without wall

4 low shrubs or
8 perennials/ornamental grasses
per 10 linear feet

Street frontage landscape
area with wall

4 low shrubs or
8 perennials/ornamental grasses
per 20 linear feet

Interior landscape area

4 low shrubs or
8 perennials/ornamental grasses
per 100 square feet

Low Shrubs Examples

Mugo Pine
Pinus mugo

Dwarf Ninebark
Physocarpos opulifolius ‘Nana’

Knockout Rose
Rosa ‘Knock Out’

Juniper
Juniperus horizontalis

Fragrant sumac Gro-Low
Rhus aromatica ‘Gro-low’

New Jersey Tea
Ceanothus americanus

Potentillia
Potentillia fruticosa

St. John’s Wort
Hypericum prolificum

22

Perennials Examples
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Coneflower
Echinacea

Hosta
Hosta

Blue Flag Iris
Iris virginica

Daylily
Hemerocalis cv.

Black Eyed Susan
Rudbeckia hirta

Lilyturf
Liriope muscari

Butterfly Bush
Buddelia

Catmint
Nepeta

Karl Foerster Feather
Reed Grass
Kalamagrostis ‘Karl
Foerster’

Karley Rose Fountain
Grass
Pennisetum alopeduroides

Ornamental Grasses Examples

Little Bluestem
Schizachyrium scoparium

			

Switchgrass
Panicum virgatum

M-97 / Groesbeck Highway Design Guidelines
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rear screening and buffers

rear screening for industrial uses

Option B Example
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Option A Example

Design Standards for
Industrial Properties
Rear Yards

Rear yards should be landscaped
and screened using one of the
following options. Option A is
required for properties that
contain overnight trucking
storage and/or industrial
properties directly adjacent to
residential uses.

1. For any industrial uses other
than overnight trucking
storage and are not adjacent
to residential uses, the
property owner may choose
any of the following options
for rear yards.
• Option A: A minimum 10
foot wide landscape buffer
yard with evergreen trees
and/or tall shrubs
• Option B: A minimum 5 foot
wide landscaped area with
evergreen trees and/or tall
shrubs with 4 foot tall solid
fence.
• Option C: A minimum 6 foot
high solid wall.

24

Option C Example

2. Screen wall materials should
to match or complement the
building materials. A fence
may be allowed for a low
intensity use. For example, a
use that is only open during
regular business hours and
where the fence would abut
parking or activity zones with
truck maneuvering, outdoor
storage or other activity that
could damage the fence.

10 FT

Option A
Minimum 10 foot wide landscape buffer yard with evergreen trees
and/or tall shrubs

LANDSCAPE
BUFFER YARD
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10 FT

Option B

5 FT

Minimum 5 foot wide landscaped area with evergreen trees
and/or tall shrubs with 4 foot tall solid fence.

LANDSCAPE
BUFFER YARD

4 FT TALL
FENCE

5 FT
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r ear s c re e n i n g and buffe rs

rear screening for industrial uses
Option C
Minimum 6 foot high solid wall.

6 FT TALL
WALL

DRAFT
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plant materials and sizes
Evergreen Tree and Screen
Plantings
Parking lots and industrial
properties should have sufficient
screening adjacent to residential
properties. The plantings should
meet the following standards:
•
•

•

PLANTING SIZES
Evergreen trees

5 ft tall

Tall shrubs

4 ft tall
3 gallon container size

NUMBER OF PLANTS REQUIRED
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Plants are to be closely
placed, in staggered rows

Tall screens should reach a
height of 6 ft or more (except
on street frontages or
residential front yards)

Landscape areas along
common property lines may
include a combination of
both evergreen trees and tall
shrubs with one evergreen
tree being equivalent to 2 tall
shrubs.

Landscape area along a
residential property without
a wall or fence
Landscape area along a
residential property with a
wall or fence

1 evergreen or 2 tall shrubs per 5
linear feet
1 evergreen or 2 tall shrubs per 10
linear feet

Evergreen Tree Examples

Eastern Red Cedar
Juniperus virginiana

			

Juniper ‘Blue Spartan’
Juniperus ‘Blue Spartan’

White spruce
Picea glauca

Eastern Arborvitae
Thuja occidentalis

M-97 / Groesbeck Highway Design Guidelines
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plant materials and sizes, continued
Tall Shrub Examples
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Dogwood
Cornus spp.

American Filbert
Corylus americana

Viburnum
Viburnum spp.

Lilac
Syringia vulgaris
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Witch Hazel
Hamamelis spp.

Fragrant sumac
Rhus aromatica

c

access and circulation

access management
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Purpose

Access management along
the corridor is necessary to
ensure safe and efficient travel
for all users of the roadway.
Proper access management
can minimize traffic conflicts
and provide clear accessibility
to properties for vehicles,
pedestrians, and bicycles.
Pedestrians, in particular, need
safe passageway between the
right-of-way and the building
entrance. A properly designed
circulation system is a key
component to encouraging a
walkable environment.

CONNECTED &
CONTIGUOUS
PARKING AREAS

CONSOLIDATED DRIVE
ON GROESBECK

REAR ACCESS
DRIVE
HILLCREST
SQUARE

Hillcrest Square is a good example of access management techniques including: a consolidated
entrance on Groesbeck Highway, shared access among parking ares for multiple businesses,
rear access to businesses via an access road, and restricted right-in/right-out driveway on
Groesbeck Highway.
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ac c e s s a n d c i rc u lat ion

access management, continued
WOW
ELECTRIONICS

110’ SPACING
76’ SPACING

PARKWAY
CHIROPRACTIC
CENTER

121’ SPACING

459’ SPACING

WHITE CASTLE

DRAFT
DOCUMENT
HUNT’S
GYMNASTICS
ACADEMY

88’ SPACING

99’ SPACING

ARBY’S

123’ SPACING

CLINTON
PLAZA

QUICK LUBE
CENTER

Example of inadequate spacing of access points: Restaurants and retail along
Groesbeck Highway near 16 Mile Road.

Design Standards

1. Number of Driveways Since driveways contribute
to congestion, crash potential
and cause conflicts with
pedestrians, the number of
driveways along Groesbeck
Highway should be the
minimum necessary
to provide reasonable
access and meet fire code
requirements. The Township
and MDOT staff should
collaborate on access design
to help meet goals for safety
and efficient travel along
the corridor. When there is
a change to a site’s use that
initiates a site plan review
by the Township (especially
to a more intense use in
terms of traffic), the owner,
30

Example of adequate spacing of access points: Hunt’s Gymnastics Academy and
Clinton Plaza near 15 Mile Road.

Township and MDOT should
work together to upgrade the
access design consistent with
these guidelines.
The following standards
shall generally apply (refer to
the published MDOT Access
Design Guidelines):

a. The number of driveways
along Groesbeck Highway
should be minimized as
much as is practical.
b. Shared access between
adjoining properties should
be encouraged, with
cross-access easements
provided.

c. Driveways should either
be aligned with those
across the street, or
spaced at least 150
feet from them, to avoid
left turn conflicts in the
center turn lane. See
sketches on the following
page.
d. Driveways should be
spaced as far apart as
possible. MDOT access
guidelines recommend
455 feet between
driveways on the same
side of the road like
Groesbeck Highway
posted with a 50 mph
speed limit. Given the
existing spacing is often
well below that standard,
the goal should be to
gradually increase

the spacing between
driveways as much as
possible. The priority
should be keeping
driveways as far from
signalized intersections
as possible, and reducing
conflicts caused by short
offset dimensions with
driveways across the
street (see sketch).

5. Sidewalks - Where sidewalks
do not currently existing
along the public roadway,
sidewalks with a minimum
5 feet width should be
installed. Sidewalks should
generally be placed one
foot inside the property line.
Since Groesbeck Highway,
or M-97, is a state roadway,
approval of MDOT is required.

DRAFT
DOCUMENT

e. Driveways should be
designed for the typical
vehicle in terms of radii
and width. For uses
that generate higher
traffic volumes or
with significant truck
movements, MDOT may
require a deceleration
taper or lane.

2. Future Shared Access Where a site is adjacent to
an undeveloped property,
the site should be designed
to accommodate a future
parking lot connection.

6. Pedestrian Access to
the Site - A safe and
convenient connection
should be provided
between the sidewalk along
Groesbeck Highway and the
buildings front entrance.
In some cases, islands and
crosswalk-type markings
may be needed, especially
for restaurants and other
businesses that will have
relatively high pedestrian
travel.

3. Loading Areas - Ensure that
loading areas do not interfere
with on-site pedestrian and
vehicle circulation.
4. Internal Pedestrian
Connections - Pedestrian
crosswalks and pathways
should be provided within
parking areas of more than
25 parking spaces to ensure
safe passage between
vehicles and the building
entrance.
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access on groesbeck highway today
Corridor Examples
Below are locations along the Groesbeck Highway corridor that represent poor and inadequate driveway
spacing and offsets according to the MDOT access management standards.

NJT - MAYCO
PLASTICS

SUNOCO

DRAFT
DOCUMENT
42’ OFFSET

PARKWAY CHIROPRACTIC
CENTER

Driveway offset between access points is not
adequate and causes conflict with vehicle turning
left into either driveway.

CAPTAIN D’S

Driveway offset between access points is not
adequate.

SEQUOIA TOOL &
MANUFACTURING
PARKWAY
AUTOWASH &
DETAILING

0’ OFFSET

ARBY’S

No driveway offset from access points. Driveways
are directly across the street from each other.
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200’ OFFSET
B + D DRYWALL
SUPPLY

Driveway offset between access points is not
adequate.

d

building scale/placement and parking placement

building placement for industrial and commercial
Purpose
Building scale and placement
can affect the look and feel
of a corridor significantly.
Buildings should typically be
oriented to face the street, and
setbacks along the corridor
should be consistent to provide
a more cohesive street wall and
pedestrian-oriented environment.
Similarly, parking placement is
crucial to site design; side and
rear parking areas are highly
encouraged not only for aesthetic
reasons, but to also encourage
walkability and decrease
the potential for vehicle and
pedestrian/bicycle conflicts.

DRAFT
DOCUMENT

Design Standards

1. For industrial buildings, the
minimum setback should
be 60 feet to accommodate
for pedestrian amenities,
open space, and landscaped
buffers. Commercial buildings
should be setback at least 35
feet, but no more than 50 feet
along the corridor.
2. Buildings should be oriented
so that at least one main
entrance faces the road. The
main entrances of a building
should be ADA compliant.
3. For larger buildings
with multiple tenants,
multiple entries along the
			

street frontage should be
incorporated into the site plan.

6. Parking per use should
not exceed 110% of the
minimum parking spaces
required as stated in the
Zoning Ordinance.

4. Parking should be located
along the side and rear
yards to avoid dominating
the streetscape. Where this
7. For corner lots, buildings
is not possible – such as in
or landscaping should
consideration of the existing
be located nearest the
prevalent setbacks along a
intersection. Parking areas
segment of the corridor – a
are discouraged at this
limit of 2 rows of parking is
location.
permitted in the front yard.
8. Outdoor storage areas
Front yard parking may
should not be visible from
be If front yard parking is
the roadway. Ideally, storage
implemented, then additional
areas and loading facilities
landscaping would be required
are located to the rear of the
to properly screen the parking
building. Proper screening
area.
and landscaping should be
5. Shared parking is encouraged
implemented where these
between adjacent sites or
storage and/or loading areas
mixed-use developments on
abut residential properties.
the same site.
M-97 / Groesbeck Highway Design Guidelines
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bu i l d i n g s c a l e a nd p lace me nt /parking p lacement

building placement for multi-family residential

DRAFT
DOCUMENT

Overall Design Standards
1. Multi-family residential
buildings should be
setback a minimum of
60 feet from the rightof-way along Groesbeck
Highway. Setbacks for any
internal roads as part of a
development should be at
least 20 feet.

2. Any development with
multiple buildings should
allow a minimum of 30 feet
spacing between buildings.
3. Developments with multiple
residential buildings should
include an open space for
residents that is central
to and accessible from all
buildings.
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4. Pathways and driveways
should be paved. Pathways
for pedestrians should
connect to sidewalks
along the roadway and
lead directly to building or
invidivual unit entrances,
whichever applies to the
residential building.

5. Parking may consist of
surface parking, garages
(attached or detached) or
carports and should be
adjacent or close to the
primary structure. Parking
for multi-family residential
units may be front, side,
or rear entry in relation to
each unit. It is encouraged
that parking is not visible
from the roadway. If a
residential building if facing

the corridor, it is encouraged
that parking is located
behind the building. If a
residential building is facing
a direction other than toward
the corridor, parking shall be
screened from view.

6. Access to multi-family
residential parking areas
is encouraged on side
streets or consolidated
along internal roads of a
development wherever
possible.
7. Where a parking lot for is
adjacent to a single familyzoning district a screening
wall or landscape buffer
shall be provided.

e

building design and materials

building design for commercial buildings

DRAFT
DOCUMENT

Purpose

Building massing and façade
treatments, especially along
sides that are visible from the
roadway and adjacent residential
uses, should have a consistent
architectural quality along the
corridor. While architectural
variation is encouraged, buildings
should be thoughtfully designed
to complement each other and
create visual cohesion.

Overall Design Standards
1. If a building is more than one
story, a different architectural
treatment may be used on the
ground floor facade than on
the upper floors.

			

2. Climbing vegetation and
green walls are encouraged
as a method to provide visual
interest to building facades.
3. The following building
materials and designs are
discouraged as their features
can negatively affect the
overall look and feel of the
corridor:
a. Aluminum siding
b. Asphalt shingles
c. Larger and blank wall
facades
d. Brightly-colored roofs
e. Pre-fabricated metal
walls
f. Highly reflective surfaces

Commercial Buildings
1. 65% of the total front façade
of a building should be of
brick or similar material
(excluding window and
doorway openings, as well as
decorative trim). For building
front and side facades that
are 100 feet or greater in
length, these should be
designed with offsets at
intervals of every 50 feet.
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bui l di n g de s i g n and mat e rials

building design for industrial buildings

DRAFT
DOCUMENT

2. Building sides visible
from Groesbeck Highway
or internal parking lots
or adjacent residential
uses, shall also be at least
50% brick, with the same
exclusions. The Township
may allow some flexibility for
the side and rear standards
in consideration of the size of
the building, views, internal
operations, and alternative
designs that meet the intent
for aesthetically pleasing
building design.
3. Modulation of roofs and
roof lines are encouraged to
eliminate the look of boxshaped buildings.
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Industrial Buildings

1. Exterior façade materials
shall consist of high quality
and durable materials on the
building frontage and corner
articulations. If a façade
faces residential, then that
façade should also consist
of similar types of materials,
including brick, concrete
block, and pre-cast concrete.
2. Blank walls are discouraged.
Building articulation can
be met through providing
transparency and varying
building materials and
finishes to create a more
welcoming feel to the overall
building.

3. For buildings that are 100
feet in length or longer, a
material change and shift
in the wall façade should
be applied to the front
façade for every 40 feet. If
side and rear facades face
either another roadway or
residential use, then the
same standard applies.

building design for multi-family buildings

DRAFT
DOCUMENT

Overall Design Standards

Multi-family residential buildings
should use a style that is
compatible with surrounding
residential styles while
enhancing the community
character. Building entrances,
windows, awnings and other
features should provide unity in
scale and pattern among new
developments and the existing
neighborhood character. When
multiple buildings are proposed
on one site, buildings should
be consistent in appearance.
Architectural features on streetfacing facades, including but
not limited to decorative details,
archways, porches, and varied
roof lines are encouraged to add
visual interest to buildings.

			

1. Archtiectual features
and facade variation are
especially important for
buildings with a length
greater than 100 feet to
break up expansive facades.

2. For street-facing exterior
elevations, 75% of the total
area for each facade may
be brick, face brick, or
stone (excluding windows,
doorways, and decorative
trim.) Permitted materials for
the remaining 25% include
wood, vinyl, or fiber cement
siding.
3. Side and rear facade that
do not face a street may
be brick. face brick, stone,
wood, vinyl, or fiber cement
siding, but using the same
materials and treatment

as street-facing facades is
encouraged.

4. Permitted materials for
foundation walls include
concrete block, score block,
precast concrete, and castin-place concrete.
5. Detached garages,
carports or accessory
building exteriors should
use a similar treatment
and materials that are
coordinated with the primary
residential structure.
6. All exterior utility equipment,
such as air conditioning units
and utility boxes, must be
screened from view from the
roadway.
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f

signs

sign placement, size, and design

DRAFT
DOCUMENT

Purpose

Design Standards

Signage can hold a significant
influence upon the general
aesthetics and safety of the
roadway. The placement, type,
and number of signs permitted
on a site, if executed properly,
can keep signs from distracting
and interfering with traffic and
other users of the road.

1. Locate signage on the
site so as to not obstruct
the sightlines of vehicles
entering and exiting the
property. Signs should also
be placed so that they do not
dominate the architectural
features of the building.
2. Signage should be sized to
be visible to pedestrians
and makes access to the
entrance of the building
obvious.

3. For multi-tenant signs,
similar color schemes
should be utilized to avoid
signage clutter. Varying fonts
can be used to differentiate
between business logos.
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4. Signs can be illuminated,
but only to the minimum
required for readability at
night.

g

lighting

lighting placement, size, and design

DRAFT
DOCUMENT

Purpose

Design Standards

Proper lighting on a site should
minimize light trespass onto
adjacent properties (particularly
residential properties) as well as
serve the purpose of providing
a safe and secure environment
for users and visitors to the
property. Well-designed lighting
will also not contribute to
nighttime pollution, helping to
preserve the natural quality of
the nighttime sky.

1. The height and direction of
lighting on a site should light
the property its intended
for, but avoid light pollution
spilling onto adjacent
properties. Lighting should
not exceed 25 feet in height
from the parking lot grade
and should be particularly
sensitive to adjacent
residential properties.

			

2. Ornamental lighting should
be used along pedestrian
walkways (both within
the site and along the
street side of the property)
and adjacent to building
entrances to provide for a
safe and pedestrian-scaled
environment.

3. Exterior lighting should
complement the
architectural style of the
building and contribute to
the overall design of the
site. Wall mounted and pole
mounted lights should direct
light downward. Where
uplighting is desired on a
building façade to highlight
architectural features, it
should be angled or shielded
to avoid unnecessary light
pollution.
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