
 

CITY OF NOVI CITY COUNCIL 

AUGUST 8, 2022 

 

 

SUBJECT: Approval of (1) the request of Sakura Novi Land Development LLC for JSP 

22-09 Sakura Novi for Preliminary Site Plan with Site Condominium, Phasing 

Plan, Wetland Permit, Woodland Permit, and Storm Water Management 

Plan, and (2) First Addendum to the PRO Agreement. The subject property 

is zoned TC-1 with a Planned Rezoning Overlay (PRO), which conditions 

development to the terms of a PRO Plan and Agreement.  The site is 

approximately 15 acres in size and is located north of Grand River Avenue, 

south of Eleven Mile Road, and east of Town Center Drive (Section 23). The 

applicant is proposing to develop a mixed-use development including 

commercial retail, office, and restaurant uses, and multifamily residential 

units. 

 

SUBMITTING DEPARTMENT: Community Development Department - Planning 

 

BACKGROUND INFORMATION:  

 

The applicant is requesting site plan approval for approximately 15-acres of property 

located north of Grand River Avenue, south of 11 Mile Road, and east of Town Center 

Drive. This process began several years ago when the applicant entered into a purchase 

agreement with the City for the majority of the subject property and with the intention of 

developing it under the Planned Rezoning Overlay (PRO) process as a mixed use 

development. The layout, intensity, mix of uses, and design evolved over time, and 

eventually the City Council approved the PRO Agreement and Plan in May 2021 and 

completed the sale of the property in August 2021. 

“Sakura Novi” has been proposed as a mixed-use development that would highlight the 

cultural diversity of Novi by bringing together a mix of Asian-themed retail and restaurant 

tenants and add a vibrant destination in the Town Center area. The project is presented 

as 2 phases. Phase 1 consists of a commercial area with four buildings that incorporate 

restaurant, retail, and office uses along the Grand River frontage, along with 118-

townhome units on the north and eastern portion of the site accessed via 11 Mile Road. 

The existing pond on the west side of the site is to be a focal point and public gathering 

space, to be enhanced with Japanese-style gardens and a walkway around the 

perimeter. The Phase 2 portion of the project includes an additional 15 townhome units 

between the eastern residential area and the commercial area. In Phase 1 that area is 

used for additional parking. 



 

The applicant has submitted the required site plan with building elevations. All reviews 

are recommending approval or conditional approval of the Preliminary Site Plan, with 

additional comments to be addressed with the Final Site Plan. The proposed 

development is generally in conformance with the PRO Agreement and Zoning 

Ordinance, with two minor waivers requested, which are noted in the suggested motion. 

One is a landscaping waiver for a deficiency in accessway perimeter trees, and the other 

would allow lighting levels to exceed the 4:1 average to minimum ratio in some locations 

due to the more subtle pedestrian-level lighting proposed around the pond walkway, 

which was previously approved as a deviation to fall below the required 0.2 footcandle 

standard. Staff has worked with the applicant to achieve a maximum ratio of 6:1 in those 

locations. The applicant also proposes to plant some of their landscaping on the ECCO 

Tool property, which will require them to obtain a landscape easement prior to Final Site 

Plan approval.  

The recently submitted unit plan for the condominium shows five units, while the unit plan 

in the approved PRO Plan and Agreement text mentions only three units. The 

rearrangement of unit boundaries does not materially impact the layout of the site. The 

change was made in order to be able to assign unique parcel numbers to each portion 

of land except the general common elements. Administrative staff has no objection to 

issuing the  First Addendum to the PRO Agreement to acknowledge this minor change.    

Wetland and Woodland permits are required, as described in the PRO Agreement. The 

building facades match what was proposed and Section 9 waivers approved in the PRO 

Agreement.  

Public benefits agreed to at the time of the PRO include a contribution to the Sidewalk 

Fund for completion of off-site sidewalk on Grand River, adding a multi-generational, 

multi-use play area and pond platform to be located northwest of the pond, as well as 

a free little library. A meditation plaza is shown on the eastern side of the site. An 

easement to the City for the purpose of displaying public art is located on the east side 

of the site near Grand River. Right of Way along Grand River and 11 Mile roads has been 

dedicated. 

 

Planning Commission Action 

On July 13, 2022, the Planning Commission held a public hearing and made a favorable 

recommendation to City Council for approval of the Preliminary Site Plan, Wetland Permit 

and Storm Water Management Plan based on the motion shown in the action summary 

attached.  Meeting minutes are also attached. 

 

The Ordinance requires the Preliminary Site Plan to receive review and recommendation 

for approval or denial from the Planning Commission with City Council ultimately 

approving or denying the proposed plan. Following the City Council’s approval, the Final 

Site Plan approval may be granted administratively.  

 

RECOMMENDED ACTION:  

Please note the following 2-part motion. 



 

PART 1: Approval of Sakura Novi, JSP22-09, for the Preliminary Site Plan with Site 

Condominium, Phasing Plan, Wetland Permit and Stormwater Management Plan based 

on and subject to the following: 

1. Lighting waiver from Section 5.7 to allow light levels to exceed the 4:1 average to 

minimum ratio in some locations, up to a maximum of a 6:1 ratio, in order to allow 

greater variation in the light levels in certain areas of the property, which is hereby 

granted;  

2. Landscape waiver from Section 5.5.3.C.iii to permit the shortage of 14 access-way 

perimeter trees in the commercial area, which is hereby granted; 

3. As permitted under the terms outlined in the PRO Agreement, the applicant shall 

mitigate wetland impacts by purchasing credits in an EGLE-approved wetland 

mitigation bank, and 

4. 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 Final Site Plan. 

 

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

and Article 5 of the Zoning Ordinance, and with Chapters 11, 12, and 37 of the Code of 

Ordinances,  and all other applicable provisions of the Ordinance, as well as the terms of 

the PRO Agreement.  

 

PART 2: Approval of the First Addendum to the Sakura Novi PRO Agreement, JZ19-31, to 

acknowledge the new numbering of condominium has changed from 3 to 5 units, and 

incorporating the revised condominium unit plan.  

This motion is made because the change does not materially affect the PRO 

Agreement.  
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3-UNIT BUILDING
ELEVATIONS

2021008

A3.1

JRM

SCALE:  3/16" = 1'-0"1 FRONT ELEVATION - 3 UNIT

SCALE:  3/16" = 1'-0"2 REAR ELEVATION - 3 UNIT

SCALE:  3/16" = 1'-0"3 SIDE ELEVATION

SCALE:5 FRONT VIEW - 3 UNIT

ELEVATION TOTAL AREA BRICK AREA %BRICK

FRONT 1653 SQ. FT. 589 SQ. FT. 36%
REAR 1734 SQ. FT. 1190 SQ. FT. 69%
SIDE 1178 SQ. FT. 687 SQ. FT. 58%
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SCALE:  3/16" = 1'-0"1 FRONT ELEVATION - 5-UNIT

SCALE:2 FRONT VIEW - 5 UNIT

ELEVATION TOTAL AREA BRICK AREA %BRICK

FRONT 2712 SQ. FT. 983 SQ. FT. 36%
REAR 2930 SQ. FT. 1957 SQ. FT. 67%
SIDE 1179 SQ. FT. 687 SQ. FT. 58%



GENERAL ELEVATION/SECTION NOTES:            
1. THIS DRAWING IS DIAGRAMMATIC AND SHOULD BE USED TO

DETERMINE THE DESIGN INTENT.  THE CONTRACTOR IS RESPONSIBLE
FOR THE COMPLETE SET OF WORK AS INDICATED AND SHALL FIELD
VERIFY ALL WORK, COORDINATE ALL DRAWINGS / NEW WORK AND
SHALL NOTIFY ARCHITECT IMMEDIATELY OF ANY DISCREPANCIES IN
THE DOCUMENTS BEFORE PROCEEDING.  FAILURE TO DO SO WILL
RESULT IN THE CONTRACTOR TAKING FULL RESPONSIBILITY AND
LIABILITY FOR SAID DISCREPANCIES.

2. ALL DIMENSIONS ARE SHOWN FROM FINISH FACE TO FINISH FACE OF
PARTITION UNLESS OTHERWISE NOTED.

3. ALL WORK SHALL BE DONE IN ACCORDANCE WITH ALL LOCAL, STATE,
COUNTY CODE REGULATIONS, O.S.H.A., AND THE AMERICAN WITH
DISABILITIES ACT (ADA).  REFER TO THE CODE PLAN FOR MORE
INFORMATION.

4. ALL FOUNDATIONS TO EXTEND 42" MIN. BELOW GRADE

5. ATTIC VENTING: NO VENTING PERMITTED IN FIRE-RATED ASSEMBLY
AREAS. POSITION EAVE AND ROOF VENTS IN ADJACENT NON-FIRE
RATED AREAS.

6. WINDOWS: CONTRACTOR TO VERIFY THAT ALL SLEEPING ROOMS
HAVE OPERABLE WINDOWS THAT MEET CODE REQUIRED EGRESS
SIZING. COORDINATE FINAL WINDOW SIZES WITH MANUFACTURER.
WINDOW U-FACTOR: 0.32 MAXIMUM
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SCALE:  3/16" = 1'-0"1 FRONT ELEVATION -  UNIT

SCALE:2 FRONT VIEW -  UNIT

ELEVATION TOTAL AREA BRICK AREA %BRICK

FRONT 4309 SQ. FT. 1568 SQ. FT. 36%
REAR 4661 SQ. FT. 3116 SQ. FT. 67%
SIDE 1178 SQ. FT. 687 SQ. FT. 58%
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SIDE 1178 SQ. FT. 687 SQ. FT. 58%



P

1' 
- 1

"
19

' - 
9"

7' 
- 6

"
7' 

- 7
"

1' 
- 1

"

GARAGEGARAGE

UTILITY
UTILITY

BONUS ROOM BONUS ROOM

W.I.C.

7' - 0" 5' - 1" 2' - 8" 4' - 2"

W.I.C.

3' 
- 5

"
11

' - 
2"

5' 
- 5

"
3' 

- 1
"

2' 
- 9

"
3' 

- 4
"

11' - 6" 3' - 9"

3' - 4" 5' - 3" 3' - 0" 9" 3' - 0" 4' - 7" 3' - 4" 2' - 11" 3' 
- 8

"

7' - 0" 5' - 3" 2' - 8" 4' - 0"

2' 
- 5

"
1' 

- 0
"

11' - 6" 3' - 9"

2' - 0" 4' - 0" 2' - 0" 6"2' - 0" 4' - 0" 2' - 0"

3' 
- 8

"
36

' - 
10

"

1' - 5" 16' - 2" 1' - 4" 1' - 1" 1' - 4" 16' - 2" 1' - 4"

20' - 0" 20' - 0" 6"

1

2

3
4

5

6

1

2

3 4

5

60 x6
8

2 8x6 8

2 8x6 8

30 x6
8

60 x6
8

2 8x6 8

2 8x6 8

30 x6
8

4"
 S

ILL

LIVING

DININGKITCHEN

1/2 BATH

2' - 0" 3' - 6" 3' - 0"

BALCONY

3' - 8" 7' - 10" 7' - 5"

2' 
- 7

"
9' 

- 0
"

9' 
- 2

"

2' 
- 9

"

6

9

11
13

10

12

8

18

19

28 x6
8

30 x6
8 PATIO

1' - 1" 3' - 0" 9" 3' - 0" 9" 3' - 0" 1' - 2" 1' - 7" 3' - 4"

DEN

2' 
- 5

"
5' 

- 5
"

6' 
- 0

"

2' 
- 0

"
38

' - 
0"

BED 3BED 2

BATH

CLOSET

MASTER BED

LAUNDRY

BATH

BED 2

BATH

W.I.C.

BED 1

LAUNDRY

BATH

W.I.C.

12
' - 

3"
5' 

- 5
"

8' 
- 1

"
13

' - 
0"

9' - 6" 3' - 11"

20' - 0" 20' - 0"

8"
9' 

- 2
"

3' 
- 1

1"
3' 

- 5
"

8' 
- 3

"

2' 
- 4

"

9' 
- 8

"

1' 
- 7

"
2' 

- 4
"

1' 
- 7

"

3' - 11" 5' - 0"

42x48

36x60

8"
9' 

- 7
"

3' 
- 1

1"
3' 

- 1
1"

12
' - 

4"
7' 

- 0
"

SH
EL

F

SH
EL

F

2' - 8" 3' - 5" 3' - 11" 1' - 11"

11' - 6"

13
' - 

0"
11

' - 
11

"

10' - 5" 8' - 6"

3' - 0" 6' - 11" 3' - 0" 6' - 3" 10" 3' - 0" 7' - 5" 3' - 0" 5' - 9"

10
' - 

4"
3' 

- 0
"

6' 
- 7

"
3' 

- 0
"

15
' - 

1"

5' 
- 5

"
3' 

- 6
"

4' 
- 7

"

9' 
- 6

"
4' 

- 0
"

3' - 11" 5' - 0"

6' 
- 4

"
3' 

- 1
"

2' 
- 6

"

2' - 1" 3' - 0" 2' - 5" 3' - 0" 3' - 0" 9" 3' - 0" 3' - 0" 7' - 5"

20' - 4" 7' - 5"

17

5

1614

5

14

15

28x68

24 x6
8

46 x6
8 24 x6

8
46 x6

8

2 8x6 8

2 8x6 8

28 x6
8

46 x6
8

4 6x6 8

28x68

2 8x6 8

4 6x6 8

24 x6
8

24 x6
8

24 x6
8

2 4x6 8

28 x6
8

1614

5

5

14

15

17

OPTIONAL
DOOR

2020

GENERAL PLAN NOTES:
1. THIS DRAWING IS DIAGRAMMATIC AND SHOULD BE USED TO

DETERMINE THE DESIGN INTENT.  THE CONTRACTOR IS RESPONSIBLE
FOR THE COMPLETE SET OF WORK AS INDICATED AND SHALL FIELD
VERIF  ALL WORK, COORDINATE ALL DRAWINGS / NEW WORK AND
SHALL NOTIF  ARCHITECT IMMEDIATEL  OF AN  DISCREPANCIES IN
THE DOCUMENTS BEFORE PROCEEDING.  FAILURE TO DO SO WILL
RESULT IN THE CONTRACTOR TAKING FULL RESPONSIBILIT  AND
LIABILIT  FOR SAID DISCREPANCIES.

2. CONTRACTOR TO VERIF  ALL DIMENSIONS IN FIELD. AN
DIMENSIONAL VARIANCES CAUSED B  ACTUAL WALL CONSTRUCTION
OR LA OUT MODIFICATIONS IN THE FIELD ARE RESPONSIBILIT  OF
CONTRACTOR.

3. WALL THICKNESS  ARE NOMINAL NOT ACTUAL DIMENSIONS. SEE
FLOOR PLAN KE NOTES FOR AWLL CONSTRUCTION.

4. ALL WORK SHALL BE DONE IN ACCORDANCE WITH ALL LOCAL, STATE,
COUNT  CODE REGULATIONS, O.S.H.A., AND THE AMERICAN WITH
DISABILITIES ACT ADA .  REFER TO THE CODE PLAN FOR MORE
INFORMATION.

5. DO NOT BACKFILL WALLS UNTIL FLOOR DECKS ARE INSTALLED

6. ALL POSTS CONTINUOUS TO FOUNDATION

. SHEAR WALLS TO BE PERSCRIPTIVE PER MBC 2015

8. ALL FINISHES TO BE COORDINATED BETWEEN DEVELOPER AND BU ER.
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PETITIONER 
Sakura Novi, LLC   
 
REVIEW TYPE 
Revised Preliminary Site Plan 
 
PROPERTY CHARACTERISTICS 

 Section 23 

 Site Location 
Parcel Ids: 22-23-126-018 
North of Grand River Avenue and south of Eleven Mile Road, east of 
Town Center Drive 

 Site School 
 

Novi Community School District 
 Current Site 

Zoning TC-1: Town Center - 1 

 Adjoining Zoning North OSC: Office Service Commercial and I-1: Light Industrial 
  East B-3: General Business and I-1: Light Industrial 
  West TC: Town Center 
  South TC-1: Town Center - 1 
 Current Site Use Vacant; Tool & Die shop 

 Adjoining Uses 

North Childcare Center/Hotel/Vacant industrial 
East Commercial/Wetland  
West Retail/Restaurants 
South Commercial 

 Site Size 15.42 Acres  
 Plan Date February 28, 2022 

 
 
PROJECT SUMMARY 
The applicant is proposing to develop the property as an Asian-themed mixed-use development with 
access points off Grand River Avenue and Eleven Mile Road.  The commercial portion of the project 
would consist of four buildings containing office, retail and restaurant spaces. Multifamily residential 
rental units (132) in 22 townhome buildings would be located on the northern portion of the site with 
access to Eleven Mile Road. The existing pond on the west side of the site would serve as a focal 
point and public gathering space, to be enhanced with Japanese-style gardens and a walkway 
with amenities around the perimeter.  
 
The table below lists the prospective uses for each building that was included in the PRO Agreement.  
 

Building/Area Size (GLA) Proposed Height Proposed Use Category 
Phase 1A    

 
PLAN REVIEW CENTER REPORT 

June 15, 2022 
Planning Review  

Sakura Novi 
JSP22-09  
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Building A 12,900 sf 1 story Office, retail, restaurant 
Building B 4,505 sf 1 story Restaurant 

Building C 13,102 sf 1 story Restaurant, retail 

Building D 15,500 sf 1 story Restaurant, retail 

Phase 1B    
Attached 

townhomes 
(Bldg 1-8) 

50 two-bedroom 
units 30 ft 8 in (3 story) Multifamily residential units 

Phase 1C    
Attached 

townhomes 
(Bldg 9-20) 

68 two-bedroom 
units 30 ft 8 in (3 story) Multifamily residential units 

Phase 2     
Attached 

Townhomes 
(Bldg 21-22) 

15 units 30 ft 8 in (3 story) Multifamily residential units 

 
 
PROJECT REVIEW HISTORY 
The applicant submitted for a Pre-Application Meeting, which was held on May 8, 2019. Staff 
indicated that the proposed rezoning would require additional details for the PRO Concept Plan 
submittal and identified deviations from the ordinance requirements based on the plans provided.  
 
The applicant submitted their PRO Concept Plan on July 1, 2019. Staff reviewed the plans and 
provided comments on July 29. Several of the reviews were not recommending approval of the PRO 
Concept Plan. Staff met with the applicant on July 25 to discuss the comments and concerns. It was 
agreed that further revisions would be required before the PRO Concept Plan could be presented 
to the Master Planning & Zoning Committee and the Planning Commission.  
 
On October 3, 2019 the applicant submitted revised plans to respond to the previous round of 
comments. In addition to presenting two possible development scenarios for Phase 2 of the project, 
the plans also added a Phase 3 component involving two parcels that are not contiguous to the 
main project area.  
 
The City attorneys determined the purchase agreement and the amendments to that agreement 
with the City of Novi specify which parcels are permitted to be included in the PRO Agreement with 
the City. Therefore the Phase 3 parcels were not authorized to be part of this process at this time, and 
further amendment of the purchase agreement would be required to do so.  
 
The project was presented to the Master Plan and Zoning (MPZ) Committee on November 13, 2019 
where the members offered feedback and largely positive comments on the Concept Plan for the 
development.  
 
The Planning Commission held a Public Hearing on December 12, 2019, to consider the mixed-use 
development, but postponed making a recommendation in order to allow the applicant additional 
time to make modifications to the plans.  
 
On December 20, 2019, the applicant submitted a 2nd revised submittal which attempted to 
addresses the previous staff reviews, as well as comments received at the MPZ meeting and the 
public hearing. The applicant removed Phase 3 from the proposal, and has modified the Phase 2 
plans to reduce the ambiguity and present a clearly defined development option.  
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The Planning Commission also postponed making a recommendation on January 15, 2020, 
encouraging the applicant to make additional progress on the number of deviations being 
requested, and in particular those deviations that were not supported by staff, and also to give 
additional consideration to the public benefits proposed. The applicant responded to those requests 
and on February 12, 2020, the Planning Commission unanimously recommended approval of the 
project to City Council. 
 
The applicant received tentative approval from City Council of the rezoning request and PRO 
Concept Plan in February 2020 to develop the property as an Asian-themed mixed-use 
development. Since that time the PRO Agreement has been drafted and negotiated, and some 
modifications to the plans have been proposed. On January 11, 2021, City Council granted approval 
of a revised tentative agreement to add 14 residential units to the plan.  
 
Final approval of the rezoning to TC-1 and PRO Agreement was granted by City Council on May 24, 
2021, with the condition that the terms of the Conditional Agreement for Purchase and Sale be 
completed. The final closing on the sale/purchase of the property took place on August 20, 2021, 
and the PRO Agreement was executed on that date. 
 
PRO OPTION 
The PRO option creates a “floating district” with a conceptual plan attached to the rezoning of a 
parcel.  As part of the PRO, the underlying zoning is proposed to be changed (in this case from OSC, 
OS-1, and I-1 to TC-1) and the applicant enters into a PRO agreement with the City, whereby the 
applicant submits a conceptual plan for development of the site. The City Council reviews the 
Concept Plan, and if the plan may be acceptable, it directs for preparation of an agreement 
between the City and the applicant, which also requires City Council approval.   Following final 
approval of the PRO concept plan and PRO agreement, the applicant will submit for Preliminary and 
Final Site Plan approval under standard site plan review procedures.  The PRO runs with the land, so 
future owners, successors, or assignees are bound by the terms of the agreement, absent 
modification by the City of Novi.  If the development has not begun within two (2) years, the rezoning 
and PRO concept plan expires and the agreement becomes void. 
 
CHANGES TO PLAN FROM PRO CONCEPT 
Since the approval of the PRO Agreement and Plan the following changes are noted in the current 
site plan: 

1. Landscaping: Additional waivers and changes to the landscaping are indicated in the 
Landscape Review letter.  

2. Woodland Impacts: The woodland tree removals have been increased from 133 to 142 trees. 
The PRO Agreement allows up to 10 additional woodland removals to be approved 
administratively if they meet the requirements of the Woodland Protection Ordinance. See 
Woodland Review letter for further details.  

3. Loading Area: The loading area behind Building A has been reconfigured to separate it from 
the parking lot and to accommodate possible Phase 2 residential buildings to the east. A 
truck turning diagram has been provided in order to demonstrate accessibility by delivery 
vehicles.  

4. Building B Patio Area: The patio area between building B and the pond is larger than 
previously shown. The applicant states the patio will be used for both restaurant seating and 
will be open to the general public since the pathway around the pond is interrupted by the 
patio.   

 
RECOMMENDATION  
Approval of the Preliminary Site Plan recommended at this time. Please address the issues identified 
in this and other review letters in your response letter prior to the Planning Commission public hearing.  
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City Council approval with a recommendation from Planning Commission is required for Site 
Condominium, Preliminary Site Plan, Phasing Plan, Wetlands Permit, Woodland Permit and Storm 
Water Management Plan. 
 
 
REVIEW COMMENTS 
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), Section 7.13 (Amendments to Ordinance) 
and any other applicable provisions of the Zoning Ordinance, as well as the terms of the PRO 
Agreement. Items in bold below must be addressed and incorporated as part of the next submittal: 
 
1. Phasing Plan: The applicant has included a phasing plan. The Phase 1 plan indicates commercial 

buildings A-D and 117 residential townhome units will be constructed, along with associated 
parking, stormwater management, the western pond area, and major utilities. Phase 2 would 
consist of 15 additional residential units if it is determined that the additional parking spaces are 
not required. The PRO Agreement states Phase 1 “will consist of three sub-phases as depicted on 
the Phasing Plan; provided, however, that the site plan submitted to and approved by the City 
shall be for the entire Phase 1 area, regardless of whether Developer builds the buildings in sub-
phases (specifically Phase 1A, 1B, and/or 1C below).” The revisions to the phasing plan comply 
with the PRO Agreement.  
 

2. Condominium Plan (Sec. 6.3): The applicant has previously indicated ownership of the property 
will be organized within a Condominium. A plan for the condominium unit boundaries has been 
included on Sheet C-2.6 and will need to be reviewed and approved by the Planning Commission 
and City Council along with the Preliminary Site Plan. Currently the plan shows 5 separate units (3 
commercial and 2 residential), and some areas of general common element. The Unit Plan shows 
all the commercial areas as Unit 1, and both residential units as Unit 2. Each unit will need to be 
uniquely numbered, as the Units are not contiguous, so each will receive its own parcel number.  
A draft Master Deed and Exhibit B will need to be submitted for review and approval with the Final 
Site Plan submittal.    

 
3. Recreational Amenities: In the PRO Agreement, the applicant had committed to providing a 

multi-generational recreational amenity in the area northwest of the pond, to be constructed 
concurrently with the adjacent residential units. There is a “pond platform” shown in the current 
plan set, and details of play area amenities are shown on sheet L-1.13. Landscaping sheet L-1.0 
indicates “Sensory Garden Play Equipment” near the pond platform. However, the location for 
the play area amenities are not specifically shown on the civil sheets. There was also to be an 
Observation Plaza in the eastern area overlooking the stormwater/wetland area. Landscaping 
sheet L-1.0 shows a “Pond Overlook” in this location, however no seating is shown. Please indicate 
the missing amenities on the civil sheets and provide additional details of the pond platform 
structure as well. These amenities will need to be shown with detailed plans in the Final Site Plan 
submittal.  

 
4. Site Lighting (Sec. 5.7): The photometric plan indicates there are several areas of the site that will 

greatly exceed the 4:1 average to minimum ratio standard of the Ordinance. In one area, this 
ratio is 36.7:1. Around the pond it is 28:1. While the PRO Agreement allows a deviation from the 
minimum 0.2 fc standard in various locations, the 4:1 ratio was not granted a deviation, so the 
applicant will need to adjust the lighting levels in order to comply at the time of Final Site Plan. 
Along the driveway to the west of Building C, it is unclear why a strip of lighting (Fixture type A) is 
proposed, as the elevations do not show a canopy in this location. This strip produces the highest 
light level on the site. Other similar spots with high levels should be adjusted as necessary. Near 
some of the parking areas that have no illumination it seems fixture type B could be used to 
provide some lighting for the safety of residents and guests while not producing unwanted glare 
into the homes.  
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5. Miscellaneous Corrections to be Made:  

 
a. Remove the note indicating additional Right of Way to be dedicated on Grand River and 

Eleven Mile as all ROW was dedicated at the time of property purchase (Sheet C-2.0). 
b. Remove the “Phasing Note” (Sheet C-2.0) as such commercial phasing is no longer proposed.  
c. On the western side of the site, 17.5-foot parking stalls require a 1.5-foot vehicle overhang 

beyond the curb. Ensure the placement of the retaining wall will not interfere (Sheet C-2.1). 
d. All parking spaces designated “Van-Accessible” require an 8-foot access aisle (Sheet C-2.1, 

SW of Building B). 
e. A 5-foot access aisle is required between 2 ADA spaces south of Building D (Sheet C-2.1). 
f. The 17-foot parking spaces south of Building D require a 2-foot vehicle overhang. Ensure the 

placement of the signs will not interfere (Sheet C-2.1). 
g. Barrier-free signage is required for the ADA spaces west of Building 19 (Sheet C-2.2). 
h. “Typical Unit B Detail” – Balcony and Garage Door labels appear to be pointing to incorrect 

locations (Sheet C-2.2). 
i. The Woodland Conservation Easement boundary on the landscape sheet is very difficult to 

read. Please ensure the easement is shown on another sheet in the plan set that is less busy 
(Sheet L-1.0). 

j. Ensure Lighting Plan sheets are printed correctly so they don’t get cut off. Perhaps adjust 
layout to 24”x36” sheet.  

k. See the Planning Chart for additional items to be addressed.   
 

 
MAJOR CONDITIONS OF PLANNED REZONING OVERLAY AGREEMENT 
Some selected conditions that are part of the PRO Agreement are included below. Please refer to 
the PRO agreement for other details. Staff comments on the status of each item are in bold.  

(1) Dedication of Rights-of-Way.  Developer shall dedicate the areas shown on the PRO 
Plan as follows: (i) the existing and future (35-foot half-width) rights-of-way on Eleven 
Mile along the frontage of the ECCO Parcel; (ii) the 10 additional feet of future right-
of-way on Grand River Avenue along the frontage of the Anglin Parcel; and (iii) the 2 
additional feet of future right-of-way along the frontage of parcels on Eleven Mile 
Road (City owned parcels).  Developer shall convey such areas to the City by 
warranty deed at the time of closing with the City under the Purchase Agreement for 
the Anglin Parcel and the ECCO Parcel, as applicable.  The conveyance by the City 
of the Eleven Mile Parcel to Developer will not include the existing and future rights-
of-way along Eleven Mile Road, which will be retained by the City. The Right of Way 
was excluded and dedicated at the time the property was purchased. Remove notes 
on the plan indicating additional ROW to be granted.  

(2) Easement for Public Art (or another amenity).  Developer shall provide an easement 
area at the southeast corner of the site, as shown on the PRO Plan, for the use as for 
a public art display or another amenity for the public (the “City Art Easement Area”).  
The City Art Easement Area shall be approximately 1,200 square feet in area.  The 
Developer will provide the walkways, landscaping, and seating area as shown on the 
PRO Plan, in a manner consistent with the rest of the Development in Phase 1A as 
determined by the City.  The Condominium Documents to be created as set forth in 
Section G(ix) below shall provide (in a form and manner to be determined by the City) 
who, other than the City, shall be responsible for general maintenance and upkeep 
of the City Art Easement Area in perpetuity, so that it continues to function as 
intended.  The City shall be entitled to (but not obligated to) select, install, and 
maintain, at its sole cost, the public art piece(s) or other public amenity and any 
associated lighting at City’s sole discretion. The City may change or replace the public 
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art or amenity with reasonable notice to the Condominium Association(s) to be 
formed as described below.  The Easement shall be located in an area designated 
General Common Element (GCE) on the Condominium Plan. The applicant has 
indicated the boundary of the easement on the Site Plan. 

(3) Walkable Novi Contribution.  Developer shall contribute $117,001.00 to a dedicated 
account to fund projects identified through the Walkable Novi program in the vicinity 
of the Overall Land.  This amount is based on the approximate cost of Segment #66 
listed on Page 19 of the “Annual Non-Motorized Prioritization: 2019-2020 Update.”  
Payment by Developer to the City shall occur on or before the receipt of any 
certificate of occupancy for any building in Phase 1A. This will need to be addressed 
at the time of Pre-Construction.  

(4) Town Center Sidewalk Connection.  Developer will include in the site plan for Phase 
1A a sidewalk connection along Grand River from the Commercial Land to the 
intersection at the corner of Grand River Avenue and Town Center Drive (the 
“Sidewalk Connection”).  The City will secure approvals for the installation of the 
sidewalk for construction as part of Phase 1A.  The cost of the installation shall be borne 
by Developer.  If the City is unable to secure approvals before Developer secures any 
certificate of occupancy for Phase 1A, Developer shall contribute the estimated cost 
of the improvements (as determined by the City’s engineering consultants) into the 
City’s sidewalk fund. The sidewalk connection is indicated on the site plan.  

(5) Recreational Amenity/Pond Area.  Developer shall build an approximately 1,800 
square foot multi-use/multi-generational recreational amenity (the “Recreational 
Amenity”) in the general area of the northwest corner of the Pond.  The Recreational 
Amenity shall be subject to City approval as part of Phase 1 site plan approval and 
shall be consistent with, and of the same scale and quality as, the conceptual samples 
submitted to the City as part of the PRO Plan.  The Recreational Amenity shall be 
constructed by Developer as part of Phase 1B.  If the Recreational Amenity is not 
completed and approved upon the issuance of the first certificate of occupancy for 
Phase 1B, Developer shall post cash or a letter of credit acceptable to the City to 
secure the completion of the Recreational Amenity no later than the completion of 
Phase 1B.  The Recreational Amenity shall be located within the GCE area shown on 
the Condominium Plan. The site plan does not specifically show the play area on the 
plan. A pond platform is shown on the overall site plan. Landscaping sheet L-1.0 
indicates “Sensory Garden Play Equipment” near the pond platform, and details are 
provided on Sheet L-1.13.    

(6) Observation Plaza.  Developer shall build an approximately 700 square foot 
meditative Observation Plaza (the “Plaza”) on the east side of Phase 1C, overlooking 
the eastern detention area and the adjacent property owned by the City, as shown 
on the PRO Plan.  The Plaza shall be consistent with, and of the same scale and quality 
as, the conceptual samples submitted to the City as part of the PRO Plan.  The design 
of the Plaza shall be approved by the City as part of the site plan for Phase 1C and 
shall be constructed as part of Phase 1C.  If the Plaza is not completed and approved 
upon the issuance of the first certificate of occupancy for Phase 1C, Developer shall 
post a letter of credit acceptable to the City to secure the completion of the Plaza 
no later than the completion of Phase 1C. The site plan does not currently indicate 
the observation plaza on the plan.  

(7) Library Area.  Developer will work with the Novi Public Library to establish an area 
within Phase 1A similar to a Free Little Library to be curated by the Library, or pursue a 
suitable similar alternative that must be agreeable to the City. The exact area shall be 
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determined at the time of site plan approval for Phase 1. A note on Sheet L-1.0 
indicates “Free Little Library” to be located near the pond platform and sensory play 
area.  

(8) Architectural Design.  Because the Overall Land is located in a very prominent part of 
the City, at a major intersection within the Town Center/Main Street area, the look and 
feel of any proposed development thereon is of paramount importance to the City.  
The appearance of the Development factored into the City’s determination to sell its 
property to Developer and into the City’s approval of the Proposed Classification and 
this Agreement.  The City, as the seller of a portion of the Overall Land, required the 
submission of detailed plans showing the site layout and architectural renderings 
before entering into a purchase agreement with Developer.  In addition, as part of 
the PRO approval process, the Developer submitted conceptual building elevations, 
information regarding façade materials, landscaping, and site layout details, that 
have been incorporated into the PRO Plan as approved in this Agreement. In 
addition, Developer has made representations to the City, including in this 
Agreement, as to the further intention to design the commercial buildings in a manner 
that will create a contemporary Asian/Asian-American retail atmosphere, subject to 
further City review and approval. The City took those representations into 
consideration when determining to complete the sale and to approve the PRO Plan, 
including all of the Deviations from City Ordinance standards required and listed in 
this Agreement.  The site layout, building designs and architectural styles as submitted 
to the City and approved in the PRO Plan and this Agreement, subject to the 
supplementation and further review and approval by the City as provided in this 
Agreement, are therefore Conditions of this Agreement. 

As a further Condition of this Agreement, Developer shall include high-quality (e.g., in 
conjunction with the Stamps School of Art and Design) Japanese-themed artwork as 
part of the design of Building C, to be approved by the City at the time of site plan 
approval for Phase 1. Sheet P4.4 of the plan set indicates “Illuminated Spandrel Glass 
Art Mural Panel” on the south elevation of Building C. Please provide additional detail 
in the Final Site Plan submittal.  

(9) Residential Density Limitations. 

a. The maximum number of dwelling units to be constructed on the 
Residential Land in Phase 1B shall be 50. 

b. The maximum number of dwelling units to be constructed on the 
Residential Land in Phase 1C will be 68 (reduced to 67 if Phase 2 units are 
constructed).   

c. The maximum number of dwelling units to be constructed in alternative 
Phase 2 will be 15. 

The plan indicates a potential total of 132 dwelling units if the 15 units are 
constructed in Phase 2, which complies with the total number approved.  

(10) Non-Residential Design and Use Limitations.  Building A shall be limited to 
approximately 13,500 square feet to be used for high-quality restaurant, and/or retail 
uses which may include a specialty market, and/or Class A professional office space.  

a. Building B shall be limited to between approximately 3,000 square feet 
minimum and 4,505 square feet maximum of high-quality single-user 
restaurant use. 
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b. Building C shall be limited to approximately 13,101 square feet of 
restaurant and/or retail uses with a dynamic and high-quality tenant mix; 
provided, however, that 50% of the building shall be used for restaurant 
uses. 

c. Building D shall be limited to approximately 15,000 square feet of high-
quality restaurant and/or retail uses, which may include an iconic 
specialty market. 

The buildings conform to the approximate sizes listed.  

(11) Woodlands.  Woodland tree removals shown in the PRO Plan (the “PRO Plan Tree 
Removal”) shall be approximately 133 trees, which shall require 269 woodland 
replacement credits.  Developer will plant a minimum of 17 credits as replacements 
on the Overall Land through the planting of canopy trees, evergreen trees and native 
groundcover seeding.  Native ground cover seeding shall not exceed 5% of the 
replacement credits planted on site.  All woodland replacement credits planted on-
site shall be permanently protected via conservation easement or landscape 
easement.  Any credits not planted on site will require a payment of $400 per credit 
into the Novi Tree Fund. 

Any additional regulated woodland tree removals not shown in the PRO Plan Tree 
Removal shall meet the requirements of the City of Novi Woodland Protection 
Ordinance and may be granted administratively up to 10 trees with proper 
justification.  If additional regulated trees proposed for removal exceeds 10, Planning 
Commission approval must be granted.  All trees removed that are not shown in the 
PRO Plan Tree Removal shall be replaced as required by the Novi Woodlands 
Protection Ordinance. 

Currently 142 regulated woodland trees are indicated for removal, which will require 
286 replacement credits. See Woodland Review letter for detailed comments.  

(12) Wetlands.  The City has approved a wetland permit for the wetlands shown in the PRO 
Plan (“Approved Wetland Impacts”).  The Approved Wetland Impacts require 
mitigation in accordance with the City of Novi Wetland and Watercourse Ordinance.  
Such mitigation may, in accordance with Paragraph 2 below, Deviations, be 
accomplished through the purchase of wetland mitigation credits in an EGLE-
approved wetland mitigation bank.  Setbacks from Approved Wetland Impacts are 
shown in the PRO Plan. See Wetland Review for detailed comments.  

(13) Noise.  Developer shall provide a Noise Impact Statement at the time of preliminary 
site plan submittal for Phase 1 to determine if ordinance performance standards will 
be exceeded.  Any necessary mitigation measures shall be provided if standards are 
exceeded, in order to protect future residents of the Phase 1C (and possible 
alternative Phase 2) units from excessive noise impacts from the existing ECCO Tool 
business. 

A Noise Impact Statement has been provided. The statement indicates Ecco Tool 
Company’s work has low noise levels and the building is insulated. The outdoor HVAC 
equipment is expected to be 62 db(A) at a 20-foot distance. The noise levels are not 
expected to exceed the City’s threshold of 70 dB(A) at either nighttime or daytime 
hours. 

(14) The parties further agree that it is a condition of this Agreement that: 
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a. Access for delivery trucks to serve the Retained ECCO Parcel shall be 
as provided in the PRO Plan, and an access agreement acceptable 
to all parties, including by the City as part of its final site plan review, 
shall be required and shall be effective before commencement of the 
work in Phase 1A. This access easement has been established.  

b. Twelve (12) parking spaces shall be provided on the Retained ECCO 
Parcel. No parking space details are included on the site plan. The 
applicant shall clarify if the site has the 12 spaces required.  

c. Developer shall demonstrate that the Retained ECCO Parcel shall be 
served by the development’s overall storm water management plan 
as determined by the City at the time of site plan approval. The 
applicant shall ensure that the Stormwater Management Plan accounts 
for the ECCO parcel in the Final Site Plan submittal.  

d. Developer shall provide any utility (water and sewer) stubs to the 
Retained ECCO Parcel as required by the City at the time of site plan 
approval. The applicant shall clarify if such stubs are proposed.  

ORDINANCE DEVIATIONS 
Section 7.13.2.D.i.c(2) permits deviations from the strict interpretation of the Zoning Ordinance within 
a PRO agreement.  These deviations must be accompanied by a finding by City Council that “each 
Zoning Ordinance provision sought to be deviated would, if the deviation were not granted, prohibit 
an enhancement of the development that would be in the public interest, and that approving the 
deviation would be consistent with the Master Plan and compatible with the surrounding areas.”   
 
The following deviations from the standards of the Zoning Ordinance are authorized pursuant to the 
PRO Agreement: 

a. Deviation from Section 3.27.1.C to allow a minimum exterior side yard setback of 10 
feet (50 feet required) for Buildings A & D, where adjacent to B-3 zoning to the east. 

b. Deviation from Section 3.27.1.C to allow building and parking setbacks to be reduced 
up to 0 feet when adjacent to general common element boundary areas within a 
condominium. 

c. Deviation from Section 4.82.2.e. to allow second floor residential balconies to 
encroach 4 feet into the front yard setback (11 feet instead of 15 feet required) along 
Eleven Mile Road. 

d. Deviation from Section 3.1.26 to allow a reduction of the side yard parking setback (5 
feet instead of 10 feet required) in Phase 1 on the western property line with the Town 
Center green space area adjacent.  This deviation also allows the parking setback to 
be reduced to 5 feet (10 feet required) for the parking area south of Building 21 (Phase 
2 residential option) adjacent to the B-3 zoned parcel. 

e. Deviation from Section 3.6.2.M to eliminate the wetland setback (25 feet required) 
around the pond feature.  This deviation also pertains to the far eastern portion of site, 
abutting the City-owned retention/wetland basin.   

f. Deviation from Section 3.1.26.D to allow the existing front yard parking lot along 11 
Mile Road for ECCO Tool shop (approximately 15 feet measured from ROW, instead 
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of 20 feet required).  This deviation would not apply to any future redevelopment of 
the Retained ECCO Parcel. 

g. Deviation from Section 3.1.26.D to allow the parking area in front of Building 12 on the 
northeast corner of the site to extend into the front parking setback (6 feet instead of 
20 feet required). 

h. On the commercial buildings, Section 9 façade waivers to allow an overage of flat 
metal panels on the west and east facades of Building B; and an overage of EIFS on 
the west façade of Building C. 

i. On the residential buildings, a Section 9 façade waiver to allow an overage of cement 
fiber siding (up to 39% on front elevations, 58% on side elevations, 48% on rear 
elevations).  On the rear elevation, a deficiency in the minimum of brick (15.5% instead 
of 30% required) as shown on the residential building elevations. 

j. Deviation from Section 3.27.1.H. and/or Section 5.4 to permit loading/unloading 
spaces of the commercial buildings to be located in rear and side yards, and for 
deficiencies in the size of loading area required, as shown on the PRO Plan, if truck 
turning movements are shown on the plans to demonstrate accessibility. 

k. Deviation from Section 3.27.2.B to allow the proposed Buildings A & D (PRO Office, 
Restaurant and Retail mix) to exceed 7,500 square feet of gross leasable floor area, 
with a total of approximately 29,000 square feet on one level, as identified on the 
plans as Building A and as Building D. 

l. Deviation from Section 3.27.2.B to allow Building C (13,102 square feet) to exceed 
7,500 square feet, as it does not meet the exception criteria. 

m. Deviation from Section 5.7.3.K for site illumination level variance for multiple walkway 
areas and residential parking areas.  Site walkway areas will vary below 0.2 foot 
candle minimum standard on the pathway around the water feature.  Site walkway 
areas in the residential portion will vary below 0.2 foot candle minimum standard.  
Parking area in residential area will fall below 0.2 foot candle minimum standard in 
some locations. 

n. Deviation from Section 3.27.1.L to allow project-appropriate selection of exterior 
lighting fixtures, paved activity nodes, street/sidewalk furniture, safety paths, screening 
walls and planters. 

o. Deviation from Chapter 28 of the City Code for TC-1 tenant signage standards.  
Tenants may have both interior-facing and frontage-facing signage.  The 
development will adhere to the requirements of the City Code, subject to the follow 
deviations: 

i. Under Section 28-5.c.1.a, deviation to allow up to 2.5 square feet of signage 
per linear foot of contiguous public or private street frontage, up to a 
maximum of 130 square feet. 

ii. Under Section 28-5.c.1.b, deviation to allow 2.5 square feet of signage per 
linear foot of contiguous public or private street frontage on a rear/secondary 
façade with a pedestrian entrance, up to a maximum of 130 square feet. 

iii. Under Section 28-5.c.1.d, a deviation to allow 2 signs of equal permitted size 
for each interior retail/restaurant tenant not fronting public streets. Sign area 
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allowed up to 2.5 square feet of signage per linear foot of elevation frontage, 
up to a maximum of 130 square feet.  The signs shall be located no closer than 
30 feet on center from any other similar sign (except those of the same 
message but different languages, which may be located closer), and shall be 
located adjacent to such parking lot or street, as applicable. 

p. Deviation from Section 5.3.2 to allow drive lane reduction to 20-22 feet in residential 
Phase 1C area as shown on the PRO Plan, provided no parking signage is posted in 
these areas and provided sufficient clearance is available for emergency vehicle 
movements. 

q. Deviation from Section 3.27.1.I to allow a 6-foot sidewalk along 11 Mile Road, instead 
of the 12.5-foot sidewalks required by the TC-1 District along non-residential collector 
and local streets. 

r. Deviation from Section 5.5.3.A to allow a continuous 6-foot evergreen hedge with 
densely planted deciduous canopy trees in lieu of the required 6-8 foot berm required 
when TC-1 district abuts a B-3 district. 

s. Deviation to allow ECCO to continue to operate as a nonconforming use and 
nonconforming site in the TC-1 district (subject to Paragraph G.iv.l above). 

t. Deviation from Engineering Design Manual Section 5.6.5 (b)(a) for lack of 25 foot 
vegetated buffer around the storm water management pond in the residential use 
area. 

u. Deviation from Section 5.5.3.B.ii and iii. for lack of screening wall or berm for parking 
areas along Grand River, as fencing and landscaping will be provided as alternative 
screening. 

v. Deviation from Section 5.5.3.B.ii and iii. for insufficient greenbelt width and berm 
between parking lot and 11 Mile Road (Phase 1C), as a retaining wall will provide 
alternative screening. 

w. Deviation from Section 5.5.3.F.iii.b.3 for a deficiency in foundation plantings along the 
building perimeter facing the interior drives of multifamily residential buildings. 

x. Deviation from Section 5.5.3.A.ii Footnote 1 for not providing a 6-foot wall when non-
residential uses in the TC-1 District abut a residential use. Alternative screening shall be 
provided between residential and non-residential uses on the site. 

y. Deviation from Section 5.5.3.C for deficiency of 3 parking lot perimeter trees provided 
in Phase 1. 

z. Deviation from Section 4.19 of the Zoning Ordinance to allow transformers to be 
located as shown in the PRO Plan, in the rear or side yard next to the loading zones of 
the buildings, in the commercial portion of the project if proper screening is provided. 

aa. Deviation from Section 12-176 of the Code of Ordinances to allow mitigation of 
wetland impacts in whole or in part through the purchase of credits in an EGLE-
approved wetland mitigation bank.  This deviation is unique to this parcel and its 
location within the City and is further subject to the following requirements: 

i. Mitigation credits shall be purchased within an EGLE-approved wetland 
mitigation bank in the Ann Arbor Moraines ecoregion (Sub-section VI.1.2). 
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ii. The City’s required 2.41 acres of wetland mitigation shall be purchased within 
a single wetland mitigation bank.  

iii. All documentation of such purchase shall be provided to the City in order to 
demonstrate that the conditions of the City of Novi’s wetlands permit have 
been fulfilled.  Such documentation shall be reviewed and approved by the 
City’s legal consultant. 

iv. Documentation from EGLE authorizing the proposed wetland impacts, as well 
as approval of the proposed wetland mitigation scenario, shall be received 
before issuance of a City of Novi wetlands permit. 

 
SUMMARY OF OTHER REVIEWS 

 
1. Engineering Review: The plans meet the general/preliminary requirements on Chapter 11, 

Storm water management ordinance and the Engineering Design Manual. Additional 
comments to be addressed in subsequent submittals. Engineering recommends approval.  

2. Landscape Review: Landscape recommends approval. Comments to be addressed with 
final site plan review. Refer to review letter for more comments.  

3. Wetland Review: Wetlands recommends conditional approval at this time. The wetland fill 
area and volume calculations, and a legible copy of the seed mix, must be provided prior to 
the Planning Commission meeting. See review letter for detailed comments. 

4. Woodland Review: A City of Novi woodland permit is required for the proposed plan. 
Woodlands recommends conditional approval, provided the grading can be revised to not 
impact the critical root zone of trees to be protected. See review letter for additional 
comments to be addressed in the Final site plan submittal. 

5. Traffic Review & TIS Review: Traffic recommends approval. The parking study will be reviewed 
prior to the Planning Commission public hearing.   

6. Facade Review: Façade recommends approval. The commercial buildings are consistent 
with the ordinance or Section 9 waivers granted in the PRO Agreement. The residential units 
are now consistent with the Section 9 façade waivers granted in the PRO process. 

7. Fire Review (3/9/22): Fire has additional comments that will need to be addressed prior to 
Final Site Plan approval.  Conditional approval is recommended, provided those issues are 
addressed in future submittals.  
 

NEXT STEP: PLANNING COMMISSION MEETING 
This Site Plan will be scheduled to go before the Planning Commission for public hearing and a 
recommendation to City Council on July 13, 2022. Please provide the following via email by July 6, 
2022: 
 

1. Revised Preliminary Site Plan set 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 color rendering of the Site Plan and/or buildings (optional, to be used for Planning 

Commission presentation). 
 
CITY COUNCIL  
Following the Planning Commission meeting, the Site Plan will be scheduled for City Council 
consideration. If the City Council grants approval at that time, the next step would be Final Site Plan 
submittal.  
 
FINAL SITE PLAN SUBMITTAL 
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After receiving Preliminary Site Plan approval from the City Council, please submit the following for Final 
Site Plan review and approval: 

1. Six copies of Final Site Plan addressing all comments from Preliminary review 
2. Response letter addressing all comments and refer to sheet numbers where the change is 

reflected 
3. Final Site Plan Application 
4. Final Site Plan Checklist 
5. Engineering Cost Estimate 
6. Landscape Cost Estimate 
7. Other Agency Checklist 
8. Non-Domestic User Survey (Non-residential developments) 
9. 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 Electronic Stamping Set 
comments from City staff the applicant should make the appropriate changes on the plans and 
submit 10 size 24” x 36” copies with original signature and original seals, to the Community 
Development Department for final Stamping Set approval.   
 
SITE ADDRESSING 
New addresses are required for this project. Addresses cannot be issued until street names are 
reviewed and approved. 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. 
 
STREET AND PROJECT NAME 
This project has received approval from the Project Naming Committee. Street names are required 
to be proposed, please contact Ben Peacock (248-347-0579) in the Community Development 
Department for additional information. The application can be found by clicking on this link. 
 
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. 

http://www.cityofnovi.org/Reference/Forms/FinalSitePlanApplication.aspx
http://www.cityofnovi.org/Reference/Forms/FSPChecklist.aspx
http://www.cityofnovi.org/Reference/Forms/OtherAgencyChecklist.aspx
http://www.cityofnovi.org/Reference/Forms/NonDomesticUserSurvey.aspx
http://www.cityofnovi.org/Reference/Forms/Bldg-AddressesApplication.aspx
http://www.cityofnovi.org/Reference/Forms/Bldg-ProjectAndStreetNameRequestForm.aspx
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If the applicant has any questions concerning the above review or the process in general, do not 
hesitate to contact me at 248.347.0484 or lbell@cityofnovi.org 

 
 

 
_________________________________________ 
Lindsay Bell, AICP – Senior Planner 
 

Attachments: Planning Review Chart 
 

 

 

mailto:lbell@cityofnovi.org


 
 

- Bold: Items that need to be addressed by the applicant prior to the approval of the Preliminary Site Plan 
- Underlined: Items that need to be addressed prior to the approval of the Final Site Plan 
- Blue and underline: Items that do not currently conform to the Zoning Ordinance require Amendment of 

the PRO to approve the deviation 
 
Item Required Code Proposed Meets 

Code 
Comments 

Zoning and Use Requirements 

Master Plan 
(adopted July 26, 
2017) 

Town Center Gateway 
shown on Future Land 
Use Map 
Master Plan 
recommends rezoning 
to TC District to fulfill 
vision for Town Center 
area 

Phase 1: Market, 
Restaurants, retail, 
residential 
Phase 2: Residential and 
restaurants 

Yes The subject property has 
been rezoned to TC-1 with 
PRO to permit the uses 
proposed 
 
 

Town Center Area 
Study 2014 

The Anglin Area is 
intended to serve as the 
eastern “gateway” into 
the Grand River/Novi 
Road Business and Main 
Street Areas. A wide 
variety of uses and 
pedestrian‐oriented 
form will activate the 
area and provide a 
logical entranceway. 
Future development 
should utilize the existing 
pond as a site amenity. 

Property has been 
rezoned TC-1. 
Development proposed 
includes a mix of uses 
including professional 
office, restaurants, retail, 
and residential. Proposal 
includes using the pond 
as a focal point and site 
amenity.  
 
 

Yes  

Zoning 
(Effective Jan. 8, 
2015) 

TC-1: Town Center – 1 
with a PRO Agreement 

TC-1: Town Center - 1 Yes  

TC-1 District Uses Permitted  
(Sec 3.1.26.B & C) 
Sec. 3.1.25.B. - Principal Uses Permitted. 
Sec. 3.1.25.C. – Special Land Uses Permitted. 
 
 
 

Phase 1: 
Restaurants 
Retail 
Office 
Multifamily residential 

Yes  

Phase 2:  
Multifamily Residential 
Parking 

Yes  

PLANNING REVIEW CHART: TC-1 with a Planned Rezoning Overlay (PRO) 
 
Review Date: June 13, 2022 
Review Type: Revised Preliminary Site Plan 
Project Name: 22-09 SAKURA Novi 
Plan Date: May 24, 2022  
Prepared by: Lindsay Bell, AICP, Senior Planner 

E-mail: lbell@cityofnovi.org     Phone: 248.347.0484 

mailto:lbell@cityofnovi.org
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Item Required Code Proposed Meets 
Code 

Comments 

 

Ecco Tool is an existing 
non-conforming use in 
the TC-1 district 

 Approved in the PRO 
Agreement 

Density 
Future Land Use Map 
(adopted July 26, 
2017) 

13.6 du/ac Total site area 
Residential: 12.75 acres 
132 units/15 acres = 8.8 
du/ac 
 

Yes The number of dwelling units 
is a condition of the the PRO 
Agreement 

Phasing Show proposed phasing 
lines on site plan. 
Describe scope of work 
for each phase.  
Each phase should be 
able to stand on its own 
with regards to utilities 
and parking 

Phase 1 (Commercial 
area) 
Building C  
(Retail, Restaurants) 
13,102 sf 
Building A 12,900 sf  
Building D 15,500 sf 
(Commercial) 
Building B 4,505 sf 
(Restaurant) 
276 surface parking 
spaces 
Pond Amenity 
Grand River Frontage 
improvements 
 
Phase 1 (Residential 
area) 
132 residential 
townhome units 
160 garage spaces + 
126 surface = 286 
parking spaces 
Pond + play area 
amenity 
 
Phase 2 (Residential 
option) 
15 residential townhome 
units to replace 56 
parking spaces 
 
 

 Sheet C-2.0 indicates 92 
parking spaces in Phase 2 – 
unclear where those are 
located 
 
 
  

Height, bulk, density and area limitations  

Frontage on a Public 
Street 
(Sec. 5.12)  
  

Frontage upon a public 
street. 
  

The site has frontage 
and access to Grand 
River Avenue and 
Eleven Mile. 
 

Yes  



JSP22-09: Sakura Novi, Revised Preliminary Site Plan June 13, 2022 
Planning Review Summary Chart  Page 3 of 19 

Item Required Code Proposed Meets 
Code 

Comments 

 

Access To Major 
Thoroughfare  
(Sec. 5.13) 

Access to major 
thoroughfare is required, 
unless the property 
directly across the street 
between the driveway 
and major thoroughfare 
is either multi-family or 
non-residential 

Site has access to Grand 
River Avenue and 
Eleven Mile Road 
 

Yes  

Maximum % of Lot 
Area Covered 
(By All Buildings)  
(Sec. 3.6.2 D) 

No Maximum 
 
 

 NA  

Building Height  
(Sec.3.1.26.D) 
 

5 stories or 65 ft, 
whichever is less 
 
** Section 3.27.2.A.ii 
allows mixed use 
buildings a height bonus 
– for each additional 
floor of office or retail 
use above the first floor, 
an additional floor of 
residential use may be 
permitted. “all other 
standards of the 
ordinance apply to the 
height bonus, including 
setback, parking, 
landscaping, density 
and subsection i: 
“Buildings exceeding 65 
ft in height shall have a 
minimum of 150 feet of 
building frontage on a 
roadway no less than 
28-feet wide” 
 
 

Building A: 1 story Yes  

Building B: 1 story Yes  

Building C: 1 story Yes  

Building D: 1 story Yes  

Residential portion of this development is subject to conditions and requirements of Section 4.82: Residential 
Dwellings in TC and TC-1 districts (Ordinance Amendment 18.279) 
 
Commercial Portion is subject to TC and TC-1 requirements 

Arterial and Non-residential Collector Streets 
Additional setbacks may also be required by Planning Commission or City Council if deemed necessary for 
better design or functionality.  

NOTE REGARDING SETBACKS:  
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Item Required Code Proposed Meets 
Code 

Comments 

The current submittal indicates the lot lines at the future ROW line.  
Grand River Avenue is classified an arterial while Eleven Mile Road is considered a non-residential collector. 
Commercial buildings will be considered to “front” on Grand River should adhere to “Interior” requirement as 
there is TC-1 District to the south.  
Residential buildings shall consider Eleven Mile Road as “front” should adhere to Non-Residential Collector 
requirements.  

Commercial Building Setbacks (Sec 3.1.26 D) and (Sec. 3.27.1.C) 
 

Front  
(Grand River and 
Eleven Mile) 
See 3.27.1.C for 
waiver conditions for 
City Council 

Arterials 
 
15 ft. minimum  
*Setback may be 
increased where 
necessary to obtain 
clear vision area for 
vehicular traffic. 

Bldg D: 217 ft 
 
 

Yes  

Bldg B: NA Yes 

Bldg C: 15 ft Yes 

Non-Residential 
Collector & Local Streets 
 
0 ft min, 10 ft maximum 

Ecco Tool (Existing) ~52 
feet 

No Approved in the PRO 
Agreement 

Side  
Western property line 
is considered Interior 
(TC district adjacent) 
 
Eastern property lines 
considered Exterior 
(B-3 and I-1 Districts 
adjacent) 

Arterials 
 
10 ft. Minimum Interior 
 
50 ft Exterior 

Bldg A/D: 10 ft 
(East: Exterior to B-3) 
 

No Approved in the PRO 
Agreement 

Bldg B > 50 ft NA 

Bldg C > 50 ft NA 

Non-Residential 
Collector & Local Streets 
 
0 ft min, no maximum 

Ecco Tool (Existing) ~25 
feet  

Yes  

Rear 
Western property line 
is considered Interior 
(TC district adjacent) 
 
Northern property 
lines considered 

Arterials 
 
10 ft. Minimum Interior 
 
50 ft Exterior 

Bldg A/D: NA 
(north side) 

NA All commercial buildings 
greater than 50 feet from 11 
Mile 

Bldg B: NA NA 

Bldg C: NA NA 
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Item Required Code Proposed Meets 
Code 

Comments 

Exterior (OSC Districts 
adjacent) 

Non-Residential 
Collector 
 
0 ft min, no maximum 

 NA  

Commercial Parking Setback (Sec 3.1.26.D)                                                                     

Front  
Grand River Ave 

20 ft. from ROW Front Grand River: 20 ft 
 
Western side yard: 5 ft 
(south of pond) 
Eastern side yard: 10 ft 
Adj to B-3: 14 ft 
 
Exterior rear yard (11 
Mile): 20 ft 

Yes 
 
No 
 
Yes 
 
Yes 
 

 
Approved in the PRO 
Agreement deviations for 
side yard parking areas.  Side/Rear Yard (West, 

East, South adj to B-3) 
10 ft.  

Exterior Rear Yard 
(11 Mile Road) 

20 ft. from ROW 

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. 

11 Mile Frontage is only 
exterior side yard 

Yes  

Minimum lot area 
and width 
(Sec 3.6.2.D) 

Except where otherwise 
provided in this 
ordinance, the minimum 
lot area and width, 
maximum percentage 
of lot coverage shall be 
determined by the 
requirements set forth. 

Proposed Yes  

Yard Setbacks 
adjacent to 
Residential Districts 
(Sec 3.6.2.H&L) 

If site abuts a residential 
zone, buildings must be 
set back at least 3’ for 
each 1’ of building 
height, but in no case 
can be less than 20’ 
setback 

NA NA Does not abut residential 

Wetland/Watercourse 
Setback (Sec 3.6.2.M) 

A setback of 25 ft. from 
wetlands and from high 
watermark course shall 
be maintained 

Pond exists on the site – 
buffer not shown 

No Approved in the PRO 
Agreement to utilize pond 
as site amenity  

Parking setback 
screening  
(Sec 3.6.2.P) 

Required parking 
setback area shall be 
landscaped per sec 
5.5.3. 

Berm shown along 11 
Mile, decorative fence 
& landscaping along 
Grand River 

  

Modification of 
parking setback 
requirements  
(Sec 3.6.2.Q) 

The Planning 
Commission may modify 
parking 
setback requirements 

 NA  
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Item Required Code Proposed Meets 
Code 

Comments 

based on its 
determination 
according to Sec 
3.6.2.Q. 

TC-1 District Required Conditions (Sec 3.27) 

Site Plans 
(Sec. 3.27.1.A.) 

Site area under 5 acres: 
Requires Planning 
Commission approval; 
Site area over 5 acres: 
Requires City Council 
approval upon Planning 
Commission 
recommendation 

Site is over 5 acres (15.59 
acres) 

Yes Site plan requires City 
Council approval upon 
Planning Commission 
recommendation  

Parking Setbacks 
(3.27.1 D) 

20 ft. from ROW Front and exterior side 
yards all min. 20 feet 

Yes  

Surface parking areas 
must be screened by 
either a 2.5 ft. brick wall 
or a landscaped berm 
from all public ROW 

Screening proposed Yes  

No front yard or side 
yard parking on any 
non-residential collector. 

No parking proposed in 
front of buildings on 11 
Mile Road  

Yes  

Architecture/ 
Pedestrian 
Orientation 
(3.27.1 E) 

No building in the TC-1 
district shall be in excess 
of one-hundred twenty-
five (125) feet in width, 
unless pedestrian 
entranceways are 
provided at least every 
one-hundred twenty-five 
(125) feet of frontage. 

This applies to the 
Commercial buildings. 
 
Several buildings 
exceed 125 ft width – 
Phase 1 buildings will 
have entrances 
 
Proposed: Decorative 
paving at key locations, 
pond/surrounding 
garden as focal point  

Yes Pedestrian entranceways 
will be provided for each 
tenant space 

Open Space Area 
(Sec. 3.27.1.F) 

15% (permanently 
landscaped open areas 
and pedestrian plazas 
accessible to the public) 
 

An Open space plan is 
provided – shows 18.94% 
total area provided   

Yes 
 
 
 

 

Façade materials  
(Sec. 3.27.1 G) 

All sides of the building 
and accessory buildings 
must have the same 
materials. Façade 
materials may deviate 
from brick or stone with 

Material calculations 
provided 

 See Façade Review Letter 
for comments. Section 9 
façade waiver approved in 
PRO Agreement for certain 
deviations 
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Item Required Code Proposed Meets 
Code 

Comments 

PC approval. 

Parking, Loading, 
Signs, Landscaping, 
Lighting, Etc 
(Sec. 3.27.1 H) 

All loading in TC-1 shall 
be in rear yards.  

Loading area locations 
shown 
 

No Location deviations 
approved in PRO 
Agreement 

Off-street parking counts 
can be reduced by the 
number of on-street 
parking adjacent to a 
use 

 Total parking: 552 
spaces total  

NA Overall parking count 
approved in PRO 
Agreement 
 

PC may allow parking 
requirement reduction 
when parking areas 
serve dual functions. 

The development 
proposes mixed uses.  

Yes Updated Shared parking 
study provided with new mix 
of uses 

Special assessment 
district for structured 
park  

Not proposed NA  

Sidewalks required 
(Sec. 3.27.1 I) 

Sidewalks required 
along non-residential 
collector to be 12.5 ft. 
wide 
Sidewalk on Grand River 
should be 8’ 

8’ sidewalk on Grand 
River  
6’ sidewalk on 11 Mile 

Yes 
 
No 

 
 
Sidewalk width approved in 
PRO Agreement 

Direct pedestrian access 
between all buildings 
and adjacent areas 

Appears to be provided;  
Sidewalk around pond 
now connects through 
patio area 

Yes  

Bicycle Paths 
(Sec. 3.27.1 J) 

Bike paths required to 
connect to adjacent 
residential & non- 
residential areas.  

8’ Sidewalks proposed 
along Grand River; 
Existing sidewalk on 11 
Mile to remain on streets 
proposed  

No Sidewalk width approved in 
PRO Agreement 

Development 
amenities 
(Sec. 3.27.1 L) 

All sites must incorporate 
amenities such as 
exterior lighting, outdoor 
furniture, safety paths in 
accordance with Town 
Center Study Area. 

L-1.11 & L-1.12 shows 
proposed bench, bike 
rack, decorative 
stamped concrete 
 

Yes  

Combining Use 
Groups within a 
Structure 
(Sec. 3.27.1 M) 

Commercial and office 
uses may occupy any 
number of total floors 
within a building with 
residential uses: 

- Not on same floor as 
residential 

Not above residential 

Not proposed NA  
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Item Required Code Proposed Meets 
Code 

Comments 

Retail Space 
(Sec.3.27.2.B) 

7,500 sq. ft. GLA max 
may exceed when: 
- All floors above 1st floor 

permitted in TC-1 
- No retail above 2nd 

floor 
- 2nd floor retail is less 

than 12,000 sq. ft. or 
25% of the floor area 

- Single user max. is 
15,000 sq. ft. 
- 50% of retail 

commercial space 
on 1st floor is devoted 
to users of 5,000 sq. ft. 
or less 

Building A: 12,900 
Building D: 15,500 
Building C: 13,100 

No Retail space approved in 
PRO Agreement 

Street and Roadway 
Rights-Of-Way 
(Sec. 3.27.1 N) 

Nonresidential collector 
and local streets shall 
provide ROWs consistent 
with DCS standards 

ROW dedicated on 
Grand River and 11 Mile 
Road 

Yes  

Façade materials  
(Sec. 3.27.1 G) 
 
 

All sides of the building 
and accessory buildings 
must have the same 
materials. Façade 
materials may deviate 
from brick or stone with 
PC approval. 

Bldg A&D Yes Section 9 façade waiver 
approved in PRO 
Agreement 
 

Bldg B No 

Bldg C No 

Residential Buildings: 
Cement fiber siding; 
Brick percentage has 
been increased 

No 

Mixed-Use Developments (Sec. 4.25) 
To qualify as a mixed-use development, a project must meet the following requirements. 

Each use shall comprise of at least 10% in the 
TC-1 district of either 

a. The net site area or 
b. The total gross floor area of all buildings 

Gross site area: 15.5 
acres 
Net site area after ROW 
dedication & Pond: 
14.39 acres 
Residential Site Area: 
approx. 5.5 acres 
Commercial site area: 
8.89 acre (~62% of total 
site area) 
 

Yes  

A development with both conventional multi-
family and senior, age-qualified, independent 
multi-family uses shall not be considered mixed 
use unless a non-residential use is also included 

Not applicable NA 
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Item Required Code Proposed Meets 
Code 

Comments 

A performing arts facility unconditionally 
dedicated to the public use, under separate 
agreement with the City, shall be considered a 
second use, provided that it is a fully enclosed 
structure with a minimum of 500 seats. 

Not applicable NA 

Residential Dwellings / Mixed-Use in TC/TC-1 (Sec. 4.82) 

Multiple-Housing Dwellings Units (Sec. 4.82.2) Must meet RM-1 district 
requirements. 

Not Applicable 

Mixed Use Guidelines (Sec. 4.82.2) 

Number of Rooms 
and Area of Parcel 
(Sec. 4.82.2.a) 
TC/TC-1, Multiple 
Family, and Mixed-
Use 

Total number of rooms 
shall not have more 
than the area of the 
parcel in square feet, 
divided by a factor of 
1200. For mixed use, it is 
divided by factor of 800.  

For 14.3 net acres 
623,779 sq. ft. / 800 = 779 
rooms permitted 
 
North: 50 2-BR @ 3 rooms 
= 150 
East: 82 2-BR @ 3 rooms = 
246 
Total 396 rooms * 
 

Yes  
 

Allowing increase in 
number of rooms 
(Sec. 4.82.2.b) 

Planning Commission 
(for sites <5 acres) or City 
Council (for sites >5 
acres) can approve 
increase in number of 
rooms subject to 
conditions listed in Sec. 
4.82.2.b. The increase 
cannot exceed more 
than two times the 
rooms otherwise allowed 

No increase needed. 
 
 

Yes  

Floor plans for Mixed 
Use developments 
(Sec. 4.82.2.c) 

Conceptual floor plans 
layouts for each 
dwelling unit is required 
to establish maximum 
number of rooms 
permitted, subject to 
minor modifications 

Floor plans are provided 
for townhomes;  
 

Yes  

Minimum Distance 
between Buildings 
(Sec. 4.82.2.d) 

10 ft. 
 

16 ft.  Yes  

Building Setbacks 
(Sec. 4.82.2.e) 

- 15ft. minimum, unless 
conflicts with corner 
clearance 
 

15 ft from ROW shown 
for residential buildings 
fronting on 11 Mile; 
Balconies extend to 11 
feet from ROW 

Yes approved in PRO 
Agreement 
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Item Required Code Proposed Meets 
Code 

Comments 

Parking Setbacks 
Off-street Parking 
(Sec. 4.82.2.f) 

10 ft. minimum from any 
wall of any dwelling 
structure, which 
contains openings 
involving living areas;  

Meets requirement Yes Residential dwelling are 
subject to this section, not 
Sec. 3.1.26. 
 
 
 

5 ft. from any wall with 
no openings 

Meets Yes 

10 ft. from any ROW 
(includes drives and 
loading) 

Meets Yes 

5 ft. from all other 
property lines 

Meets Yes 

30 ft. from property lines 
adjacent to Single family 
homes 

Not applicable NA 

Business and Office 
Uses 
(Sec. 4.82.3) 

- Not occupy same 
floor as residential 

- No office use above a 
residential use 

- Separate entrance, 
private pedestrian 
entrance to residential 
shall be provided 

 NA  

Parking Location 
(Sec. 4.82.5) 

Off-street parking shall 
be provided within a 
building, parking 
structure physically 
attached, or designed 
off-street parking within 
300 ft. of building. 

Off-street surface 
parking and individual 
unit garages proposed 

Yes  

Usable Open Space 
(Sec. 4.82.6) 

Usable Open Space is 
defined as balconies, 
courts and yards that 
are private recreational 
uses, and no dimension 
is less than 50 ft. 
200 sq. ft. per dwelling 
unit 
Phase 1B: 200 x 68 = 
13,600 sq. ft. or 0.31 acre 
Phase 2: 200 x 50 = 
10,000 sf or .23 ac 

Usable open space 
shown on sheet L-1.14, 
appears to comply with 
requirement; 
Recreation amenity 
details provided on L-
1.13 
 
 

Yes Further details to be 
provided with FSP submittal 

Note: Staff has made a determination for mixed use guidelines that is consistent with non-mixed use guidelines. 
For purpose of determining compliance, the minimum square footages are associated with number of 
bedroom as follows: 1 BR- 500 SF min; 2 BR- 750 SF min; 3 BR – 750 SF min; 4+ BR- 1,000 SF min ; 
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Item Required Code Proposed Meets 
Code 

Comments 

 
The applicant needs to provide the unit mix proposed. The applicant has provided floor plans. 

Maximum Room Count : Mixed Use Guidelines(Sec. 4.82.2) 

Efficiency-400 1 Not proposed NA All units proposed exceed 
size requirements.  1 BR: 500 sq. ft. 2 Not proposed NA 

2 BR: 750sq. ft. 3 3 Yes 

3 BR: 900 sq. ft. 4 Not proposed NA 

4 BR: 1000 sq. ft. 5 Not proposed NA 

Maximum Density: Mixed Use Guidelines(Sec. 4.82.2) 

Efficiency-400 -- 132 units/14.3 ac = 9.2 
du/ac 
 
Allowable Density: 18 
DUA; Allowable density 
is calculated based on 
maximum number of 
rooms allowed for this 
property (779 rooms) 
and unit type 

Yes Density for residential 
dwellings in TC-1 is based on 
the maximum number of 
rooms allowed.  
 
 

1 BR: 500 sq. ft. 27.3 DUA (a) 

2 BR: 750sq. ft. 18.15 DUA 

3 BR: 900 sq. ft. 13.61 DUA 

4 BR: 1000 sq. ft. 10.89 DUA 

Maximum Percentage of Units : Mixed Use Guidelines(Sec. 4.82.2) 

Efficiency-400 5% Not proposed   

1 BR: 500 sq. ft. 50% 0  

2 BR: 750sq. ft. 100% 100 Yes 

3 BR: 900 sq. ft. 100% 0  

4 BR: 1000 sq. ft. 100% 0  

Minimum Off-street parking per unit: Mixed Use Guidelines(Sec. 4.82.2) 

Efficiency-400 1 per unit 132 units @ 2 spaces 
Total 264 spaces 
required 
129 Surface spaces  
160 Garage spaces 
Total 289 spaces 
proposed 
 

  

1 BR: 500 sq. ft. 1 per unit  

2 BR: 750sq. ft. 2 per unit Yes 

3 BR: 900 sq. ft. 2 per unit  

4 BR: 1000 sq. ft. 2 per unit  

Parking, Loading, and Dumpster Requirements (5.3 site specific review required) 

Required Parking 
Calculation 
(Sec. 5.2.12) 
(Sec. 4.82.2) 
 
 
See Individual 

Ordinance Requirement 
per Use 

Parking Study Peak 
Demand (7PM 
Weekend) 

 Total proposed includes a 
10% effective supply added 
to projected numbers 
 
 
 
 

Retail 
11,475 sf/250 = 46 

28  

Office 0  
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Item Required Code Proposed Meets 
Code 

Comments 

requirements below 12,000sf/200 = 54  
 
 
 
 
 
 
 
 
 
 
 
*total now shown on plan  

Quality Restaurant 
10,530sf/70 = 150 

170  

Sit-Down Restaurant 
4,600sf/70 = 66 

62  

Fast Casual 
Restaurant 
7,800/70 = 111  

38  

Residential Buildings 
132 units x 2 ea = 264 

218  

Total Ordinance 
Required: 691 Spaces 

TOTAL PROPOSED: 600 
Spaces* (Phase 1) 

 

Required Parking 
Calculation 
(Sec. 5.2.12) 
 
(Sec. 4.82.2) 
 
 

Shopping Center 
1 per 250 sq. ft. of GLA 
54,817 / 250 = 219 
spaces 
 
Res. Mixed-Use Dev: 
Rm count 1-2 = 1 space 
Rm count 3-5 = 2 spaces 
236  total spaces 
required 

Phase 1 
Commercial/Res: 
600 spaces Total 
(154 garage + 
446 surface parking) 
 
Phase 2 Residential 
Option – Total Site:  
573 spaces (169 Garage 
spaces; 
404 surface parking) 

TBD See Traffic Review of 
Parking Study  

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 as 
long as detail indicates 
a 4” curb at these 
locations 

- 60º 9 ft. x 18 ft. 

- 9 ft. x 17 ft. parking 
spaces allowed as 
long as detail indicates 
a 4” curb at these 
locations 

- 60º 9 ft. x 18 ft. 
- 9 ft. x 19 ft. spaces 
- 23 ft 2-way drives 

 
 
 
 
 
 
 
No 

Some 17-17.5 foot parking 
spaces do not appear to 
have 2’ vehicle overhang – 
must be addressed in Final 
Site Plan 
 
 
Deviation for 22 ft drive 
aisles approved in PRO 
Agreement 

Parking lot entrance 
offset 
(Sec. 5.3.6) 

Parking lot entrances 
must be set back 25’ 
from any single-family 
residential district.  

Not applicable NA  

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 

 Yes See Traffic review for details 
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Item Required Code Proposed Meets 
Code 

Comments 

ft. wide, have an 
outside radius of 15 ft., 
and be constructed 3 
ft. shorter than the 
adjacent parking stall 

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 

Appears to comply Yes  

Barrier Free Spaces 
Barrier Free Code 
 
*No deviations since 
this is a Michigan 
Building Code 
requirement 

Northwest Residential:  
A total of 2% of required 
parking. 100 x 2% = 2 
required 
 
East Residential: 164 
parking spaces x 2% = 
3 required 
 
Commercial: 376 spaces 
for commercial portion 
requires: 8 barrier free (2 
van accessible) 

2 provided 
 
 
 
 
4 provided 
 
 
 
13 provided 

Yes 
 
 
 
 
Yes  
 
 
 
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 

Mostly complies – 
access aisle missing in 1 
location 

No Need a 5’ access aisle 
between 2 spaces south of 
Building D 

Barrier Free Signs  
Barrier Free Code 

One sign for each 
accessible parking 
space.  

Signs indicated Yes Compliance will be 
confirmed with Final Site 
Plan submittal 

Minimum number of 
Bicycle Parking  
(Sec. 5.16.1) 

Multiple-Family:  
1 for each 5 dwellings 
132/5 = 26 bike spaces 
 
Retail/Shopping Center:  
Five (5) percent of 
required automobile 
spaces 
381 spaces * 5% = 19 
bike spaces 
 
Total = 45 bike spaces 

26 spaces provided 
(both in garages and 
outside) 
 
 
34 spaces provided 

Yes 
 
 
 
 
Yes 
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Item Required Code Proposed Meets 
Code 

Comments 

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 
min. 36” height 

- Shall be accessible via 
6 ft. paved sidewalk 

- When 20 or more 
bicycle parking spaces 
are required, 25% shall 
be covered spaces.  

Multiple bike rack 
locations indicated 
(~17?) 
 
 
 
 
 
 
 
Bike rack detail shown 
sheet L-1.11 – 33” height 
 
 
 
 
Covered spaces not 
indicated 

Yes 
 
 
 
 
Yes 
 
 
 
 
No 
 
 
 
Yes 
 
NA 

 
 
 
 
 
 
 
 
 
 
Bike rack shall be min. 36” 
height  

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 plan shown sheet 
L-1.11 

  

Loading Space Area 
(Sec. 5.4.2) 

Within TC zoning, 
loading space shall be 
provided in the rear 
yard (or in the interior 
side yard beyond the 
side yard setback for 
double frontage lots) 
in the ratio of 10 sq. ft. 
per front foot of building. 
Layout shall not cut off 
or diminish access to off-
street parking spaces or 
service drives. 
 
Example: For 100 ff 
building, 1000 sf of 
loading area is required 
for commercial buildings 
 

Phase 1 loading area 
locations meet 
requirements for 
location in rear yard or 
interior side yard. 
 
 

No 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Loading areas comply with 
deviations approved in PRO 
Agreement  
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Item Required Code Proposed Meets 
Code 

Comments 

Loading Space 
Screening  
(Sec. 5.4.2 B) 

Loading area must be 
screened from view 
from adjoining 
properties and from the 
street.  

Loading area behind 
Bldg B does not appear 
to be screened 

No? Provide screening for all 
loading areas 

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 (20 ft.) 

- Rear lot abuts ROW, 50 
ft. setback required. 

- Away from Barrier free 
Spaces 

Commercial dumpster 
locations appear to be 
acceptable  
 
No dumpsters in 
Residential areas 

Yes? Clarify trash collection plans 
for residential areas if no 
dumpsters are provided. 
Where will residents put out 
their collection bins? 
 
 

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 

Details provided – see 
façade review for 
comments 

Yes  

Lighting and Photometric Plan (Sec. 5.7) 

Intent (Sec. 5.7.1)  Establish appropriate 
minimum levels, prevent 
unnecessary glare, 
reduce spill-over onto 
adjacent properties & 
reduce unnecessary 
transmission of light into 
the night sky 

 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 

Provided Yes  

Building Lighting 
(Sec. 5.7.2.A.iii) 

Relevant building 
elevation drawings 
showing all fixtures, the 

Not provided No Expected to comply with 
ordinance standards; 
Provide details in Final Site 



JSP22-09: Sakura Novi, Revised Preliminary Site Plan June 13, 2022 
Planning Review Summary Chart  Page 16 of 19 

Item Required Code Proposed Meets 
Code 

Comments 

portions of the walls to 
be illuminated, 
illuminance levels of 
walls and the aiming 
points of any remote 
fixtures. 

Plan submittal 

Lighting Plan 
(Sec.5.7.2 A.ii)  

Specifications for all 
proposed & existing 
lighting fixtures 

Provided sheet 2 of 3 Yes  

Photometric data Provided sheet 1 of 3 Yes  

Fixture height Provided sheet 2 of 3 Yes  

Mounting & design Provided Yes  

Glare control devices  Provided Yes  

Type & color rendition of 
lamps 

Provided Yes  

Hours of operation Not provided No  

Required Conditions  
(Sec. 5.7.3.A)  

Light pole height not to 
exceed maximum 
height of zoning district 
(65 ft. for TC) 

Max of 25 feet shown Yes  

Required Conditions  
(Sec. 5.7.3.B&G)  

- 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 
site’s hours of 
operation 

  Provide standard notes on 
Plan  

Security Lighting 
(Sec. 5.7.3.H) 

 
Lighting for security 
purposes shall be 
directed only onto 
the area to be 
secured. 

- All fixtures shall be 
located, shielded, and 
aimed at the areas to 
be secured.   

- Fixtures mounted on 
the building and 
designed to illuminate 
the facade are 
preferred. 

   

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 

Exterior Bldg C: 36.7:1,  
Around Pond: 28:1 
 

No Some areas of the site 
grossly vary from the 4:1 
avg/min ratio. See Planning 
Review for detailed 
comment.   
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Item Required Code Proposed Meets 
Code 

Comments 

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 

LEDs proposed Yes  

Min. Illumination (Sec. 
5.7.3.K)  

Parking areas: 0.2 min 0.3 proposed  Yes General parking areas 
expected to comply with 
min. requirements 

Loading & unloading 
areas: 0.4 min 

Meets min.  Yes  

Walkways: 0.2 min 0.1 min noted in some 
locations 

No Deviation approved in PRO 
Agreement 

Building entrances, 
frequent use: 1.0 min 

Appears to comply Yes  

Building entrances, 
infrequent use: 0.2 min 

Appears to comply Yes  

Max. Illumination 
adjacent to Non-
Residential  
(Sec. 5.7.3.K)  

When site abuts a non-
residential district, 
maximum illumination at 
the property line shall 
not exceed 1 foot 
candle 

Complies Yes  

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 

No residential districts 
adjacent 

NA  

Building Code and Other Requirements 

Accessory Structures 
(Sec. 4.19) 

- Each accessory 
building shall meet all 
setback requirements 
for the zoning district in 
which the property is 
situated 

- Shall meet the façade 
ordinance standards 

 
 

NA “platform” near pond will 
be considered an 
accessory structure, as will 
generators, transformers, 
etc. Label on plans and 
provide dimensions 
 

Exterior Building Wall 
Façade Materials 
(Sec. 5.15) 
(Sec. 3.27.1.G) 

Façade Region: 1 
 

Elevation drawings 
submitted  

No Section 9 façade waivers 
approved in PRO 
Agreement; see Façade 
review for detailed 
comments 

Roof top equipment All roof top equipment Not shown  Provide confirmation of any 



JSP22-09: Sakura Novi, Revised Preliminary Site Plan June 13, 2022 
Planning Review Summary Chart  Page 18 of 19 

Item Required Code Proposed Meets 
Code 

Comments 

and wall mounted 
utility equipment Sec. 
4.19.2.E.ii 

must be screened and 
all wall mounted utility 
equipment must be 
enclosed and 
integrated into the 
design and color of the 
building 

rooftop equipment and 
screening proposed 

Building Code Building exits must be 
connected to sidewalk 
system or parking lot. 

Sidewalks shown on the 
plans 

yes  

Design and 
Construction 
Standards Manual 

Land description, Sidwell 
number (metes and 
bounds for acreage 
parcel, lot number(s), 
Liber, and page for 
subdivisions). 

Provided – unit 
boundaries of site 
condominium proposed 

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).  

Generally provided;  Yes Refer to review letters for 
missing information 

Economic Impact 
 

- Total cost of the 
proposed building & 
site improvements 

- Number of anticipated 
jobs created (during 
construction & after 
building is occupied, if 
known) 

Provided Yes  

Signage 
 
See link below 
(Chapter 28, Code of 
Ordinances) 

- Signage if proposed 
requires a permit. 

- Signage is not 
regulated by the 
Planning Commission 
or Planning Division. 

Not reviewed at this 
time 

 Sign deviations approved in 
PRO Agreement 
Contact Maureen Underhill 
regarding sign permits 
248-735-5602 

Property Address The applicant should 
contact the Building 
Division for an address 
prior to applying for a 
building permit.   

One is not required at 
this time. Individual lot 
address would require 
separate addresses at a 
later time 

No Submit address application 
after Final Site Plan 
approval. 

https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH28SI
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH28SI
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Item Required Code Proposed Meets 
Code 

Comments 

Project and Street 
Naming Committee 

Some projects may 
need approval from the 
Street and Project 
Naming Committee. 

The applicant requested  
Sakura Novi project 
name. Approved by 
committee 

Yes Street names will be 
required in order to address 
the units - Contact Ben 
Peacock at 248-347-0579 
for more information 

Property 
Split/Combination 

The proposed property 
split/combination must 
be submitted to the 
Assessing Department 
for approval. 

Lot combination 
completed 

Yes  

Master Deed Master Deed should be 
approved for site 
condominiums prior to 
stamping set approval 

Applicant states site 
condominium ownership 
will be utilized – Unit 
plans shown C-2.6 

Yes Master Deed to be reviewed 
at time for Final Site Plan 
submittal  

Easements - Utilities 
- Emergency/Cross-

Access Easements 
- Conservation 

Easements 
- ROW dedication 
- Etc. 

Easement plan required Yes? Conservation easement will 
be required for any 
woodland replacement 
trees, remaining wetland 
areas – clearly show 
easement boundaries on 
site plan  
Off-site Storm water 
discharge easement to 
parcel east 

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. Please refer to those 

sections in Article 3, 4, and 5 of the zoning ordinance for further details. 
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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_______________________________________________________________________ 
 
Applicant 
Sakura Novi LLC 
 
Review Type 
Revised Preliminary Site Plan 
 
Property Characteristics 
 Site Location:  Borders Grand River Avenue, Eleven Mile Road, and Town 

Center Drive 
 Site Size:   15.42 acres 
 Plan Date:  05/24/2022  
 Design Engineer:  PEA Group 
 
Project Summary  
 Phase 1: Construction of commercial Buildings A, B, C, D, and residential Buildings 1-

19, with associated parking. 

Phase 2: Construction of optional residential Buildings 20 and 21 and associated 
parking. 

Site access would be provided via Grand River Avenue and Eleven Mile Road.  

 Water service would be provided by an 8-inch extension between the existing 12-
inch water main along the north side of Eleven Mile Road and the existing 12-inch 
water main on the east side of Town Center Drive. There will be two (2) connections 
to the existing Eleven Mile Road main to provide a looped water main system on the 
proposed site. 

 Sanitary sewer service would be provided by two (2) 8-inch extensions from the 
existing 8-inch sanitary sewer along the south side of Eleven Mile Road. 

 Storm water would be collected by two (2) separate storm sewer collection systems, 
with a separate detention basin serving each. The western detention basin would 
be discharged to existing 12-inch storm sewer along the north side of Grand River 
Avenue at a controlled rate. The eastern detention basin would be discharged to 
on-site wetland.  

 

 

 
PLAN REVIEW CENTER REPORT 

06/13/2022 
 

Engineering Review 
Sakura Novi 
JSP22-0009 
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Recommendation 
 
Approval of the Preliminary Site Plan is recommended, with items to be addressed at 
Final Site Plan submittal. 
 
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 at Final Site Plan 
submittal: 

General 
1. For the City-established benchmark, revise the elevation to 913.16 rather than 

913.51. 
2. Only at the time of the printed Stamping Set submittal, provide the City’s 

standard detail sheets for water main (5 sheets), sanitary sewer (3 sheets), 
storm sewer (2 sheets), and paving (2 sheets). The most updated details can 
be found on the City’s website at this location: 
https://cityofnovi.org/services/public-works/engineering-division/engineering-
standards-and-construction-details 

3. Provide soil borings in the vicinity of the storm water basins to determine soil 
conditions and to establish the high-water elevation of the groundwater table. 

4. A right-of-way permit will be required from the City of Novi and Oakland 
County for work on Grand River Avenue and Eleven Mile Road.  

5. Provide a traffic control plan for the proposed work on Eleven Mile Road.   
Traffic control for Grand River will be handled through the Oakland County 
permit. 

6. As noted in the applicant’s response letter, right-of-way was dedicated at the 
time of closing. 

7. Show and label the access easement to Ecco Tool on the plans. 
8. Provide a traffic control sign table listing the quantities of each permanent sign 

type proposed for the development.  Provide a note along with the table 
stating all traffic signage will comply with the current MMUTCD standards.  
Table should show number of signs proposed for each phase. 

9. Traffic signs in the Road Commission for Oakland County (RCOC) right-of-way 
will be installed by RCOC.   

10. Compacted sand backfill note is on the utility plans.  Illustrate and label on the 
profiles, once provided. 

11. Provide a construction materials table on the utility plan listing the quantity 
and material type for each utility (water, sanitary and storm) being proposed.   

12. Provide a utility crossing table indicating that at least 18-inch vertical 
clearance will be provided, or that additional bedding measures will be 

https://cityofnovi.org/services/public-works/engineering-division/engineering-standards-and-construction-details
https://cityofnovi.org/services/public-works/engineering-division/engineering-standards-and-construction-details
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utilized at points of conflict where adequate clearance cannot be 
maintained. 

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

14. 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. 

15. Show the locations of all light poles on the utility plan and indicate the typical 
foundation depth for the pole to verify that no conflicts with utilities will occur.  
Light poles in a utility easement will require a License Agreement.   

16. Light pole located west of Building C is shown in sidewalk and shall be 
relocated. 

17. Label horizontal distance between the parallel sanitary sewer and water main 
on sheet C5.1 (maintain 10’ horizontal distance between sanitary and water).  

18. For common area irrigation systems connected to public water supplies: 
Install a backflow prevention Reduced Pressure Zone Assembly (RPZ) with an 
ASSE 1013 listing approval at each tap to the public water supply. A minimum 
clearance of 12-inches measured from the bottom of pressure relief valve to 
the finished landscaped grade shall be required. Provide a detail showing the 
RPZ installation setup and height above grade. If backflow preventer is to be 
enclosed, provide a detail of the enclosure with required drainage outlets. 
Show all locations on a site plan. A plumbing permit is required for the 
installation of the backflow preventer.  Installation of the backflow preventer 
shall be in such a manner as to not require blowing out the system through the 
backflow preventer.  Drain ports and blow out ports shall be included.  Any 
deviations from these requirements must be approved through the Novi Water 
& Sewer Division Cross Connection Control Specialist (248-735-5661).   

19. The grading and SESC sheets shall show the tree fence at least as far from the 
trunk as the critical root zone, defined as a circular area around a tree with a 
radius measured to the tree’s longest dripline radius plus one (1) foot.  No 
grading shall occur within the dripline.  If the critical root zone is not fully 
protected, then replacements for that tree may be required. 

Water Main 
20. The as-builts from Advance Auto (parcel 50-22-23-126-015) do not indicate 

that 8-inch water main was stubbed at the western boundary of their property. 
A revision to this proposed water main connection may be necessary. There is 
existing 12” watermain on east side of Town Center Drive.  

21. A tapping sleeve, valve and well is required at the connection to the existing 
water main.  Add one at the connection to the existing 12-inch main on Town 
Center Drive. 
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22. Provide water main modeling calculations demonstrating that the required 
water supply of 3,000 GPM will be available (3,000 GPM requirement for 
residential complex).  

23. Ensure there is a maximum of 800 feet between valves. 
24. Per current EGLE requirement, provide a profile for all proposed water main 8-

inch and larger. 
25. 6-inch hydrant leads are allowed for leads less than or equal to 25 feet in 

length.  8-inch leads are required for leads greater than 25 feet in length. 
Label all hydrant lead lengths.  

26. All gate valves 6” or larger shall be placed in a well with the exception of a 
hydrant shut off valve. A valve shall be placed in a box for water main smaller 
than 6”. 

27. Clarify whether the residential buildings will be fire-suppressed.  If required by 
the Fire Marshal, provide a minimum 6-inch fire lead separate from the 2-inch 
domestic leads for each residential building with a unique shut-off valve for 
each. 

28. Only once no further design changes are anticipated, three (3) sealed sets of 
revised utility plans along with the Michigan Department of Environment, 
Great Lakes & Energy (EGLE) permit application for water main construction, 
the Streamlined Water Main Permit Checklist, and electronic utility plan should 
be submitted to the Engineering Division for review.  Utility plan sets shall 
include only the cover sheet, any applicable utility sheets, and the standard 
detail sheets. 
 

Sanitary Sewer 
29. Buildings C and D have monitoring manholes unique to them, but Buildings A 

and B need monitoring manholes.  Label all monitoring manholes as such.  
30. Provide a sanitary sewer basis of design for the development on the utility plan 

sheet. 
31. Note on the construction materials table that 6-inch sanitary leads shall be a 

minimum SDR 23.5, and mains shall be SDR 26. 
32. 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. 
33. Provide a testing bulkhead immediately upstream of each sanitary 

connection point.  Additionally, provide a temporary 1-foot-deep sump in the 
first sanitary structure proposed upstream of each connection point, and 
provide a secondary watertight bulkhead in the downstream side of this 
structure. 

34. Provide profiles for the proposed sanitary sewer mains. 
a. The furthest upstream segments of pipe without additional contributing 

flows shall have a minimum slope of 0.60%. 
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b. Differential in manhole invert elevations shall be a maximum of 0.2 feet.  
Increase pipe slopes to reduce differential, or else use an internal drop 
structure (minimum 5-foot diameter structure required for drops). 

c. Illustrate all pipes intersecting with manholes on the sanitary profiles. 
35. Only once no further design changes are anticipated, three (3) sealed sets of 

revised utility plans along with the Michigan Department of Environment, 
Great Lakes & Energy (EGLE) permit application, electronic utility plan for 
sanitary sewer construction, and the Streamlined Sanitary Sewer Permit 
Certification Checklist should be submitted to the Engineering Division for 
review.  Utility plan sets shall include only the cover sheet, any applicable utility 
sheets, and the standard detail sheets.   It should be indicated with the 
application if an expedited EGLE review is requested. EGLE will charge a fee 
that can be paid directly to the State. 
 

Storm Sewer 
36. A minimum cover depth of 3 feet shall be maintained over all proposed storm 

sewer.  Currently, a few pipe sections do not meet this standard.  Grades shall 
be elevated, and minimum pipe slopes shall be used to maximize the cover 
depth.  In situations where the minimum cover cannot be achieved, Class V 
pipe must be used with an absolute minimum cover depth of 2 feet.  An 
explanation shall be provided where the cover depth cannot be provided. 

37. Provide a 0.1-foot drop in the downstream invert of all storm structures where a 
change in direction of 30 degrees or greater occurs. 

38. Match the 0.80 diameter depth above invert for pipe size increases. 
39. Storm manholes with differences in invert elevations exceeding two feet shall 

contain a 2-foot-deep plunge pool.  
40. Provide a four-foot-deep sump and an oil/gas separator in each of the last 

storm structure prior to discharge to the storm water basins.  
41. Provide profiles for all storm sewer 12-inch and larger. 
42. Label all inlet storm structures on the profiles.  Inlets are only permitted in 

paved areas and when followed by a catch basin within 50 feet.  
43. Label the 10-year HGL on the storm sewer profiles and ensure the HGL remains 

at least 1-foot below the rim of each structure.  
44. Illustrate all pipes intersecting storm structures on the storm profiles. 
45. Provide a schedule listing the casting type, rim elevation, diameter, and invert 

sizes/elevations for each proposed, adjusted, or modified storm structure on 
the utility plan.  Round castings shall be provided on all catch basins except 
curb inlet structures. 

46. Show and label all roof conductors and show where they tie into the storm 
sewer. 
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Storm Water Management Plan 
47. Although the new Oakland County stormwater standards have not yet been 

adopted by the City of Novi, applicants should expect the storm water 
management plan to be reviewed according to the new standards. The new 
Oakland County stormwater standards can be found here: 
https://www.oakgov.com/water/stormwater/Pages/Stormwater-Engineering-
Design-Standards.aspx 

48. The basin shape should be such that flow entering the basin is evenly 
distributed and no stagnant zones can develop. An irregularly shaped basin in 
the best. The inlet and the outlet shall be at opposite ends with the maximum 
distance possible between them.  

49. 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. 

50. The SWMP must address the discharge of storm water off-site, and evidence of 
its adequacy must be provided.  This should be done by comparing pre- and 
post-development discharge rates.  The area being used for this off-site 
discharge should be delineated and the ultimate location of discharge 
shown.  This is especially critical for the Grand River outlet for the western 
basin, since the plans show these existing structures as full of water. 

51. An adequate maintenance access route to each basin outlet structure and 
each pretreatment structures shall be provided (15 feet wide, maximum 
running slope of 1V:5H, maximum cross slope of 3%, and able to withstand the 
passage of heavy equipment). 

52. Provide a 5-foot-wide stone bridge/access route allowing direct access to 
each standpipe from the banks of the basins during high-water conditions (i.e. 
stone 6-inches above high water elevation).  Provide a detail and/or note as 
necessary. 

53. As part of the Storm Drainage Facility Maintenance Easement Agreement, 
provide an access easement for maintenance over the storm water detention 
system and the pretreatment structures.  Also, include an access easement to 
the detention area from the public road right-of-way. 

54. Provide manufacturer’s details and sizing calculations for the pretreatment 
structures on the plans.  Provide drainage area and runoff coefficient 
calculations specific to the area tributary to each treatment structure.  The 
treated flow rate should be based on the 1-year storm event intensity (~1.6 
In/Hr).   

55. Provide release rate calculations for the three design storm events (first flush, 
bank full, 100-year). 

56. Due to maintenance concerns, each restricting orifice in the control structure 
shall be a minimum of 1 square-inch in size, even though this may result in a 
flow rate above that calculated.   

57. The flow restriction shall be accomplished by methods other than a pipe 
restriction in an oversized pipe due to the potential for clogging and restrictor 

https://www.oakgov.com/water/stormwater/Pages/Stormwater-Engineering-Design-Standards.aspx
https://www.oakgov.com/water/stormwater/Pages/Stormwater-Engineering-Design-Standards.aspx
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removal.  A perforated standpipe, weir design, baffle wall, etc. should be 
utilized instead. 

58. The primary outlet standpipe shall be designed with a secondary outer pipe 
with numerous holes.  The stone filter would rest against this outer pipe and 
would help protect the outlet standpipe from clogging. 

59. Provide a soil boring in the vicinity of each storm water basin to determine soil 
conditions and to establish the high-water elevation of the groundwater table.  
Note the bottom of the detention facility must be a minimum of three (3) feet 
above the groundwater elevation. 

60. Provide supporting calculations for the runoff coefficient determination.  
61. A runoff coefficient of 0.35 shall be used for all turf grass lawns (mowed lawns) 

and 0.95 shall be used for all impervious surfaces.   
62. A 4-foot-wide safety shelf is required one foot below the permanent water 

surface elevation within the basin. 
63. Variance granted for 25’ vegetative buffer around detention basin. 

Paving & Grading 
64. Provide a construction materials table on the Paving Plan listing the quantity 

and material type for each pavement cross-section being proposed.   
65. Detectable warning plates are required at all barrier free ramps, hazardous 

vehicular crossings, and other areas where the sidewalk is flush with the 
adjacent drive or parking pavement.  The barrier-free ramps shall comply with 
current MDOT specifications for ADA Sidewalk Ramps.  Provide the latest 
version of the MDOT standard detail for detectable surfaces.   

66. Label specific ramp locations on the plans where the detectable warning 
surface is to be installed. 

67. Provide at least 3-foot of buffer distance between the sidewalk and any fixed 
objects, including hydrants and irrigation backflow devices.  Include a note on 
the plan where the 3-foot separation cannot be provided. 

68. Show proposed grades for all adjusted sanitary, water, and storm structures. 
69. Site grading shall be limited to 1V:4H (25-percent), excluding landscaping 

berms.  Label basin slopes.   
70. The sidewalk within the right-of-way shall continue through the drive 

approach.  If like materials are used for each, the sidewalk shall be striped 
through the approach. Provide additional spot grades as necessary to verify 
the maximum 2-percent cross-slope is being maintained along the walk. 

71. Provide top of curb/walk and pavement/gutter grades to indicate height of 
curb adjacent to parking stalls or drive areas. 

72. Curbing and walks adjacent to the end of 17-foot stalls shall be reduced to 4-
inches high (rather than the standard 6-inch height to be provided adjacent 
to 19-foot stalls).  Provide additional details as necessary. 

73. 17-foot perimeter stalls shall have a 2’ overhang area; label distance between 
wall and parking stalls on west side of Building C. 
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74. Call out the standard MDOT detail “M” approach proposed at the site 
entrance driveways. 

75. A building permit will be required for all proposed retaining walls. 

Flood Plain 
76. If applicable, show the limits of the 100-year flood plain and floodway per the 

current FIRM maps (2006). 

Soil Erosion and Sediment Control 
77. A SESC permit is required. A full review has not been completed at this time. 

Please 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 
78. 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. 

Agreements 
79. License agreements will be needed for light poles located in utility easements.  

The following must be submitted with the Final Site Plan: 
80. A letter from either the applicant or the applicant’s engineer must be 

submitted with the 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. 

81. An itemized construction cost estimate must be submitted to the Community 
Development Department for the determination of plan review and 
construction inspection fees. This estimate should only include the civil site 
work and not any costs associated with construction of the building or any 
demolition work.  The estimate must be itemized for each utility (water, 
sanitary, storm sewer), on-site paving (square yardage), right-of-way paving, 
grading, and the storm water basins (basin construction, control structure, pre-
treatment structure and restoration). 

The following must be submitted at the time of Stamping Set submittal: 
82. A draft copy of the Storm Drainage Facility Maintenance Easement 

Agreement (SDFMEA), as outlined in the Storm Water Management 
Ordinance, must be submitted to the Community Development Department. 
Once the agreement is approved by the City’s Legal Counsel, this agreement 
will then be sent to City Council for approval/acceptance. The SDFMEA will 

http://cityofnovi.org/Reference/Forms-and-Permits.aspx
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then be recorded at the office of the Oakland County Register of Deeds.  This 
document is available on our website. 

83. A draft copy of the 20-foot-wide easement for the water main to be 
constructed on the site must be submitted to the Community Development 
Department. This document is available on our website. 

84. A draft copy of the 20-foot-wide easement for the sanitary sewer to be 
constructed on the site must be submitted to the Community Development 
Department. This document is available on our website. 

85. A draft copy of the 20-foot-wide easement(s) for the sanitary sewer monitoring 
manholes to be constructed on the site must be submitted to the Community 
Development Department. This document is available on our website. 

The following must be addressed prior to construction: 
86. 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).  Be advised that scheduling 
the pre-construction meeting can take 2-4 weeks. 

87. 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. 

88. Material certifications must be submitted to Spalding DeDecker for review 
prior to the construction of any onsite utilities.  Contact Heather Gendron at 
248-844-5400 for more information. 

89. Construction inspection fees in an amount to be determined must be paid to 
the Community Development Department. 

90. Legal escrow fees in an amount to be determined must be deposited with the 
Community Development Department.  All unused escrow will be returned to 
the payee at the end of the project (except for escrows that are $50 or less). 
This amount includes engineering legal fees only. There may be additional 
legal fees for planning legal documents. 

91. A storm water performance guarantee in an amount to be determined (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. 

92. Water and Sanitary Sewer Fees must be paid prior to the pre-construction 
meeting.  Contact the Treasury Department at 248-347-0498 to determine the 
amount of these fees. 

93. A street sign financial guarantee in an amount to be determined ($400 per 
traffic control sign proposed) must be posted at the Community Development 
Department.  Signs must be installed in accordance with MMUTCD standards. 
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94. 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. 

95. 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.   

96. A permit for work within the road right-of-way of Grand River Avenue must be 
obtained from the Road Commission for Oakland County (RCOC).  Please 
contact the RCOC (248-858-4835) directly with any questions.  The applicant 
must forward a copy of this permit to the city.  Provide a note on the plans 
indicating all work within the road right-of-way will be constructed in 
accordance with the RCOC standards.  Be advised that review by the RCOC 
may take four weeks or longer. 

97. A permit for water main construction must be obtained from EGLE.  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. 

98. A permit for sanitary sewer construction must be obtained from EGLE.  This 
permit application must be submitted through the Engineering Division after 
the sanitary sewer plans have been approved.  Please submit the cover sheet, 
overall utility sheet, standard details and plan/profile sheets applicable to the 
permit.  Be aware that approval by both (1) Oakland County Water Resources 
Commissioner (OCWRC) and (2) Wayne County Department of Public Services 
(WCDPS) are required prior to submittal to EGLE. 

99. An NPDES permit must be obtained from EGLE since the site is over 5 acres in 
size.  EGLE may require an approved SESC plan to be submitted with the 
Notice of Coverage. 

100. An inspection permit for the sanitary sewer tap must be obtained from the 
Oakland County Water Resources Commissioner (OCWRC). 

101. 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). 

102. For the residential portions of the development, the amount of the incomplete 
site work performance guarantee for this development at this time is to be 
determined (equal to 1.2 times the amount required to complete the site 
improvements, excluding the storm water facilities) as specified in the 
Performance Guarantee Ordinance.  This guarantee will be reduced prior to 
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the Temporary Certificate of Occupancy (TCO), at which time it will be based 
on the percentage of construction completed. 

The following must be addressed prior to issuance of Temporary Certificate of 
Occupancy  (TCO) approvals for the commercial buildings of the development, and 
prior to issuance of building permits for the residential buildings of the development: 
 

103. For the commercial portions of the development, the amount of the 
incomplete site work performance guarantee for any outstanding site 
improvement items (limited to top course of pavement and other minor 
items), is calculated at 1.2 times the amount required to complete the site 
improvements (as specified in the Performance Guarantee Ordinance).   

104. All easements and agreements referenced above must be executed, 
notarized and approved by the City Attorney and Engineering Division. 

105. A Bill of Sale for the utilities conveying the improvements to the City of Novi 
must be submitted to the Community Development Department.  This 
document is available on our website. 

106. The City’s consultant Engineer Spalding DeDecker will prepare the record 
drawings for this development.  The record drawings will be prepared in 
accordance with Article XII, Design and Construction Standards, Chapter 11 
of the Novi Code of Ordinances. 

107. Submit to the Community Development Department, Waivers of Lien from any 
parties involved with the installation of each utility as well as a Sworn 
Statement listing those parties and stating that all labor and material expenses 
incurred in connection with the subject construction improvements have been 
paid. 

108. Submit a Maintenance Bond to the Community Development Department in 
an amount to be determined (equal to 25 percent of the cost of the 
construction of the utilities to be accepted).  This bond must be for a period of 
two years from the date that the Utility Acceptance Permit is issued by the City 
of Novi Engineering Division.  This document is available on our website.  

109. Submit an up-to-date Title Policy (dated within 90 days of City Council 
consideration of acceptance) for the purpose of verifying that the parties 
signing the Easement and Bill of Sale documents have the legal authority to 
do so.  Please be sure that all parties of interest shown on the title policy 
(including mortgage holders) either sign the easement documents themselves 
or provide a Subordination Agreement.  Please be aware that the title policy 
may indicate that additional documentation is necessary to complete the 
acceptance process. 
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Prior to preparing stamping sets, the Applicant is advised to provide any revised sheets 
directly to the Engineering Division for an informal review and approval. 

To the extent this review letter addresses items and requirements that require the 
approval of or a permit from an agency or entity other than the City, this review shall 
not be considered an indication or statement that such approvals or permits will be 
issued. 

Please contact Victor Boron at (248) 735-5695 with any questions. 

 
Victor Boron 
Project Engineer 
 
cc: Lindsay Bell, Community Development  

Ben Croy, P.E., Engineering 
Humna Anjum, Engineering 



 

LANDSCAPE REVIEW 

  



 
 
 
 
 
 
 
 
 
 
 

 
Review Type        Job #   
Revised Preliminary Site Plan Landscape Review   JSP22-0009 
 
Property Characteristics 
• Site Location:   Northeast of Town Center and Grand River  
• Site Zoning:   OSC, OS-1, I-1, to be rezoned to TC-1 
• Adjacent Zoning: North:  11 Mile Road, I-1, East: I-1, B-3, South: B-3, Grand River, West: 

TC 
• Plan Date:    May 24, 2022 
 
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.  This letter and the accompanying landscape chart are only 
summaries of the ordinance and landscape design manual and are not intended to serve as 
replacements for meeting all clauses of the ordinance and landscape design manual. 
 
Recommendation 
This project is recommended for approval for Preliminary Site Plan, conditional on the applicant 
correcting the conditions requiring a waiver, or the Planning Commission granting the waivers. 
 
LANDSCAPE DEVIATIONS GRANTED BY CITY COUNCIL ON MAY 24, 2021: 
COMMERCIAL: 
• Insufficient parking lot perimeter trees provided (3). 
• Lack of screening wall or berm for parking areas along Grand River.   
• Lack of screening wall or berm for parking areas along 11 Mile Road.   
RESIDENTIAL: 
• Insufficient building foundation landscaping facing drives. 
• Insufficient greenbelt width and berm between parking lot and 11 Mile Road 
• Use of subcanopy trees for 25% of multifamily unit landscaping trees.   
 
LANDSCAPE WAIVERS REQUIRED IN ADDITION TO THE DEVIATIONS GRANTED: 
• Shortage of multi-family unit trees – 8 if Phase 2 is not built, 24 if it is - not supported by staff. 
• Shortage of accessway perimeter trees (commercial area) – not supported by staff. 

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

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

1. Provided 
2. Some utility line adjustments need to be made to allow all required trees to be planted. 

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

Provided 

 
PLAN REVIEW CENTER REPORT 

June 14, 2022 
Revised Preliminary Site Plan Landscaping 

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

1. Deviations were granted for alternative screening along the east and south sides of the 
residential sections. 

2. A landscape easement must be provided for the landscaping placed on the Ecco Tool 
property. 

3. Please continue the screening along the south side of the property to completely shield 
the eastern residential section from the commercial properties south of the site. 
 

Adjacent to Public Rights-of-Way – Berm/Wall, Buffer and Street Trees (Zoning Sec. 5.5.3.B.ii, iii) 
1. COMMERCIAL – Grand River Avenue: 

a. A landscape deviation was granted for the deficiencies in greenbelt screening. 
b. Please propose at least 5 canopy trees between Grand River and Building C.  
 

2. RESIDENTIAL EAST: 
a. The required greenbelt width is provided everywhere along the 11 Mile Road 

frontage except between the ROW and the Building 12 parking lot, where 20 feet is 
required but only 7 feet is proposed.  A landscape deviation was granted by the 
Planning Commission and City Council for this configuration.   

b. Based on the frontage, 18 deciduous subcanopy greenbelt trees or 18 subcanopy 
trees are required and 21 are provided, 16 of which are in the right-of-way.   

c. While no street trees are required in the TC-1 district, staff agrees that the addition of 
the crabapples between the curb and sidewalk as proposed for both section of 
residential housing would be an attractive look, so those trees can remain and be 
counted toward the requirement for the required greenbelt trees.   

d. While the City appreciates the offer to maintain the trees in the right-of-way, the City 
DPW prefers to take over ongoing maintenance of them after they are accepted at 
the end of the 2-year maintenance period. 

 
3. RESIDENTIAL WEST: 

a. The required greenbelt width is provided for the west residential section. 
b. The required berm or brick wall are not provided between the road and the parking 

lots abutting 11 Mile Road.  A landscape deviation was granted for this because 
dense landscaping was proposed to screen the Phase 2 parking area and is 
proposed to be installed as part of that phase. 

c. Based on the frontage, 26 deciduous subcanopy greenbelt trees are required and 25 
are provided.  Please add 1 subcanopy tree in the greenbelt or right-of-way. 

d. As noted above, while the City appreciates the offer to maintain the trees in the 
right-of-way, the City DPW prefers to take over ongoing maintenance of them after 
they are accepted at the end of the 2-year maintenance period. 

 
Parking Lot Landscaping (Zoning Sec. 5.5.3.C.)  
COMMERCIAL (LOTS 1-4) 

1. Based on the vehicular use area calculations provided, a total of 5,697 sf of interior 
landscape area and 23 canopy trees are required.  A total of 6,186 of area and 29 trees 
are provided.  

2. Based on the perimeter provided, 31 canopy trees are required around the four 
commercial lots and 33 trees, including 12 greenbelt trees, are proposed.   

 
RESIDENTIAL (LOTS 5&6) – Lot 5 can be counted as residential since it’s likely residents will use it. 

1. LOT 5: 
a. Based on the vehicular use area calculations provided, a total of 1,348 sf of interior 

landscape area and 7 canopy trees are required.  A total of 1,907 of area and 6 
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trees are provided.  Please widen the island on the north side of the entry to the east 
section to at least 10 feet measured at the back of curb and add a tree there. 

b. Based on its outer perimeter, 11 perimeter canopy trees are required and are 
provided.   

2. LOT 6: 
a. Based on the vehicular use area calculations provided, a total of 1,106 sf of interior 

landscape area and 6 canopy trees are required.  A total of 1,135 of area and 5 
trees are provided.  As the adjacent interior roadway trees north of the lot are close 
to the lot, the lot is accepted as is. 

b. Based on its outer perimeter, 12 perimeter canopy trees are required and are 
provided.   

 
Accessway Perimeter trees (Zoning Sec 5.5.3.C.iii) – Only Commercial 

1. Based on the length of the interior drive, less driveways and roads, 20 canopy trees are 
required along the drive which mostly passes from Grand River through the center of the 
site to Parking Lot #5.  Six are provided.   

2. Please add the missing trees along the route highlighted in green on the markups on the 
Landscape Chart.  The deficiency in these trees would require a landscape waiver. 

 
Building Foundation Landscaping (Zoning Sec. 5.5.3.D.) – Only Commercial 

1. Based on the total building perimeter for the 4 commercial buildings, a total of 10184 sf of 
foundation landscaping is required.  A total of 7869 sf appears to be proposed, based on 
the table on Sheet L-1.1, a shortage of 2,315sf. 

2. A landscape deviation was approved for a shortage of approximately 4600sf in 
foundation landscaping.  As long as the totals on the chart are provided, the deviation is 
within the deviation approved. 

3. Please add as much foundation planting area and/or additional decorative paving 
around each building as possible to lower the extent of the deviation. 

4. Please include the area of decorative paving in the calculations if any will be used. 
 
Multi-Family Residential Landscaping (Zoning Sec. 5.5.3.F.ii.) 

1. Unit landscaping 
a. Based on the number of units (117), 351 canopy or large evergreen trees are required 

to be planted throughout the residential sections of the site, including around the 
west pond.  The plan shows a total of 343 trees that can be counted as multifamily 
unit trees, including excess interior roadway trees and parking lot interior and 
perimeter trees within the residential areas.  This 8-tree shortage requires a landscape 
waiver.  

b. If Phase 2 is built, the number of units is increased to 132 and the number of required 
trees increases to 396.  The plan, including Phase 2, shows a total of 372 trees that 
can be counted as multifamily unit trees.  This 24-tree shortage also requires a 
landscape waiver. 

c. A landscape deviation was granted to allow 25% of those trees to be subcanopy 
trees, to provide greater diversity to the site. The 25% maximum is not exceeded in 
either scenario. 

d. Arborvitaes cannot be counted as large evergreen trees.  In cases where the Nigra 
arborvitaes are allowed to grow to their full height, they could be counted as 
subcanopy trees, but not where they are under canopy trees and need to be 
pruned down, and only a total of 25% of the requirement, including deciduous 
subcanopy trees or large evergreen shrubs, could be counted. 
 

2. Interior drive plantings. 
a. 21 interior street trees are required in the east residential area and 45 are provided.  

13 interior street trees are required in the west residential area and 14 are proposed.  
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Please see the attached image for the interior drive frontage that should be included 
in the calculation and revise the calculations and trees provided. 

b. To count as an interior drive tree, it must be within 15 feet of a roadway curb. 
c. The excess roadway trees provided may be counted as multi-family unit trees.  
d. See the landscape chart for a detailed analysis of this. 

 
3. Foundation plantings. 

a. 35% of the front of the units’ front facade must be landscaped with a mix of planting 
types.  Due to the layout of the residential section of the project, none of the required 
foundation plantings are located between the building and the internal drives but as 
the applicant has designated the fronts of all of the buildings except 1, 2, 3, 9, 10 and 
11 as facing the wetland or internal open space, the proposed layout and hatching 
indicates that the proposed landscaping will conform to the ordinance requirement. 

b. While the proposed layout does meet the ordinance requirements, the applicant is 
encouraged to provide at least some landscaping on the internal drive side of the 
buildings to soften what will otherwise be a very barren appearance of wide areas of 
paving along the long stretches of drive between the buildings.  As the drives will be 
used extensively by residents and visitors it would be very much appreciated to do 
all that is possible to make those areas as attractive as possible.  See the image at 
the bottom of the landscape chart of what is requested. 

c. Please provide detailed foundation planting plans as part of the Final Site Plans. 
 

Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 1.d.(3) 
1. It appears that both ponds have adequate coverage of the rim with shrubs native to 

Michigan.   
2. Regarding the yellow birches now shown as being planted in the wetland beyond that 

pond: 
a. No trees or existing vegetation, except for alien invasive woody plants may be 

removed from the wetland to provide room for the birches. 
b. Please confirm that the yellow birches will survive in the wetland. 
c. Please confirm that you are allowed by EGLE to plant there 
d. If any of the above responses indicate that the trees should not be planted there, 

they must be planted elsewhere on the site. 
3. Phragmites is indicated as existing on the site and plans for its treatment are now 

provided. 
 
Plant List (LDM 2.h. and t.) 

1. Provided 
2. 32 of 56 species used (57%) are native to Michigan.  When building foundation plantings 

are added, the percentage of native species for the total site will still need to be at least 
50% 

3. The tree diversity guidelines for non-woodland replacement trees are met. 
 

Planting Notations and Details (LDM) 
1. Provided 
2. Please see the Landscape Chart for notes about the cost estimate. 

 
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 on Final Site Plans.  An actual irrigation plan could be provided in the 
electronic stamping set if desired. 
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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@cityofnovi.org. 
 

 

____________________________________________________ 
Rick Meader – Landscape Architect 

mailto:rmeader@cityofnovi.org


LANDSCAPE REVIEW SUMMARY CHART – Revised Preliminary Site Plan    
 

Review Date: June14, 2022 
Project Name: JSP22-0009: Sakura Novi 
Plan Date: May 24, 2022 
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 on the revised Preliminary Site Plan.  Underlined items 
need to be addressed on the Final Site Plan. 
 
LANDSCAPE DEVIATIONS GRANTED BY CITY COUNCIL ON MAY 24, 2021: 

COMMERCIAL: 
• Insufficient parking lot perimeter trees provided (3). 
• Lack of screening wall or berm for parking areas along Grand River.   
• Lack of screening wall or berm for parking areas along 11 Mile Road.   
RESIDENTIAL: 
• Insufficient building foundation landscaping facing drives. 
• Insufficient greenbelt width and berm between parking lot and 11 Mile Road 
• Use of subcanopy trees for 25% of multifamily unit landscaping trees.   

 
LANDSCAPE WAIVERS REQUIRED IN ADDITION TO THE DEVIATIONS GRANTED: 

• Shortage of multi-family unit trees – 8 if Phase 2 is not built, 24 if it is - not supported by staff. 
• Shortage of accessway perimeter trees (commercial area) – not supported by staff. 

 
 

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 

Scale:  1”=40’ Yes  

Project Information 
(LDM 2.d.) Name and Address 

Location map is 
provided on the 
landscape plan title 
block 

Yes  

Owner/Developer 
Contact Information 
(LDM 2.a.) 

Name, address and 
telephone number of 
the owner and 
developer or 
association 

Address and 
business name on 
the cover sheet. 

Yes  

mailto:rmeader@cityofnovi.org
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Item Required Proposed Meets 
Code Comments 

Landscape Architect 
contact information 
(LDM 2.b.) 

Name, Address and 
telephone number of 
RLA 

The landscape plan 
was created by 
PEA Group – Lynn 
Whipple 

Yes  

Sealed by LA.  
(LDM 2.g.) 

Requires original 
signature Yes Yes 

A live signature will be 
required on the 
stamping sets. 

Miss Dig Note 
(800) 482-7171 
(LDM.3.a.(8)) 

Show on all plan sheets Yes – in title block Yes  

Zoning (LDM 2.f.) Include all adjacent 
zoning 

Site:  OSC, OS-1, I-1 
– to be rezoned to 
TC-1 with PRO 
• East: I-1, B-3 
• South: B-3, Grand 

River Ave 
• West: TC 
• North:  11 Mile 

Road, I-1 

Yes  

Survey information 
(LDM 2.c.) 

• Legal description or 
boundary line survey 

• Existing topography 
Sheets C-1.1, C-1.2 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. 

• Tree survey is 
provided on T-1.0 
and T-1.1 

• All on-site trees on 
the site except for 
along the 
property edges 
are proposed to 
be removed. 

• Woodland 
replacement 
calculations are 
provided on 
Sheet L-1.1 

Yes 

See Mannik & Smith & 
DRG letters for complete 
review of woodlands 
and wetlands. 

Soil types (LDM.2.r.) 

• As determined by Soils 
survey of Oakland 
county 

• Show types, 
boundaries 

Sheet L-1.0 Yes  

Existing and 
proposed 
improvements 
(LDM 2.e.(4)) 

Existing and proposed 
buildings, easements, 
parking spaces, 
vehicular use areas, and 
R.O.W 

Shown on 
landscape plans Yes  

Existing and 
proposed utilities 
(LDM 2.e.(4)) 

• Overhead and 
underground utilities, 
including hydrants 
must be shown on 
landscape plan. 

• Utilities and light 
poles are shown. 

• There are still 
some situations 
where the 

• Yes 
• No 

The storm line leading 
from Parking area 5 
southward travels 
through a manhole 
which is centrally 
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Item Required Proposed Meets 
Code Comments 

• Proposed light posts 
must also be shown. 

proposed utility 
layout prevents 
the planting of 
required trees 
and could be 
modified without 
significant effort 

located in an island 
which should have an 
interior roadway tree in 
it.  Please shift the storm 
line to the west to allow 
that tree to be planted. 

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

Provide proposed 
contours at 2’ interval 

• Spot elevations 
and detention 
basin contours 
provided on 
Sheet C-3.1 and 
C-3.2 

• No berms are 
proposed  

Yes  
  

Snow deposit 
(LDM.2.q.) 

Show snow deposit 
areas on plan 

Some areas are 
indicated. Yes  

LANDSCAPING REQUIREMENTS 

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) 

• A landscape deviation 
for the proposed 
screening substitution 
was granted by the 
City Council so no 
berms are required. 

 
• The deviation was 

based on significant 
screening plantings 
that were proposed in 
place of the berms. 

• The proposed 
screening along 
the south 
property line is a 
continuous 
evergreen hedge 
and canopy trees 
placed 25 feet 
o.c. 

• The PRO 
landscaping 
between Building 
12 and the 
adjoining 
industrial property 
has been 
restored, but the 
evergreen hedge 
is on the adjacent 
property. 

• While not 
required, an 
evergreen hedge 
is located along 
part of the east 

• South 
proper
ty line:  
No 

• Bldg 
12 
buffer: 

  No 

1. Please add a note 
stating that a 
landscape easement 
will be provided to 
allow the evergreens 
to be planted on the 
adjoining property. 

2. Please provide that 
easement with xxx 

3. Please add a callout 
stating that the line of 
deciduous trees 
between Building 9 
and the property line 
must be planted 5 
feet away from the 
underground storm 
line. 

4. The applicant must 
incorporate all 
hedge minimum 
heights into the 
master deed. 

5. Please extend the 
hedge between the 
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Item Required Proposed Meets 
Code Comments 

property line of 
the commercial 
section to screen 
the parking and 
loading area from 
the property to 
the east. 

residential units and 
the commercial site 
to the south to screen 
the entire site 

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 

Five retaining walls 
are proposed 
around the site. 

TBD  

Walls greater than 3 
½ ft. should be 
designed and sealed 
by an Engineer 

 TBD  

Detailed plans need to 
be provided with 
building plans for walls 
taller than 3.5 feet. 

ROW Landscape Screening Requirements (Sec 5.5.3.B. ii) and (LDM 1.b) 

Greenbelt width 
(2)(3) (5) 

• Adjacent to pkg: 20 
feet 

• Not adjacent to pkg: 0 
feet 

 
A landscape deviation 
was approved for the 
narrower than required 
greenbelt buffer for the 
Phase 1 residential area 
(specifically, east of 
Building 1) 

COMMERCIAL: 
Grand River Ave: 
• 20 feet adj to pkg 
• 15 feet not adj. 
 
11 Mile Road 
Residential E: 
Adj to pkg: 7’ 
Not adj to pkg: 17’ 
 
Residential W: 
• Adj to pkg: 22’ 
• Not adj: 10’  
 

Commer
cial: 
Yes 
 
Residenti
al E: 
No (near 
parking 
lot) 
 
Residenti
al W: 
Yes 

 

Berm requirements (Zoning Sec 5.5.3.A.(5)) 

Min. berm crest width 

• No berm is required in 
TC-1 district for 
frontage not adjacent 
to parking. 

• Per Zoning Ordinance 
3-27, surface parking 
lots shall be screened 
from all public rights-
of-way and internal 
roads by either a 2.5 
foot tall ornamental 
brick wall or a 
landscaped berm. 

• Ornamental 
fence with brick 
piers and dense 
landscaping is 
proposed along 
Grand River. 

• Dense 
landscaping is 
proposed 
between 11 Mile 
Road and Parking 
Lot 5.  

Grand 
River:  
Yes 
 
11 Mile 
Road: 
 
Phase 1: 
No 
 
Phase 2: 
Yes 

 

Minimum berm height 
(9) 

If a berm is provided it 
should be at least 2.5’ 
tall. 

None No See above 
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Item Required Proposed Meets 
Code Comments 

3’ wall (4)(7) 
There are a number 
of retaining walls 
around the site. 

NA  

Canopy deciduous or 
large evergreen trees 
Notes (1) (10) 

• Adjacent to pkg:  1 
tree per 25lf frontage 
(net of access drives) 

• Not adjacent to pkg: 1 
tree per 30 lf frontage 
(net of access drives) 

• Only canopy/ 
evergreen OR 
subcanopy 
requirement must be 
met in TC-1, not both 

 
11 Mile Road 
Residential E 
• Not adj: (378-24)/30 = 

12 trees = 18 
subcanopy trees) 

 
Residential W  
• Adj: (60+17+17)/25 = 4 

trees 
• Not adj: 

(13+367+8+30+20)/30 
=15 trees 

 
Commercial - Grand 
River 
• Adj: (81+220)/25 = 12 

trees 
• Not adj: (270+34)/30 = 

10 trees 
 
Landscape deviations 
were approved for the 
lack of the required 
screening walls along 
Grand River and 11 Mile 
Road but not for 
deficiencies in greenbelt 
trees. 

11 Mile Road  
Residential E 
• 0 canopy trees 
 
Residential W 
• 0 canopy trees 
 
Grand River Ave 
• 22 canopy trees 

including 1 tree 
along west entry 

11 Mile: 
E: Yes* 
W: Yes* 
 
Grand 
River: 
Yes 
 
 

11 MILE ROAD 
Residential E 
*The requirement is met 
by subcanopy trees. 
 
Residential W 
*The requirement is met 
by the combination of 
canopy and 
subcanopy trees. 
 
1. The trees located 

within the right-of-
way are accepted 
as an attractive 
option. 

2. The City DPW would 
prefer to assume the 
long-term 
maintenance of the 
trees located in the 
right-of-way after 
they are accepted at 
the conclusion of the 
two-year 
maintenance period. 

 
GRAND RIVER 
1. At least 5 trees must 

be located between 
Building C and 
Grand River, as is 
required for other 
buildings in TC-1. 

2. The GB3 along the 
main interior drive 
cannot be counted 
as a greenbelt tree 
but should be 
counted as an 
interior drive tree. 

3. The CR tree west of 
Building C can also 
be counted as a 
greenbelt tree since 
it is between the 
road and the loading 
area wall. 
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Item Required Proposed Meets 
Code Comments 

Sub-canopy 
deciduous trees 
Notes (2)(10) 

• Adjacent to pkg:  1 
tree per 15lf frontage 
(net of access drives) 

• Not adjacent to pkg: 1 
tree per 20 lf frontage 
(net of access drives) 

• Only canopy/ 
evergreen OR 
subcanopy 
requirement must be 
met in TC-1, not both 

 
11 Mile Road 
Residential E 
• Not adj: (378-24)/20 = 

18 trees 
 
Residential W  
• Adj: (60+17+17)/15 = 4 

trees 
• Not adj: 

(13+367+8+30+20)/20 
=22 trees 

 
Grand River 
• Adj: (81+220)/25 = 12 

trees 
• Not adj: (270+34)/30 = 

10 trees 

11 Mile Road 
Residential E 
21 trees including 16 
in the right-of-way 
 
Residential W 
25 trees including 1 
in greenbelt 
 
Grand River Ave 
0 subcanopy trees 
 

11 Mile: 
E: Yes 
W: No 
 
 
 
Grand 
River: 
Yes (with 
canopy 
trees) 

Please add 1 
subcanopy tree in the 
west Eleven Mile Road 
greenbelt to meet the 
requirement. 
 

Canopy deciduous 
trees in area between 
sidewalk and curb 
(Novi Street Tree List) 

Street trees are not 
required in the TC-1 
district. 

   

Cross-Section of Berms (LDM 2.j) 

Slope, height and 
width 

• Label contour lines 
• Maximum 33% 
• Constructed of loam 
• 6” top layer of topsoil 
 
Landscape deviations 
were approved for the 
lack of berms 

No berms are 
proposed No  

Type of Ground 
Cover   None No  

Setbacks from Utilities 

Overhead utility lines 
and 15 ft. setback from 
edge of utility or 20 ft. 
setback from closest 
pole 

The only overhead 
utilities are along 11 
Mile Road 

  

Parking Area Landscape Requirements LDM 1.c. & Calculations (LDM 2.o.) 
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Item Required Proposed Meets 
Code Comments 

General requirements 
(LDM 1.c) 

• Clear sight distance 
within parking islands 

• No evergreen trees 

Some islands will be 
planted with Grow 
Low fragrant 
sumac, some with 
lawn 

Yes  

Name, type and 
number of ground 
cover 
(LDM 1.c.(5)) 

As proposed on planting 
islands 

Mix of plantings 
noted above Yes  

General (Zoning Sec 5.5.3.C.ii) 

Parking lot Islands  
(a, b. i) 

• A minimum of 200 SF 
to qualify 

• Minimum 200 SF per 
tree planted in island 

• 6” curbs 
• Islands minimum width 

10’ BOC to BOC  

• It appears the 
small island on 
the north side of 
the Phase 2 
parking lot entry 
is not wide 
enough (it must 
be 10 feet wide) 

• The 144sf island 
in Parking Lot 3 
appears to be 
too narrow 

• TBD 
• TBD 

1. To count toward the 
required area, an 
island must have at 
least 200sf landscape 
area per tree 
planted in it, and be 
10 feet wide.   

2. To count toward the 
requirement, a tree 
must have at least 
200sf in greenspace 
surrounding it.  Some 
trees do not have this 
area. 

3. If islands/planting 
areas aren’t 
sufficiently large, 
please enlarge them 
as required or 
remove extra trees or 
don’t count the area 
or trees in them 
toward the total. 

4. A landscape waiver 
is required to not 
provide all required 
islands with canopy 
trees that meet the 
areal requirements. 
This deviation is not 
supported by staff.   

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 

It appears that 
spaces are 
shortened to 17 ft 
where possible. 

Yes  

Contiguous space 
limit (i) 

• Maximum of 15 
contiguous spaces 

• All endcap islands 
should also be at least 
200sf with 1 tree 
planted in it. 

The longest bays 
have 15 spaces 
 

Yes/No 

The island on the south 
side of the East 
residential breaking up 
the two parking bays 
must have a canopy 
tree planted in it.  It can 
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Item Required Proposed Meets 
Code Comments 

be a multi-family unit 
tree. 

Plantings around Fire 
Hydrant (d) 

No plantings with 
matured height greater 
than 12’ within 10 ft. of 
fire hydrants of utility 
structures (manholes, 
catch basins) and 5 feet 
from underground utility 
lines. 

Sufficient 
clearance is 
provided for all 
hydrants. 

Yes  

Landscaped area (g) 

Areas not dedicated to 
parking use or driveways 
exceeding 100 sq. ft. 
shall  be landscaped 

Provided Yes  

Clear Zones (LDM 
2.3.(5)) 

25 ft corner clearance 
required.  Refer to 
Zoning Section 5.9 

Provided Yes  

Category 1: For OS-1, OS-2, OSC, OST, B-1, B-2, B-3, C, 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 area up to 50,000 
sf x 7.5% 

Residential 
5: 17972sf*7.5% = 1348 sf 
6: 14739sf*7.5% = 1105 sf 
 
Commercial (Lots 1-4): 
1: 9775 sf*7.5%=733 sf 
2: 10983 sf*7.5%=824 sf 
3: 31878 sf*7.5%=2391 sf 
4: 23320 sf*7.5%=1749 sf 

   

B = Total square 
footage of additional 
paved vehicular use 
areas over 50,000 SF) 
x 1 % 

B = x SF x 1% = B sf NA   

All Categories 

C = A+B  
Total square footage 
of landscaped islands 
required 

Residential  
1348 + 1105 = 2453 sf 

 
Commercial: 
733 + 824 + 2391 + 1749 
= 5697 sf 

Residential: 
5: 1907 sf 
6: 1135 sf 
 
Commercial: 
1: 1009 sf 
2: 945 sf 
3: 2460 sf 
4: 1772 sf 
Total: 6186 sf 

Resident
ial 
Yes 
 
Comme
ercial 
Yes 

 

D = C/200 
Number of canopy 
trees required 

D = C/200 = xx Trees 
 
Residential: 
5: 1348 sf/200 = 7 trees 
6: 1105 sf/200 = 6 trees 
 
Commercial (Lots 1-4): 

Residential 
5: 6 trees 
6: 5 trees 
 
Commercial 
1: 5 trees 
2: 4 trees 

Resident
ial: 
No 
 
Commer
ical: 
Yes 

1. Please widen the 
island on the north 
side of the entry to 
the east side of 
Parking Area #5 to 10 
feet (back of curb) 
and add a tree to it. 
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Item Required Proposed Meets 
Code Comments 

1: 733 sf/200 = 4 trees 
2: 824 sf/200 = 4 trees 
3: 2391 sf/200 = 6 trees 
4: 1749 sf/200 = 9 trees 

3: 12 trees  
4: 8 trees  
 
 
 

2. As Lot #6 may or 
may not be built, the 
interior road trees are 
close enough to the 
bays to count as end 
islands so no 
additional trees will 
be necessary for that 
lot. 

3. All residential 
parking lot interior 
and perimeter trees 
can be double-
counted as multi-
family trees. 

Parking Lot Perimeter 
Trees (Sec 5.5.3.C.iv)  

1 Canopy tree per 35 lf 
 
Greenbelt trees within 
15 feet of a parking lot 
may be double-
counted as perimeter 
trees. 
 
Parking lot within 20 feet 
of a building does not 
have to have perimeter 
trees 
 
Residential 
5:  387lf/35 = 11 trees 
6:  408lf/35 = 12 trees 
 
 
Commercial: 
1: (313-108)/35 = 6 trees 
2: 150/35 = 4 trees 
3: 410/35 = 12 trees 
4: 328/35 = 9 trees 
 
A landscape deviation 
was approved for the 
lack of perimeter trees 
along the west side of 
Parking Lot #1 

Residential: 
5: 11 trees 
6: 12 trees 
 
Commercial: 
1: 8 trees* 
2: 4 trees 
3: 11 trees* 
4: 10 trees 
 
*includes double-
counted greenbelt 
canopy trees 

Resident
ial: 
Yes 
 
Commer
cial: 
1: Yes* 
2: Yes 
3: No 
4: Yes 
 
*with 
deviatio
n  

1. A landscape waiver 
is required for any 
deficiencies.  It 
would not be 
supported by staff. 

2. While it is not 
required, please add 
the extra required 
tree along Parking 
Lot #3 to help 
provide additional 
shade. 

Access way 
Perimeter Trees 
(Zoning Sec 5.5.3.C.iii 
footnote (5)) 
 
Only use for the 
commercial section 

• 1 tree per 35lf 
 
• (100+66+200+80+75+1

10+40)/35 = 20 trees 
 

6 trees No 

1. I erroneously did not 
include the section 
of road traveling 
through the 
commercial area to 
the entrance of 
Parking Area A (the 
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Item Required Proposed Meets 
Code Comments 

section passing 
through that is 
counted in the 
residential 
calculations).  The 
commercial 
accessway should 
actually be 711 lf 
(see the green line 
on the image of L-1.2 
below). 

2. Please add the 
required number of 
trees, including in the 
islands on the north 
side of the east-west 
drive that don’t have 
trees, on the east 
side of Buildings B & 
C, and more along 
Buildings A & D. 

3. Only the entrance 
west of Building C 
and the stretch north 
of Building A/D need 
to be counted in this 
calculation. 

4. Please indicate more 
area for getting air 
and water to the 
trees along the 
buildings than just 
the tree grates shown 
– Silva cells, trench 
drains, etc. with 
details. 

5. The current proposed 
accessway 
perimeter 
landscaping is not 
sufficient and would 
require a landscape 
waiver. 

Parking land banked NA None   

Other Landscaping 
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 
Other Screening 
Screening of outdoor 
storage,  All commercial 

loading areas are Yes  
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Item Required Proposed Meets 
Code Comments 

loading/unloading  
(Zoning Sec. 3.14, 
3.15, 4.55, 4.56, 5.5) 

sufficiently 
screened by 
buildings and/or 
landscaping. 

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 

• Only Building C’s 
transformer is 
shown. 

• Only conceptual 
landscape area is 
shown for it. 

 

1. Provide proper 
screening for all 
transformers and 
other utility boxes. 

2. If all transformer 
locations are not 
provided on plan, 
please add a note 
stating that all 
transformers and 
other utility boxes 
shall be screened 
per the city detail. 

3. Please add an 
approximate number 
of shrubs required to 
screen the number of 
transformers 
expected that do 
not appear on the 
plan as a 
placeholder for those 
shrubs. 

4. Please remove the 
optional transformer 
screening detail on 
L-1.10 as it does not 
meet the city 
standard. 

Building Foundation Landscape Requirements (Sec 5.5.3.D) 

Interior site 
landscaping SF  
(Commercial only) 

• Equal to entire 
perimeter of the 
building (less paved 
access areas for 
vehicles and man-
door widths) x 8 with a 
minimum width of 4 ft. 

• xx lf x 8ft = xx SF 
 
• Building A&D: 641 * 8 = 

5128 sf 
• Building B: 176 * 8 = 

1408 sf 
• Building C: (522-3*6-

12*4) * 8 = 3648 sf 
 
Total required = 10184 sf 

• Shaded areas 
indicate where 
the foundation 
landscaping will 
be but it’s not 
clear that all of 
the shaded areas 
will have sufficient 
area. 

• A&D total: 3810sf  
• B total: 1268sf 
• C total: 2791sf 
 
Provided:  7869 sf 
Shortage:  2315 sf   

A: No 
B: No 
C: No 

1. If decorative paving 
will be used, please 
highlight those areas, 
show their quantity 
and provide sample 
pictures of proposed 
textures, coloring, 
patterns, etc. 

2. Please provide 
details, with total 
areas provided, on 
Final Site Plans.  (This 
is indicated with a 
note on the plans) 
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Item Required Proposed Meets 
Code Comments 

 
A landscape deviation 
was granted for the 
deficiency shown on the 
PRO plans, which was 
approximately 4600 sf. 

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 

• The proposed 
landscaping for 
Building C covers 
virtually the entire 
frontage as 
viewed from 
Grand River. 

• Buildings A and D 
are over 235 feet 
from Grand River.  
The parking lot 
screening is 
sufficient to 
screen those 
buildings. 

• Building B is 
blocked from 
view by Building C 

Yes  

Multi-Family Residential (Sec 5.5.3.F.ii) 

Building Landscaping 
(Zoning Sec 5.5.3.E.ii.) 

• 3 deciduous canopy 
trees or large 
evergreen trees per 
dwelling unit on the 
first floor. 

• East: 67 units * 3 = 201 
trees required 

• West: 50 units *3 = 150 
trees required. 

• Total:    351 trees 
• Max:  88 subcanopy 

trees 
 
East (including Phase 2): 
82 units * 3 = 246 trees 
• Total:    396 trees 
• Max:  99 subcanopy 

trees 
 
Multi-family unit trees 
may be used to meet 
the parking lot interior 
and perimeter 
requirements, and may 
be used for the excess 
trees when interior 

• There are more 
interior roadway 
trees provided 
than are required. 

• There is no 
landscaping 
along the rear 
sides of the 
buildings. 

• Arborvitaes 
appear to be 
counted as 
evergreen trees. 

   
East (not including 
Phase 2): 
• 60 canopy trees 
• 54 large 

evergreens 
• 22 subcanopy 

trees 
• 11 pkg interior & 

perimeter trees 
• 25 excess interior 

roadway trees 
• 174 Total 

East: 
 No 
 
West 
Yes 

1. As Parking Lot #5 will 
likely also be used 
by residents of the 
western residential 
section, that parking 
lot can be included 
in the residential 
landscaping 
calculations and 
multifamily unit trees 
may be used in and 
around that parking 
lot. 

2. Arborvitaes may not 
be counted as large 
evergreen trees as 
they are large shrubs 
by definition.  They 
could be counted as 
ornamentals or 
subcanopy trees, but 
the total of them 
may not exceed 25% 
of the total 
requirement.  Any 
beyond that would 
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Code Comments 

roadway trees exceed 
the number required 
within the residential 
areas. 
 
A landscape deviation 
was granted to allow 
the use of subcanopy 
trees for 25% of the 
multi-family unit trees. 

 
East (including 
Phase 2): 
• 74 canopy trees 
• 72 large 

evergreens 
• 29 subcanopy 

trees 
• 3 pkg interior & 

perimeter trees 
• 25 excess interior 

roadway trees 
• 203 Total 
 
West: 
• 35 canopy trees 
• 45 large 

evergreens 
• 60 subcanopy 

trees 
• 28 pkg interior & 

perimeter trees 
• 1 excess interior 

roadway trees 
• 169 Total 

not count toward the 
multi-family unit tree 
requirement. 

3. Please add trees as 
necessary to meet 
the multi-family unit 
tree requirement.  A 
total of 8 more 
canopy trees are 
required on the site 
without Phase 2 built 
and a total of 24 
more are required 
with Phase 2 built.  
The majority, if not 
all, of the additional 
trees should be 
located in the east 
section since that is 
the area that is short.  
A landscape waiver 
would be required for 
the shortages.  It 
would not be 
supported by staff. 

4. NOTE:  There are 10 
woodland 
replacement trees 
shown on the plan.  If 
8 were converted to 
Multi-family unit trees 
and a contribution 
was made to the 
tree fund for those 
trees instead, the 
waiver would not be 
required if Phase 2 
was not built.  It 
would still be 
required for Phase 2. 

Interior Street 
Landscaping – only 
within residential 
areas 

1 deciduous canopy 
tree along interior roads 
for every 35 lf (both 
sides), excluding 
driveways, interior roads 
adjacent to public 
rights-of-way and 
parking entry drives. 
 
East: 
748lf/35 = 21 trees 

59 trees 
• East: 45 
• West: 14 

Yes 

1. To count as a 
roadside tree it must 
be within 15 feet of 
the curb. 

2. Excess Roadway 
trees may be 
counted as Multi-
family Unit trees. 

3. Please add a tree in 
the island across the 
south drive from 
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Item Required Proposed Meets 
Code Comments 

 
West: 
465/35 = 13 trees 

Building 19. 
4. Some of the trees 

used near buildings 
have canopies that 
will be too large for 
their space (eg red 
oaks, beeches).  
Please use canopy 
tree species with 
narrower canopies 
such as tulip trees in 
those locations (but 
not columnar or 
fastigiate varieties). 

Foundation 
Landscaping 

• 35% of building front 
façades must be 
landscaped with 
plantings other than 
lawn. 

• The plan was 
approved with the 
landscaping on the 
sides of the buildings 
away from the roads. 

• At least 35% of the 
front facades, as 
defined by the 
applicant, of all 
units are 
landscaped 
sufficiently (not 
the sides facing 
the road/drives 
except for 
Buildings 1,2,3,9, 
10 and 11, whose 
fronts face 11 Mile 
Road) 

• Shaded areas 
indicate 
foundation 
landscaping that 
will be detailed 
on Final Site Plans. 

• No plantings are 
proposed 
between building 
rears, which face 
the interior drives, 
and the drives. 

Yes 
 

1. While the plan was 
approved with no 
landscaping along 
the street sides of the 
buildings, the site 
would look far nicer 
for vehicular traffic if 
at least small shrubs 
were planted 
between the 
garages to soften the 
look of the paving 
and buildings.  
Please consider 
something along the 
lines of the image 
below for Buildings 1-
3 and 9-19. 

2. Please provide 
detailed foundation 
landscaping planting 
in Final Site Plans. 

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 

• The required 
coverage is 
provided for the 
west ponds with 
large native 
shrubs 

• Acceptable seed 
mix for banks is 
provided. 

• A large, wall with 

• Yes 
• Yes 
• No 
• TBD 

1. Please confirm that 
EGLE will allow the 
birches to be planted 
in the existing 
wetland, and that 
they will survive in 
that location (water 
level, soil, sun, etc.). 

2. If the yellow birches 
can’t be planted 
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no landscaping 
has replaced the 
slope shown on 
the PRO plans. As 
a result, much less 
than 70% of the 
pond edge has 
the required 
shrubs. 

• Yellow birches are 
shown as being 
planted in the 
wetland east of 
the wall. 

there, they must be 
planted elsewhere 
on the site. 

3. No wetland trees 
may be removed to 
provide room for the 
birches to be 
planted but if the 
area where the 
birches are proposed 
has invasive species 
such as buckthorn in 
it, those must be 
removed and the 
cut stumps treated 
with a concentrated 
herbicide to prevent 
their resprouting. 

4. While not required, it 
is advised to not use 
Viburnum trilobum as 
they are hit very hard 
by the viburnum leaf 
beetle, to the extent 
that many die from 
repeated defoliation.  
The diversity 
provided by the 
other species is 
sufficient so you 
could use more of 
those species in its 
place.  Viburnum 
lentago, Potentilla 
fruticosa, Aronia sp.  
and Myrica 
pensylvanica also do 
well in Novi, and 
could be used as a 
possible substitute for 
Viburnum trilobum. 

Phragmites Control 
(Sec 5.5.6.C) 

• Any and all 
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. 

• Phragmites 
populations are 
indicated on 
Sheet C-4.1 

• Plans for its 
removal are also 
on Sheet C-4.1 

• Yes 
• Yes  
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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 
dates 

• Should be between 
March 15 and 
November 15. 

Between Mar 15-
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 

• Yes 
• Yes  

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 and a 
method of draining is 
required with Final Site 
Plan 

• If a different method 
of providing water for 
establishment and 
long-term survival of 
the plants will be used, 
please provide 
information on that 

No  Need for final site plan 

Other information 
(LDM 2.u) 

Required by Planning 
Commission    

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., 4) – Include all cost estimates 

Quantities and sizes 

Refer to LDM suggested 
plant list  

Yes Yes  

Root type Yes Yes  

Botanical and 
common names 

• The tree diversity 
meets the 
requirements of 
LDM 4 

• 32 of 56 (57%) 
species used are 
native to 
Michigan 

• No 
• Yes 

Please increase the 
number of Hackberry 
above at the expense 
of non-natives to make 
the native 
representation more 
substantive. 
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Item Required Proposed Meets 
Code Comments 

• Frontier elm is not 
native to 
Michigan (it’s a 
hybrid of non-
native species) 

• Ornamental 
onion, mugo 
pine, fragrant 
viburnum and 
that species of 
beebalm are not 
native species 

• Diervilla lonicera 
is a native 
species 

Type and amount of 
lawn 

Yes – all areas’ 
groundcover are 
clearly shown with 
hatching. 

Yes  

Cost estimate  
(LDM 2.t) 

For all new plantings, 
mulch, seed and sod as 
listed on the plan 

No  

Please add on Final Site 
Plans.  Use these 
standard costs: 
• Canopy tree:  

$400ea 
• Subcanopy tree: 

$375 ea 
• Evergreen tree: $375 

ea 
• Shrubs:  $50 ea 
• Perennials $15 ea 
• Seed $3/syd 
• Sod $3/syd 
• Mulch $35/cyd 

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

Canopy Deciduous 
Tree 

Refer to LDM for detail 
drawings 

Yes Yes 
Please change callout 
#13 to say 3 guys per 
tree, not 2. 

Evergreen Tree Yes Yes 
Please change callout 
#13 to say 3 guys per 
tree, not 2. 

Multi-stem Tree Yes Yes 
Please change callout 
#13 to say 3 guys per 
tree, not 2. 

Shrub Yes Yes  
Perennial/ 
Ground Cover Yes Yes  

Tree stakes and guys. 
(Wood stakes, fabric 
guys) 

Yes Yes  

Tree protection Located at Critical Root Detail shows fence No Please note and show 
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Item Required Proposed Meets 
Code Comments 

fencing Zone (1’ outside of 
dripline) 

at dripline the fence in a circle at 
1 foot outside the tree’s 
widest dripline 

Other Plant Material Requirements (LDM 3)  

General Conditions 
(LDM 3.a) 

Plant materials shall not 
be planted within 4 ft. of 
property line 

Yes Yes  

Plant Materials & 
Existing Plant Material 
(LDM 3.b) 

Clearly show trees to be 
removed and trees to 
be saved. 

Yes Yes  

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 
tree Credit Chart in 
LDM 

No   

Plant Sizes for ROW, 
Woodland 
replacement and 
others (LDM 3.c) 

Refer to Landscape 
Design Manual for 
requirements 

On plant list Yes  

Plant size credit 
(LDM3.c.(2)) NA No   

Prohibited Plants 
(LDM 3.d) 

No plants on City 
Invasive Species List 

A species of 
clumping bamboo 
is used in isolated 
locations. 

Yes  

Recommended trees 
for planting under 
overhead utilities 
(LDM 3.e) 

Label the distance from 
the overhead utilities 

Ornamentals are 
used near the 
overhead wires. 

Yes  

Collected or 
Transplanted trees 
(LDM 3.f) 

 None   

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. 

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 
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Item Required Proposed Meets 
Code Comments 

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. 
 
 
Landscape markups 
Pink line = Multi-family interior roadway 
Green line = Commercial accessway 
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Concept for trees between garages 



 

WETLAND REVIEW 

  



 
June 16, 2022 
 
Lindsay Bell   
City of Novi Planner 
Department of Community Development 
City of Novi 
45175 W. Ten Mile Road 
Novi, Michigan 48375 
 
RE: Sakura Novi; JSP22-09 
 Wetland Review of Revised Preliminary Site Plan, Revision 1 
 MSG Project No. N1030100 
 
Dear Ms. Bell: 
 
The Mannik & Smith Group, Inc. (MSG) completed a review of the revised Preliminary Site Plans, Sakura Novi 
prepared by PEA Group, dated May 24, 2022 (rPSP).  The project site is located north of Grand River Avenue and 
east of Town Center Drive, tax parcel 50-22-23-126-018, in Section 23 (Site).  According to the City of Novi’s online 
property information, the subject property is approximately 15.42 acres and consists of the combined tax parcels 50-
22-23-126-006, 50-22-23-126-017, and 50-22-23-226-008 as of September 22, 2021.  Four buildings are depicted on 
the Site.  The PSP depicts construction of 22 multi-unit residential buildings, four retail/restaurant buildings, 
associated paved parking, landscaping, utilities, detention basins, and other improvements.  
 
Published Data 

MSG reviewed The City of Novi Wetlands Maps and the Michigan Department of Environment, Great Lakes, and 
Energy (EGLE) Wetlands Map Viewer for the Site.  The Site contains City-regulated wetlands (Figure 1).  The Site 
also contains hydric (wetland) soil (Figure 2).  Hydric soil is mapped by the U.S. Department of Agriculture, Natural 
Resource Conservation Service. 
 
MSG Wetland Boundary Verification 

The rPSP depicts the locations and provides brief descriptions of four wetlands on the Site, as summarized below.  
 

Wetland 
Number 

Wetland  Natural Features Setback Buffer Area 

Area Fill Area Fill Volume Area Impact Area 

1 313 SF Not quantified  Not quantified  5,852 SF Not quantified  

2 31,889 SF Not quantified  Not quantified  29,970 SF Not quantified  

3 718 SF Not quantified  Not quantified  3,167 SF Not quantified  

4 22,435 SF Not quantified  Not quantified  23,308 SF Not quantified  

Total 55,355 SF (1.27 acre) Not quantified  Not quantified  62,297 SF (1.43 acre) Not quantified  

SF = Square Feet 
 
MSG evaluated Site conditions on March 10, 2022 relative to an earlier version of the Site plans.  The observed 
conditions at the Site generally consisted of vacant land covered with gravel, grass, or pavement on the western 
portion and herbaceous and woody vegetation on the eastern portion.  A pond with steep banks was observed in the 
western area of the property; this pond is identified as Wetland 2 in the PSP.  The area identified as Wetland 4 
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exhibited the highest quality functional characteristics due to its generally undisturbed state and being contiguous 
with offsite wetlands.   
 
Consistent wetland delineation flagging was not observed at the Site during MSG’s March 2022 Site visit.  Wetland 
delineation markers were not observed at Wetland 1.  Sparse aged pink ribbons were observed at Wetlands 2 and 3.  
A profusion of pink, orange, and blue ribbons of varying ages was observed at and in the area of Wetland 4, and the 
wetland boundaries depicted by the various ribbons were unclear and often conflicting.  Chapter 4, Section 2 of the 
City of Novi Site Plan and Development Manual clearly states, “The boundary lines of any watercourses or wetlands 
on property should be clearly flagged or staked and such flagging or staking shall remain in place throughout the 
conduct of permit activity.”   
 
According to the May 23, 2022 “Atwell Response to Review Letter” prepared by Atwell, LLC on behalf of the applicant 
and submitted with the rPSP, Wetlands 1 through 4 were re-flagged on May 19 and 20, 2022 with pink ribbon in 
accordance with the wetland limits depicted in the EGLE draft permit Sheet 02 dated August 12, 2020 
Revisions/Submittals.  MSG did not conduct a second Site inspection for review of the rPSP.  
 
Proposed Impacts  

The rPSP does not quantify the areas of wetland or buffer impact.  It appears 100% of Wetlands 1 and 3 and their 
associated buffers are proposed to be filled, and portions of Wetlands 2 and 4 and their associated buffers are 
proposed to be filled.  The area of buffer impact, and the area and volume of wetland fill, must be quantified on 
site plans.   
 
Permits and Regulatory Status 

The previous City of Novi wetlands consultant, ECT, designated all the Site wetlands as meeting the City’s 
essentiality criteria and that determination remains in effect.  Refer to ECT’s Wetland Review of the 2nd Revised PRO 
Concept Plan (PSP19-0172), dated January 6, 2020 for additional information on this topic.   

Mitigation is required per Section 12-176 of the Novi Code of Ordinances when an activity results in 0.25-acre or 
greater of impairment or destruction of wetland areas that are determined to be:  

 essential wetland area, 

 two acres in size or greater, and/or  

 contiguous to a lake, pond, river or stream. 
 

The City of Novi regulates both wetlands and the associated 25-foot natural resources setback buffer.  The 25-foot 
limit is measured as horizontal feet, regardless of grade change.  Encroachment on the wetland buffer will require 
authorization from the City of Novi.   
 
EGLE typically regulates wetlands per Administrative Rules for Part 303 that are: 

 located within 500 feet of an inland lake, pond, stream, or river (applies to Wetland 4, which is near Bishop 
Creek), and/or  

 isolated wetlands of an area of 5 acres or more. 
 
Based on available information, the following wetland-related items appear to be required for this project:  
 

Item Required/Not Required/Not Applicable 

Wetland Use Permit (Non-Minor/Minor) Required, likely Non-Minor (i.e. >300 cubic yards of fill) 

Wetland Mitigation Required (per PRO Agreement, 2.41 acres of mitigation is required) 

Wetland Buffer Authorization Required 

EGLE Wetland Permit  Required 

Wetland Conservation Easement Required for any proposed wetland mitigation (see comments) 



THE MANNIK & SMITH GROUP, INC. 3 
N1030100.Wetland Review.rPSP-Rev1.docx  

Comments 

1. The Wetland Edge seed mix list provided on Sheet L1.12 of the PSP was illegible. 

2. Given that a City Wetland permit cannot be issued for EGLE-regulated wetlands until EGLE has issued a 
wetland use permit, the applicant is advised both City and EGLE requirements would apply to a mitigation 
plan, if applicable.  The City has been provided a draft EGLE Permit from October 2020.  A copy of the 
finalized permit must be provided to the City before a City Wetland permit may be issued.   

3. According to the City Ordinance Section 12-176 (Mitigation), “Mitigation shall be provided onsite where 
practical and beneficial to the wetland resources.  If onsite mitigation is not practical and beneficial, 
mitigation in the immediate vicinity, within the same watershed, may be considered.  Mitigation at other 
locations within the city will only be considered when the above options are impractical.”  It is MSG’s 
understanding that the applicant has established an agreement with the City of Novi (PRO Agreement) that 
allows for the applicant to purchase of EGLE Wetland Mitigation Bank credits in lieu of onsite mitigation or 
mitigation within the City of Novi.   

4. According to the City Ordinance Section 12-173 (Review of applications), “Whenever a use permit 
application is granted, the body or department granting the permit shall…impose such conditions on the 
manner and extent of the proposed activity or use as are necessary to ensure that the intent of this article is 
carried out and that the activity or use will be conducted in such a manner as will cause the least possible 
damage, encroachment, or interference with natural resources and natural processes within the 
watercourse and/or wetland area.  In those instances where the permit requires the preservation of a 
watercourse or wetland area, the grantee shall provide the city a conservation easement for such area in 
such form as is acceptable to the city engineer and city attorney.” 

5. The wetland vegetative cover currently includes non-native species.  MSG recommends the applicant 
incorporate replacement native plantings, including trees and shrubs, in the subject property plans as well 
as removal of non-native invasive species.  
 

MSG conditionally approves the rPSP for wetlands.  The following corrections are required: 

 The area of buffer impact was not quantified on the site plans, 

 The area and volume of wetland fill were not quantified on the site plans, and  

 The Wetland Edge seed mix list provided on Sheet L1.12 of the rPSP was illegible. 
 
Please contact the undersigned if you have any questions regarding the matters addressed in this letter.   
 
Sincerely, 

 
 
Douglas Repen, CDT  
Environmental Scientist & Project Manager  
Certified Storm Water Management Operator  

 
CC:  Sarah Marchioni, City of Novi Project Coordinator 

Barb McBeth, City of Novi Planner 
 Christian Carroll, City of Novi Planner 

Ben Peacock, City of Novi Planning Assistant   
Rick Meader, City of Novi Landscape Architect 

 



 

 

 

FIGURES 
 



 

 

2365 Haggerty Road South, Canton, Michigan 48188 
Tel: 734.397.3100    Fax: 734.397.3131 

Sakura Novi; JSP22-09 
Wetland Review of Revised Preliminary Site Plan 

MSG Project No. N1030100 
 

Figure 1 
City of Novi Regulated Wetland Map.  Approximate tax parcel boundares are shown in red. 
Regulated Wetland areas are shown in blue. 
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Figure 2 EGLE Wetlands Viewer Map.  Approximate Site boundary is shown in red.   
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Corporate Headquarters 

295 South Water Street, Suite 300 

Kent, OH 44240 

800-828-8312 

 
Local Office 

3381 Lapeer Rd. West 

Auburn Hills, MI 48326 

 
 

To:  Barbara McBeth, City Planner 
  Community Development Department, City of Novi 
 
From: Emily Hanson, Area Manager 
  Davey Resource Group 
 
CC:  Christian Carroll, City of Novi Planner  

Lindsay Bell, City of Novi Senior Planner 
  Rick Meader, City of Novi Landscape Architect  
  Ben Peacock, City of Novi Planning Assistant 
  Douglas Repen, Mannik and Smith Group 
  Kerry Gray, Davey Resource Group 
 
Date: June 15, 2022 
 
RE: Sakura 

Preliminary Site Plans – Woodland Review #2 – PSP22-0023 
 

Davey Resource Group, Inc. (DRG) has conducted a review of the revised preliminary site plans for the 

proposed Sakura development. The plan set prepared for Sakura Novi, LLC by PEA Group (dated: 

02/28/2022; revised date: 05/24/2022) proposes developing the acre property as a mixed-use development 

in two (2) Phases. The proposed development is located at the northeast corner of Grand River Avenue and 

Town Center Drive in Section 23 (Parcel 50-22-23-126-018). 

DRG reviewed the preliminary plan set for conformance with the City of Novi’s Woodland Protection 

Ordinance, Chapter 37. DRG used the following documents for reference: 

● Woodland Review Letter of the Sakura proposed development prepared by Environmental 

Consulting & Technology, Inc. (ECT) dated 01/06/2000. 

● City of Novi Plan Review Center Report for the Sakura proposed development dated 05/11/2021. 

● City of Novi Planned Rezoning Overlay (PRO) Agreement for the Sakura proposed development 

dated 09/01/2021. 

  

Based on our review of the preliminary site plans, the above listed documents, and the City of Novi Official 

Regulated Woodlands Map, the proposed development contains City-Regulated Woodlands (Figure 1). 

Recommendation:  DRG recommends approval of the Sakura Preliminary Site Plans contingent upon 

addressing Woodland Review Comments. 
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The following Woodland Regulations apply to this site: 
 

Woodland Regulation Required 

Woodland Permit (Chapter 37, Section 37-26) YES 

Tree Replacement (Chapter 37, Section 37-8) & Financial 
Guarantee (Chapter 26.5-5) 

YES 

Tree Protection (Fence) (Chapter 37, Section 37-9) & 
Financial Guarantee (Chapter 26.5-5) 

YES 

Woodland Conservation Easement (Chapter 37-30 (e)) YES 

 

Woodland Impacts 

The majority of the eastern portion of the site contains a City-regulated woodland (See Figure 1). The western 

half of the site has been previously disturbed and contains few regulated trees. There is a small City-regulated 

woodland along the western edge of the property. 

The development proposes removal of 142 City-regulated trees (158 total stems) within the property 

boundaries.  

DRG performed a site visit on March 20, 2022. Due to illegibility of tree numbers on the site plan, many trees 

could not be field verified, and an additional site visit was performed on June 12, 2022. Tree locations and 

data were confirmed on-site on June 12, 2022. Photos of the site are included in this letter. 

The woodlands on-site are considered low quality with a mix of bottomland and upland tree species including 

eastern red-cedar, boxelder, silver maple, red maple, black locust, cottonwood, and several other species. 

Portions of the site are dominated by invasive species, including buckthorn and multi-flora rose.  

 

 

Woodland Review Comments 

1. Woodland Use Permit: 

a. A Woodland Use Permit is required to perform construction on any site containing regulated 

woodlands. The permit for this site will require Planning Commission approval. 

2. Tree Protection Fencing:  

a. The site plan shows tree protection fencing to preserve City-regulated trees on the adjacent 

property west of the development site (Parcel 50-22-23-126-014), along the eastern edge of 

the development site to protect trees on the adjacent property east of the site (Parcel 50-22-

23-226-042), and to preserve a narrow row of trees in the central portion of the property.  

b. A woodland fence guarantee of $6,000 ($5000 x 120%) is required per Chapter 26.5-37.  The 

financial guarantee shall be paid prior to issuance of the City of Novi Woodland Use Permit. 
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c. To determine woodland fence inspection fees - the applicant shall provide the cost (labor 

and supplies) for installation (including the initial location staking) and removal of tree 

protection fencing.  

d. Per Chapter 37, Section 37-9 – Tree Protection During Construction:  

“Woodland areas shall be separated from construction areas by the installation of ‘barrier’ 

fencing either of plastic or wood slat materials, a copy of the fence detail is available from the 

parks, recreation and forestry department or the community development department. 

These materials shall be attached to five-foot ‘T’-poles spaced at five-foot intervals and shall 

have a tree protection sign affixed to the fence every fifty (50) feet in such a manner to be 

clearly visible to workers near the site. This barrier shall be installed at the critical root zone 

(CRZ) perimeter of the onsite trees to be protected prior to initiating project construction.” 

e. The Critical Root Zone is defined as a circular area around a tree with a radius measured to 

the tree's longest dripline radius plus one (1) foot.  

i. The Tree Protection Detail on page T-1.0 of the original site plan must be revised to 

show proper placement on the woodland protection fencing outside the CRZ of the 

tree (1-foot beyond the dripline). 

1. This comment has been addressed by the applicant on the revised site plan. 

Note, the Tree Protection Detail on page T-1.0 of the revised plan shows the 

tree protection fence at the dripline of the tree, when it should be placed 

at the critical root zone (1-foot outside the dripline); however, the text next 

to the detail indicates the tree protection fencing will be correctly placed 1-

foot outside the dripline. See Figure 2. 

3. Regulated-Tree Removals: 

a. The development proposes removal of 142 City-Regulated trees. Trees regulated by Chapter 

37 include those that are 8-inches or greater DBH (diameter at breast height, 4.5-feet above 

existing grade) located within a regulated woodland and any tree 36-inches or greater DBH, 

irrespective of whether it is located in a regulated woodland. 

b. The applicant must revise page T-1.0 of the original plan so that all tree numbers are visible. 

Many tree numbers proposed tree removals are illegible due to the placement of the “X”.  

i. This comment has been addressed by the applicant. All tree numbers are legible on 

the revised site plan. 

4. Woodland Replacement Credits:  

a. The applicant is required to plant and/or pay for 286 replacement credits. See tables below.  
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Table 1. WOODLAND REPLACEMENT CALCULATIONS 

Tree Size (DBH) Number of 
Trees 

Ratio 
Replacement/Removed 

Tree 

Total Replacements 
Required 

8-11” 43 1 43 

12-20” 63 2 126 

21-29” 21 3 63 

30+” 5 4 20 

Multi Stem Trees* 
*credits per multi-stem tree  

= (sum of DBH)/8 
10 

*credits per multi-stem tree  
= (sum of DBH)/8 34 

Total Required Replacement Trees 286 

 

 

 

 

 

 

 

*Applicant has listed 160 SY groundcover as 1 replacement credit.  

b. Per the Planned Rezoning Overlay (PRO) agreement dated 09/01/2021, the applicant is 
required to plant 17 credits on-site. The applicant has met this requirement and has listed 17 
replacement credits in the revised site plan. See Table 2 above.  

c. Per the Planned Rezoning Overlay (PRO) agreement dated 09/01/2021, 5% or less of the 17 
required on-site replacement credits should be fulfilled by planting groundcover species. See 
Table 2 above. One (1) credit of groundcover species equals 5.88% of the total required 
seventeen (17) on-site replacement credits. DRG recommends approval since only one credit 
is being fulfilled with groundcover, and it is not possible to plant a fraction of one credit (5% 
of 17 credits = .85 credits). 

d. Per the City’s Woodland Preservation Ordinance (Chapter 37), replacement trees shall be 
Michigan native species. The applicant has fulfilled this requirement by proposing the 
following on-site replacements. 

i. Nine (10) ‘Red Sunset’ red maples – native 

ii. Forty-eight (48) Compact American cranberry bush – native 

iii. One hundred-sixty (160) square yards of native seed mixes - The applicant has 
provided the native seed mixes on Page L-1.12 of the site plan. The applicant has 
identified the area west of the wetland will be seeded to fulfil this credit. See Figure 
3. 

Table 2. WOODLAND REPLACEMENT CREDITS PROPOSED 

Type Credit 
Ratio 

Proposed Qty Credits 

Canopy Tree 1:1 10 10 

Small Shrub 8:1 48 6 

Groundcover 70 SY: 1 160 SY 1* 

Total Credits 17 
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e. Replacement trees shall not be located 1) within 10’ of built structures or the edges of utility 
easements and 2) over underground structures/utilities or within their associated easements. 
In addition, replacement tree spacing should follow the Plant Material Spacing Relationship 
Chart for Landscape Purposes found in the City of Novi Landscape Design Manual. 

f. Tree Fund Credits: The applicant is required to pay $107,600.00 (269 replacement tree 
credits x $400) into the City of Novi Tree Fund. 

g. Replacements Financial Guarantee: A Financial Guarantee of $6,800.00 (17 tree 
replacement credits x $400) will be required as part of the Woodland Use Permit fees.  

h. The applicant shall guarantee trees for two (2) growing seasons after installation and the 

City's acceptance, per The City’s Performance Guarantees Ordinance.  

i. A two-year maintenance bond in the amount of $1,70.00 (17 tree credits x $400 value per 

tree x 0.25) shall be required to ensure the continued health of the trees following acceptance 

(Chapter 26.5, Section 26.5-37). 

j. The applicant shall provide conservation easements as directed by the City of Novi 

Community Development Department to demonstrate that all on-site replacement 

plantings will be preserved. 

5. Grading: 

a. Per the City of Novi Plan Review Center Report dated 05/11/2021: 

i. “The grading plan is not consistent with the Tree Protection Plan in terms of trees to 

be saved and protected.” 

b. Critical Root Zone & Tree Protection Fence. Per Chapter 37, Section 37-9(1): 

“Woodland areas shall be separated from construction areas by the installation of a “barrier” 

fence…This barrier shall be installed at the critical root zone (CRZ) perimeter of the onsite 

trees to be protected prior to initiating project construction. Should it not be possible to place 

the protection fencing at the CRZ of a regulated tree due to practical hardship, the applicant 

may provide replacement value for the tree into the city tree fund. The applicant may also 

choose to allow the tree in question to remain at his or her option. Accurate critical root zones 

must be depicted on the site plan for all regulated trees within fifty (50) feet of proposed 

grading or construction activities.” 

i. Grading plans on sheets C-3.1 and C-3.2 do not show the accurate location of the 

critical root zone of preserved regulated woodland trees and the tree protection 

fence appears to be within the critical root zone of preserved woodland trees. 

Revise plans to: 

1. Accurately depict the location of the critical root zone per Section 37-9(1) 

2. If tree protection fence must be located within the critical root zone of 

preserved regulated woodland trees, provide the woodland replacement 

credits required per the woodland replacement requirements outlined in 
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Chapter 37 and calculate the amount to be paid into the City of Novi Tree 

Fund. 

3. The grading comments were partially addressed by the applicant in the 

revised plan. Figure 4 shows where grading is proposed to take place within 

tree protection fencing on the revised plan. 

6. The applicant does not use consistent symbology for trees on the original site plan. The plan should 

be revised to show a tree and the critical root zone for each tree. 

a. This comment has been addressed by the applicant in the revised site plan.  

Figure 1. Sakura Way Development 
City of Novi Regulated Woodland Map  

(Light green hatched areas are regulated woodlands) 
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Figure 2.  
Tree Protection Detail, Page T-1.0  

Tree Protection Fencing is incorrectly shown at the dripline, but text on the right 
indicates it will be placed correctly (1-foot outside dripline)  

 
 
 
 
 
 
 
 
 
 
 
 

Incorrect: Fence should 
be at CRZ, 1-foot 
outside dripline not at 
the dripline 

Correct: Fence should 
be at CRZ, 1-foot 
outside dripline 
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Figure 3. Page L-1.0 
1 tree replacement credit will be fulfilled by seeding 160 SY of native groundcover species just west of the 

wetland, near the western edge of the development property 
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Figure 4. Page C-3.1 

Proposed grading within tree protection fencing that surrounds trees proposed to be protected 
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Photo 1. Site Visit 03 20 2022 

Regulated Woodlands, proposed to be removed 
Photo taken from just south of ECCO facing south 

 

 
Photo 2. Site Visit 03 20 2022 

Regulated Woodlands, proposed to be removed 
Photo taken from just south of ECCO facing east 
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Photo 3. Site Visit 03 20 2022 
Narrow stretch of trees proposed to be preserved just west of ECCO 

Photo taken from south end of trees facing north 
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Photo 4. Site Visit 03 20 2022 

Western half of site largely void of trees 
 
 

 
Photo 5. Site Visit 03 20 2022 

Regulated woodland in western edge of property 
Photo shows density of invasives in some portions of regulated woodland 
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Photo 6. Site Visit 03 20 2022 

Regulated woodlands on western edge of property 
Photo taken from west of woodlands facing southwest 

 

 
Photo 7. Site Visit 03 20 2022 

Regulated Woodlands 
Photo taken from southern edge of property facing north (near tree 1288) 
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Photo 8. Site Visit 03 20 2022 
Southwest portion of property largely void of trees 

Photo taken from central portion of property facing west 
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Photo 9. Site Visit 06 12 2022 
Regulated woodland on east side of property 

No changes to site since previous site visit, tree data verified 
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Photo 10. Site Visit 06 12 2022 
Narrow stretch of trees proposed to be preserved just west of ECCO 

Photo taken from south end of trees facing north 
Southern-most trees (trees closest in photo) propose to be removed 
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To: 
Barbara McBeth, AICP 
City of Novi 
45175 10 Mile Road 
Novi, Michigan 48375 
 
 
CC: 
Lindsay Bell, Madeleine Daniels, Victor Boron, 
Christian Carroll, Humna Anjum 

  AECOM 
27777 Franklin Road 
Southfield 
MI, 48034 
USA 
aecom.com 
 
Project name: 
JSP122-09 Sakura Way Revised Preliminary Site 
Plan Traffic Review  
From: 
AECOM 
 
Date: 
June 13, 2022 

  
 

 

Memo 
Subject: JSP22-09 Sakura Way Revised Preliminary Site Plan Concept Traffic Review  
 
The revised preliminary site plan was reviewed to the level of detail provided and AECOM recommends approval for the 
applicant to move forward with the condition of the shared parking study to be approved and as long as other 
comments provided below are adequately addressed to the satisfaction of the City. 

GENERAL COMMENTS 
1. The applicant, Sakura Novi, LLC, is proposing a walkable mixed-use community with office space, restaurants, and 

132 townhomes between Eleven Mile Road and Grand River Ave, east of Town Center Drive. 
2. Eleven Mile Road is under the jurisdiction of the City of Novi. Grand River Avenue is under the jurisdiction of Oakland 

County. 
3. The parcels are zoned TC-1 through a PRO. 
4. The applicant has received the following traffic-related deviations as part of the PRO agreement: 

a. Parking setback reduced to 5 feet for two locations on the parcel and 6 feet at another. 
b. Loading zone reduction and side yard placement, as required with accessibility shown. 
c. Drive lane reduction to 20-22 feet in a residential area when no parking signs are present. 
d. 6 foot sidewalks along 11 Mile Road. 

TRAFFIC IMPACTS 
1. AECOM performed an initial trip generation estimate for phase 1 based on the ITE Trip Generation Manual, 11th 

Edition, as follows: 
 
ITE Code: 220 Multi-Family housing (Low-Rise), 932 High-Turnover (Sit-Down) Restaurant, 931 Fine Dining 
Restaurant, 710 General Office Building, 930 Fast Casual Restaurant (Not included in table below due to lack of 
data points for weekday and AM and out of data range for PM) 

 
Development-specific Quantity: 132 (220), 4.51 (932), 6.28 (931), 28.5 (710) 
Zoning Change: None 
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Trip Generation Summary 

 Estimated Trips  
Estimated Peak-
Direction Trips 

 

City of Novi 
Threshold 

Above 
Threshold? 

AM Peak-Hour 
Trips 

64 + 43 + 5 + 57 = 
169 

49 + 24 + 3 + 50 = 
126 100 Yes 

PM Peak-Hour 
Trips 

77 + 41 + 49 + 59 = 
226 

48 + 25 + 33 + 49 = 
155 100 Yes 

Daily (One-
Directional) Trips 

921 + 483 + 527 + 
389 = 2,320 N/A 750 Yes 

 

2. The number of trips exceeds the City’s threshold of more than 750 trips per day and 100 trips per either the AM or 
PM peak hour. These estimates include only two (2) of the proposed sections of the development, which indicates 
that total trips for the development, including the restaurants, hotel, and office buildings, would be even greater. 
AECOM recommends performing the following traffic impact studies in accordance with the City’s requirements.   
 

Trip Impact Study Recommendation 

Type of Study: Justification 

Traffic Impact Study 

The proposed developments exceed the City of Novi thresholds for requiring a Traffic 
Impact Study. A revised TIS was submitted with the second revised PRO.  
 
As proposed land uses have changed significantly from the PRO stage, with the 
proposed grocery store changing to an office building, SF changes for other uses, and 
additional townhomes, a trip generation comparison to the most recent TIS 
addendum was submitted and is reviewed below.  
A revised shared parking study to be reviewed and to be approved in a separate 
letter. 

 

Review of Trip Generation Comparison 
The applicant utilized the new 11th version of Trip Generation to calculate the trips generated by the development. 

External and new trips for the two proposed development options feature fewer trips than the original TIS. However, Option B 
(consisting of a 27,000 SF market and a 2,001 SF fast-casual restaurant) would result in a very slight increase in trips over 
the previously approved Addendum #3’s projected trips. Option A consists of a larger fast-casual restaurant (7,800 SF) as 
well as 12,000 SF of office space. 

The increase in trips between Addendum #3 and Option A and B is not significant in all scenarios. 

TRAFFIC REVIEW 
The following table identifies the aspects of the plan that were reviewed. Items marked O are listed in the City’s 
Code of Ordinances. Items marked with ZO are listed in the City’s Zoning Ordinance. Items marked with ADA are 
listed in the Americans with Disabilities Act. Items marked with MMUTCD are listed in the Michigan Manual on 
Uniform Traffic Control Devices.  
 
The values in the ‘Compliance’ column read as ‘met’ for plan provision meeting the standard it refers to, ‘not met’ 
stands for provision not meeting the standard and ‘inconclusive’ indicates applicant to provide data or information 
for review and ‘NA’ stands for not applicable for subject Project. The ‘remarks’ column covers any comments 
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reviewer has and/or ‘requested/required variance’ and ‘potential variance’. A potential variance indicates a 
variance that will be required if modifications are not made or further information provided to show compliance 
with the standards and ordinances. The applicant should put effort into complying with the standards; the variances 
should be the last resort after all avenues for complying have been exhausted. Indication of a potential variance 
does not imply support unless explicitly stated. 

EXTERNAL SITE ACCESS AND OPERATIONS 
No. Item Proposed Compliance Remarks 
1 Driveway Radii | O Figure IX.1 30’ and 35’ Met  
2 Driveway Width | O Figure IX.1 24’, 30’, and 

36’ 
Met  

3 Driveway Taper | O Figure IX.11    
3a Taper length N/A -  
3b Tangent N/A -  
4 Emergency Access | O 11-194.a.19 Multiple 

access points 
Met  

5 Driveway sight distance | O Figure 
VIII-E 

360’ 11 Mile 
approaches, 
560’ for Grand 
River 
approaches 

Met  

6 Driveway spacing    
6a Same-side | O 11.216.d.1.d Not 

dimensioned 
Inconclusive Provide dimension in future 

submittals. 
6b Opposite side | O 11.216.d.1.e Not 

dimensioned 
Inconclusive Provide dimension in future 

submittals. 
7 External coordination (Road agency) Not indicated Inconclusive Indicate permitting from 

RCOC for work in the county 
right of way. 

8 External Sidewalk | Master Plan & 
EDM 

6’ Met Deviation received for 
external sidewalk width of 6’. 

9 Sidewalk Ramps | EDM 7.4 & R-28-J None 
indicated 

Inconclusive Indicate ramps at driveways. 

10 Any Other Comments: 
 

 

 
 

https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_IX11.png
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTVIIISTROGERI-WRE_S11-194DECO
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_E.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_E.png
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://www.cityofnovi.org/Community/Ride-and-Walk-Novi/FinalNon-MotorizedMasterPlan-Part2of4.aspx
https://cityofnovi.org/Government/City-Services/Public-Services/Engineering-Division/Engineering-Design-Manual/EngineeringDesignManual.aspx
https://mdotcf.state.mi.us/public/design/files/englishstandardplans/largespdetfiles/R028J.pdf
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INTERNAL SITE OPERATIONS 
No. Item Proposed Compliance Remarks 
11 Loading zone | ZO 5.4 5 loading 

zones of 
various sizes 
indicated in 
table, only 1 
labeled on 
plans 

Inconclusive Applicant has indicated 
variances are requested for 
the size of 2 loading zones, 
which are not labeled on the 
plans. A deviation was 
approved for deficiencies in 
loading zone size as long as 
it can be shown with turning 
movements that the space 
provided is sufficient. The 
applicant should provide this 
justification. Truck turning 
movements are shown for 
one of the loading zones. 
Turning movements should 
be provided for the loading 
zone near building C and the 
loading zone near building B. 

12 Trash receptacle | ZO 5.4.4 None 
indicated in 
residential 
areas 

Inconclusive Applicant should indicate 
individual trash collection or 
provide trash receptacles for 
residential areas. 

13 Emergency Vehicle Access Turning 
movements 
provided 

Met  

14 Maneuvering Lane | ZO 5.3.2 22.5 to 24’ Not Met Deviation for reductions in 
width from 24’ down to 20-22’ 
in areas where no parking is 
permitted. Applicant should 
indicate no parking signs 
along both sides the drive 
lanes that are narrower than 
24’, as per the deviation. 
They are currently only 
provided in 1 section on the 
northbound side. 

15 End islands | ZO 5.3.12    
15a Adjacent to a travel way 15’ outer 

radius, 
appears to be 
3’ shorter 

Inconclusive Indicate if 3’ shorter is typical. 
Several end caps are 
dimensioned as not being 3’ 
shorter. 

15b Internal to parking bays 3’ radius Met Internal islands are permitted 
to be the length of the space. 

16 Parking spaces | ZO 5.2.12 Limited 
setback 

Met Deviation for parking setback 
is included. 

17 Adjacent parking spaces | ZO 
5.5.3.C.ii.i 

15 spaces or 
fewer without 
an island 

Met  

18 Parking space length | ZO 5.3.2 17’ and 19’ 
perpendicular 
spaces, 20’ 
parallel 

Partially Met Overhang is shown at 17’ 
spaces.  

https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
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INTERNAL SITE OPERATIONS 
No. Item Proposed Compliance Remarks 
19 Parking space Width | ZO 5.3.2 9’ typical 

perpendicular
, 8’ parallel 

Met  

20 Parking space front curb height | ZO 
5.3.2 

4” where 
vehicle 
overhangs 
indicated 

Met  

21 Accessible parking – number | ADA 17 spaces Met  
22 Accessible parking – size | ADA 8’ wide with 

5’ and 8’ 
aisles 

Met  

23 Number of Van-accessible space | 
ADA 

4 indicated Met  

24 Bicycle parking    
24a Requirement | ZO 5.16.1 30 in 

residential 
areas, 40 on 
retail side, 70 
total 

Met Applicant should correct 
the bicycle parking table to 
reflect the actual spaces 
provided. 

24b Location | ZO 5.16.1 Multiple 
locations 

Met Applicant has indicated good 
coverage of the site with 
bicycle parking. 

24c Clear path from Street | ZO 5.16.1 5’ in many 
locations 

Not Met Sidewalk with vehicle 
overhang must be 8’ to 
provide 6’ clear path and 2’ 
overhang. 

24d Height of rack | ZO 5.16.5.B 2’9” Not Met 3’ is required 
24e Other (Covered / Layout) | ZO 5.16.1  Layout 

provided, no 
covered 
parking 
indicated. 

Partially Met 25% of parking provided 
must be covered. Presence 
of garage parking in 
residential section does not 
mitigate covered parking in 
mixed use section. 

25 Sidewalk – min 5’ wide | Master Plan 5’ wide Met  
26 Sidewalk ramps | EDM 7.4 & R-28-J Indicated Met  
27 Sidewalk – distance back of curb | 

EDM 7.4  
Offset mostly 
provided 

Inconclusive  Applicant should consider 
providing offset where 
parking not present for 
pedestrian safety. Bollards 
appear to have been added 
along main throughway, 
however they are not labeled. 

28 Cul-De-Sac | O Figure VIII-F N/A - - 
29 EyeBrow | O Figure VIII-G N/A   
30 Minor/Major Drives | ZO 5.10 N/A - - 
31 Any Other Comments: 

 
 

 
 
SIGNING AND STRIPING 
No. Item Proposed Compliance Remarks 
32 Signing: Sizes | MMUTCD Included Met  

https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://ada-compliance.com/ada-compliance/208-and-502-parking-spaces
https://ada-compliance.com/ada-compliance/502-parking-spaces
https://ada-compliance.com/ada-compliance/208-and-502-parking-spaces
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://www.cityofnovi.org/Community/Ride-and-Walk-Novi/FinalNon-MotorizedMasterPlan-Part2of4.aspx
https://cityofnovi.org/Government/City-Services/Public-Services/Engineering-Division/Engineering-Design-Manual/EngineeringDesignManual.aspx
https://mdotcf.state.mi.us/public/design/files/englishstandardplans/largespdetfiles/R028J.pdf
https://cityofnovi.org/Government/City-Services/Public-Services/Engineering-Division/Engineering-Design-Manual/EngineeringDesignManual.aspx
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_F.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_G.png
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
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SIGNING AND STRIPING 
No. Item Proposed Compliance Remarks 
33 Signing table: quantities and sizes Included Partially Met Include sizes and MMUTCD 

sign codes in table, not just 
in details. Verify quantities, 
for example there are more 
crosswalk signs labeled on 
the plans than 5.  

34 Signs 12” x 18” or smaller in size 
shall be mounted on a galvanized 2 
lb. U-channel post | MMUTCD 

Not included Not Met  

35 Signs greater than 12” x 18” shall be 
mounted on a galvanized 3 lb. or 
greater U-channel post | MMUTCD 

Not included Not Met  

36 Sign bottom height of 7’ from final 
grade | MMUTCD 

Included Met  

37 Signing shall be placed 2’ from the 
face of the curb or edge of the 
nearest sidewalk to the near edge of 
the sign | MMUTCD 

Included Met  

38 FHWA Standard Alphabet series 
used for all sign language | 
MMUTCD 

Not included Not Met  

39 High-Intensity Prismatic (HIP) 
sheeting to meet FHWA retro-
reflectivity | MMUTCD 

Not included Not Met  

40 Parking space striping notes Included Met  
41 The international symbol for 

accessibility pavement markings | 
ADA 

Included Met  

42 Crosswalk pavement marking detail Provided Met  
43 Any Other Comments: 

 
Stop signs should be added at driveways along 11 Mile Rd. 
Revise the orientation of the proposed crosswalk sign along the 
25’ wide road north of building A. Label van accessible spaces 
with both a “1” and a “2” sign. There are 2 sign symbols that are 
not labeled near building B. 

Note: Hyperlinks to the standards and Ordinances are for reference purposes only, the applicant and City of Novi 
to ensure referring to the latest standards and Ordinances in their entirety.  

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

Sincerely,  

AECOM 
 

  

Patricia Thompson, EIT 
Traffic Engineer 

Paula K. Johnson, PE 
Senior Transportation Engineer 

Saumil Shah, PMP 
Project Manager 

 

https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
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To:
Barbara McBeth, AICP
City of Novi
45175 10 Mile Road
Novi, Michigan 48375

CC:
Lindsay Bell, Madeleine Daniels, Victor Boron,
Christian Carroll, Humna Anjum

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

Project name:
JSP122-09 Sakura Way Shared Parking Study
Review
From:
AECOM

Date:
July 8, 2022

 

Memo
Subject: JSP22-09 Sakura Way Shared Parking Study Review

The Shared Parking Study was reviewed to the level of detail provided and AECOM recommends approval with the 
condition that item 2 in the Conclusions is addressed to the satisfaction of the City.

GENERAL COMMENTS
1. The preparer utilized ITE’s Parking Generation, 5th Edition and ULI’s Shared Parking, 3rd Edition to calculate parking 

demand.

2. A 10% buffer was added for each of residential parking and commercial parking for turnover and create the presence of 
effective supply.

3. The preparer presented summaries for both development options, with 2 residential unit alternatives.

a. Alternative 1 consists of 132 residential units for a total of 301 bedrooms.

b. Alternative 2 consists of 117 residential units for a total of 271 bedrooms. This alternative has 50 parking spaces 
provided in the same space as the 2 buildings not included from alternative 1.

PARKING DEMAND SUMMARY
1. The preparer utilized the ULI Shared Parking spreadsheet for calculation of parking. The descriptions of the sheets 

provided in the appendix of the report indicate ITE rates were utilized. Checks on individual generation uses agree, 
though the spreadsheet separates out employee vs patron and the ITE Parking Generation web app does not provide 
information to confirm those ratios.

2. The preparer does not provide any assumptions for how the non-captive ratios were arrived at. The difference in retail 
parking demand between option A and option B is driven by this change.

3. The preparer indicates 76% (for Alternative 1) / 77% (for Alternative 2) res spaces as the Project data quantity and unit 
for “Reserved” under the residential section. In the weekday and weekend sections of the spreadsheet, Unit For Ratio is 
indicated as unit. What is being used to calculate this value is very unclear. As the residential demand exceeds the 
capacity with this calculation for weekend demand, further clarification is requested.

a. It is possible these spaces refer to garage spaces that are reserved solely for the use of the occupant of the 
building. However, the number of spaces indicated as belonging to this category does not correspond to the 
number of units in a 1 to 1 manner.
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CONCLUSIONS
1. Of the alternatives listed, if Alternative 1 is utilized, there is projected to be insufficient parking for the demands on the 

property. For this reason, approval from a traffic standpoint will only be recommended if Alternative 1 is not utilized.

2. The preparer should provide a reference on the non-captive ratios.

3. The spreadsheet could be provided for review of calculations.

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

AECOM

Patricia Thompson, PE
Traffic Engineer

Saumil Shah, PMP
Project Manager
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June 13, 2022 

 

City of Novi Planning Department              

45175 W. 10 Mile Rd.  

Novi, MI      48375- 3024 

 

Re:  FACADE ORDINANCE REVIEW   

 Sakura Way, PRO, JSP22-09  

 Façade Region: 1,  Zoning District: OSC & OS-1,    

   

Dear Ms. McBeth; 

The following is the Facade Review for the above referenced project. The review of 

Buildings A, B, C and D is based on the drawings prepared by Wah Yee Associates 

Architects, dated 3/24/22. The review of the residential buildings is based on the drawings 

prepared by 4545 Architecture dated 5/24/22 and Brian Neeper Architecture, P.C., dated 

2/21/22. The proposed percentage of materials on each elevation is shown in the table 

below. The maximum percentage allowed by the Ordinance is shown in the right hand 

column. Materials in non-compliance, if any, are highlighted in red. No sample board was 

provided at the time of this review.   

 

 
 
Building A & D - As shown above, the facades are in full compliance with the Façade 

ordinance. A Section 9 Waiver is not required for this building.  

 

 

 

 

 

Building A & D                                          

S
o

u
th

 

(F
ro

n
t)

W
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t

E
a

st

N
o

rt
h

Façade Ordinance 

Section 5.15 Maximum

Brick 56% 48% 47% 55%
100% (30% 

Minimum)

Cast Stone 7% 6% 1% 9% 50%

EIFS 13% 21% 24% 22% 25%

Flat Metal Panels 15% 13% 0% 0% 50%

C-Brick 0% 0% 22% 0% 25%

Canopies 9% 12% 6% 14% 15%

Façade Review Status Summary:  

Buildings A, B C & D - Approved. 

Residential Units – Approved  
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Building B - As shown above, the facades are in full compliance with the Façade ordinance. 

A Section 9 Waiver is not required for this building. 

 

 
 
Building C - As shown above the percentage of EIFS exceeds the maximum amount 

allowed by the Ordinance on the west and east facades. This deviation is consistent with 

the Section 9 Waiver previously granted in the PRO Agreement.  

 

 
 

Site Fence and Dumpster Enclosure – As shown above, all facades are in full compliance 

with the Façade Ordinance. The project logo sign is not considered part of the façade 

materials and should comply with the City’s Sign Ordinance.  

 

 

 

 

 

Building B                              

S
o
u

th

W
es

t

E
a
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N
o
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h

Façade Ordinance 

Section 5.15 Maximum

Brick 35% 30% 30% 35%
100% (30% 

Minimum)

Flat Metal Panels 49% 49% 50% 50% 50%

EIFS 13% 15% 15% 10% 25%

Cast Stone 0% 0% 0% 0% 50%

Canopies 3% 6% 5% 5% 15%

Building C                 

S
o
u

th

W
es

t

E
a
st

N
o
rt

h

Façade Ordinance 

Section 5.15 Maximum

Brick 51% 40% 32% 59%
100% (30% 

Minimum)

Flat Metal Panels 17% 10% 24% 12% 50%

EIFS 12% 40% 28% 12% 25%

Cast Stone 8% 4% 12% 8% 50%

Spandrel Glass 6% 0% 0% 0% 50%

Canopies 6% 6% 4% 9% 15%

Fence and Dumpster Enclosure
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ef

t Façade Ordinance 

Section 5.15 Maximum

Brick 90% 90% 90% 90%
100% (30% 

Minimum)

Painted (Flat) Metal 5% 5% 5% 5% 50%

Cast Stone 5% 5% 5% 5% 50%
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Residential Buildings 

 

Front 

 

Rear 

 

Right 

 

Left 

Façade Ordinance  

Section 5.15  

Maximum (Minimum) 

Brick 33% 16% 37% 37% 100% (30% Min.) 

Horizontal Siding 40% 47% 58% 58% 50% 

Asphalt Shingles 14% 20% 0% 0% 50% 

Trim 13% 17% 5% 5% 15% 

 
As shown above the applicant has increased the percentage of Brick on the front façade. 

The remaining deviations are consistent with the Section 9 Waivers previously granted; for 

the overage of Cement Fiber Siding on all elevations and underage of Brick on the rear 

elevations. It is understood that the Horizontal Siding is cement fiber siding (vinyl siding 

is not permitted).  

 

Summary of Recommendations; 

Buildings A, B & D – Full Compliance, No Waivers required. 

Building C – Consistent with the Section 9 Waiver previously granted.   

Residential Units – Consistent with the Section 9 Waiver previously granted. 

 

The applicant should submit revised drawings for Residential Units along with the Sample 

Board required by Section 5.15.4.D of the Ordinance for all façade materials on all 

buildings. 

 

If you have any questions regarding this review, please do not hesitate to call. 

 

Sincerely, 

DRN & Architects PC 

 

 

 

Douglas R. Necci, AIA 



 

FIRE REVIEW 

 

  



 
 
 
 

 
 
 

 
March 9, 2022 

 

TO: Barbara McBeth - City Planner 
       Lindsay Bell - Plan Review Center 
       Christian Carroll - Plan Review Center 
       Madeleine Daniels – Plan Review Center 
       Ben Peacock – Planning Assistant 
        
RE: Sakura Novi 
 
PSP# 22-0023 
 
Project Description:  
Build 22 multi-tenant buildings and 4 commercial structures. 
 
 
Comments: 

• All fire hydrants MUST be installed and operational prior to 
any combustible material is brought on site. IFC 2015 3312.1 

• For new buildings and existing buildings, you MUST comply 
with the International Fire Code Section 510 for Emergency 
Radio Coverage. This shall be completed by the time the 
final inspection of the fire alarm and fire suppression 
permits. 

• Fire hydrant spacing shall be measured as “hose laying 
distance” from fire apparatus.  Hose laying distance is the 
distance the fire apparatus travels along improved access 
routes between hydrants or from a hydrant to a structure. 

• Hydrants shall be spaced approximately three hundred 
(300) feet apart online 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. The spacing 
of hydrants around commercial and/or industrial 
developments shall be considered as individual cases 
where special circumstances exist upon consultation with 
the fire chief. (D.C.S. Sec. 11-68 (f)(1)c) 

• Fire department connections shall be located on the street 
side of buildings, fully visible and recognizable from the 
street or nearest point of fire department vehicle access or 
as otherwise approved by the code official. (International 
Fire Code 912.2.1) 

• Proximity to hydrant. In any building or structure required 
to be equipped with a fire department connection, the 
connection shall be located within one hundred feet 
(100') of a fire hydrant. (International Fire Code 912.2.3). 
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• 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 throughout complex. (D.C.S. Sec 11-
239(b)(5)). 

• Dead ends. Dead-end fire apparatus access roads in 
excess of 150 feet (45 720 mm) in length shall be provided 
with an approved area for turning around fire apparatus. 
(International Fire Code 2015 Edition 503.2.5) 

• Fire lanes will be designated by the Fire Chief or his 
designee when it is deemed necessary and shall comply 
with the Fire Prevention Ordinances adopted by the City of 
Novi.  The location of all “fire lane – no parking” signs are to 
be shown on the site plans.  (Fire Prevention Ord.) 

• All fire apparatus access roads (public and private) with a 
dead-end drive-in excess of one hundred fifty (150) feet 
shall be designed with a turn-around designed in 
accordance with Figure VIII-I or a cul-de-sac designed in 
accordance with Figure VIII-F. (D.C.S. Sec 11-194 (a)(20)) 

• Water mains and fire hydrants shall be installed prior to 
construction above the foundation.  Note this on all plans. 

• Water-main sizes shall be put on the plans for review. 
• Six (6) inch diameter hydrant leads shall not exceed 25 

feet in length. All hydrant leads in excess of 25 feet shall 
be minimum eight (8) inches in diameter. (D.C.S. Sec. 11-
68 (C)(1)c). 

 
Recommendation:  
                     APPROVED WITH CONDITIONS       
 
Sincerely, 

 
 
Kevin S. Pierce-Fire Marshal 
City of Novi – Fire Dept.  
 
cc: file 
 
 
 
 

 



APPLICANT RESPONSE LETTER 
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July 6, 2022 

 
 
Ms. Lindsay Bell 
City of Novi 
Planning Department 
45175 Ten Mile Road 
Novi, MI   48375 
Email: lbell@cityofnovi.org 
 
 
Re: Preliminary Site Plan Package Submittal Response Letter to the Planning 

Commission 
Sakura Novi & The Residences at Sakura Novi, Novi, MI 

 
 
Dear Ms. Bell, 
 
Please find attached the requested resubmission of our Revised Preliminary Site Plan 
Submittal set and this developer response letter, which includes text and graphic 
depictions for some response clarifications for the benefit of Staff and for the Planning 
Commission.  
 
Our team provides these comments to review responses, regarding staff reviews 
provided June 16, 2022: 
 
REVIEW COMMENTS addressed in green: 
Page 4 
 

2. Condominium Plan (Sec. 6.3): The applicant has previously indicated ownership 
of the property will be organized within a Condominium. A plan for the 
condominium unit boundaries has been included on Sheet C-2.6 and will 
need to be reviewed and approved by the Planning Commission and City 
Council along with the Preliminary Site Plan. Currently the plan shows 5 
separate units (3 commercial and 2 residential), and some areas of general 
common element. The Unit Plan shows all the commercial areas as Unit 1, 
and both residential units as Unit 2. Each unit will need to be uniquely 
numbered, as the Units are not contiguous, so each will receive its own 
parcel number. A draft Master Deed and Exhibit B will need to be submitted 
for review and approval with the Final Site Plan submittal.  
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Condominium unit boundaries are being coordinated with Novi’s attorney and will be 
shown/detailed as mutually agreed at the time of Final Site Plan submission. See 
Attachment Sheet 1 for current status of discussion. 
 

3. Recreational Amenities: In the PRO Agreement, the applicant had committed to 
providing a multi-generational recreational amenity in the area northwest of the 
pond, to be constructed concurrently with the adjacent residential units. There is 
a “pond platform” shown in the current plan set, and details of play area 
amenities are shown on sheet L-1.13. Landscaping sheet L-1.0 indicates 
“Sensory Garden Play Equipment” near the pond platform. However, the location 
for the play area amenities are not specifically shown on the civil sheets. There 
was also to be an Observation Plaza in the eastern area overlooking the 
stormwater/wetland area. Landscaping sheet L-1.0 shows a “Pond Overlook” in 
this location, however no seating is shown. Please indicate the missing 
amenities on the civil sheets and provide additional details of the pond 
platform structure as well. These amenities will need to be shown with 
detailed plans in the Final Site Plan submittal.  
 

Observation Plaza detail is included – see Attachment Sheet 6. Pond platform draft 
detail is included – see Attachment Sheet 2. 
 

4. Site Lighting (Sec. 5.7): The photometric plan indicates there are several areas of 
the site that will greatly exceed the 4:1 average to minimum ratio standard of the 
Ordinance. In one area, this ratio is 36.7:1. Around the pond it is 28:1. While the 
PRO Agreement allows a deviation from the minimum 0.2 fc standard in 
various locations, the 4:1 ratio was not granted a deviation, so the 
applicant will need to adjust the lighting levels in order to comply at the 
time of Final Site Plan. Along the driveway to the west of Building C, it is 
unclear why a strip of lighting (Fixture type A) is proposed, as the 
elevations do not show a canopy in this location. This strip produces the 
highest light level on the site. Other similar spots with high levels should 
be adjusted as necessary. Near some of the parking areas that have no 
illumination it seems fixture type B could be used to provide some lighting 
for the safety of residents and guests while not producing unwanted glare 
into the homes.  
 

Revised Site Photometrics sheets have been generated and included as Attachment 
Sheet 4-1 and Sheet 4-2 for the amended Phasing (that matches the original PRO), 
illustrating the parking area to be provided for Phase1 construction in the Phase2 area. 
We will be seeking a waiver from Planning Commission from the 4:1 maximum ratio – an 
oversight on our part when seeking our original (granted) PRO deviation for reduced 
lighting levels in appropriate accent and residential areas. We have further studied and 
refined the site lighting to achieve our final proposed design and eliminated the apparent 
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hot spots that were a part of our prior submission. The linear landscape light has been 
removed from the photometrics sheets for the purposes of this submission. 
 

5. Miscellaneous Corrections to be Made:  
a. Remove the note indicating additional Right of Way to be dedicated on Grand 

River and Eleven Mile as all ROW was dedicated at the time of property 
purchase (Sheet C-2.0).  

b. Remove the “Phasing Note” (Sheet C-2.0) as such commercial phasing is no 
longer proposed.  

c. On the western side of the site, 17.5-foot parking stalls require a 1.5-foot 
vehicle overhang beyond the curb. Ensure the placement of the retaining wall 
will not interfere (Sheet C-2.1).  

d. All parking spaces designated “Van-Accessible” require an 8-foot access 
aisle (Sheet C-2.1, SW of Building B).  

e. A 5-foot access aisle is required between 2 ADA spaces south of Building D 
(Sheet C-2.1).  

f. The 17-foot parking spaces south of Building D require a 2-foot vehicle 
overhang. Ensure the placement of the signs will not interfere (Sheet C-2.1).  

g. Barrier-free signage is required for the ADA spaces west of Building 19 
(Sheet C-2.2).  

h. “Typical Unit B Detail” – Balcony and Garage Door labels appear to be 
pointing to incorrect locations (Sheet C-2.2).  

i. The Woodland Conservation Easement boundary on the landscape sheet is 
very difficult to read. Please ensure the easement is shown on another sheet 
in the plan set that is less busy (Sheet L-1.0).  

j. Ensure Lighting Plan sheets are printed correctly so they don’t get cut off. 
Perhaps adjust layout to 24”x36” sheet.  

k. See the Planning Chart for additional items to be addressed.  
 

These miscellaneous corrections will be made at the time of Final Site Plan submission. 
The detail for the Woodland Conservation easement has been included as Attachment 
2.2.  
 
 
MAJOR CONDITIONS OF PLANNED REZONING OVERLAY AGREEMENT addressed 
in green: 
Page 5 
 

(1) Dedication of Rights-of-Way. The Right of Way was excluded and 
dedicated at the time the property was purchased. Remove notes on the 
plan indicating additional ROW to be granted.  
 

These notes will be removed at the time of Final Site Plan Submission. 
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(5) Recreational Amenity/Pond Area. The site plan does not specifically 

show the play area on the plan. A pond platform is shown on the 
overall site plan. Landscaping sheet L-1.0 indicates “Sensory 
Garden Play Equipment” near the pond platform, and details are 
provided on Sheet L-1.13.  

 
This comment will be addressed and fully detailed at Final Site Plan Submission. The 
area indicated as “Sensory Garden Play Equipment” matches the area noted as Play 
Area during the PRO rezoning. See Attachment Sheet 2-2 for further clarification. 
 

(6)   Observation Plaza. The site plan does not currently indicate the 
observation plaza on the plan.  

 
This comment will be addressed at Final Site Plan Submission – see Attachment Sheet 
6 for omitted information. 
 

(14)  The parties further agree that it is a condition of this Agreement that:  
a. Access for delivery trucks to serve the Retained ECCO Parcel shall be as 

provided in the PRO Plan, and an access agreement acceptable to all 
parties, including by the City as part of its final site plan review, shall be 
required and shall be effective before commencement of the work in 
Phase 1A. This access easement has been established.  

b. Twelve (12) parking spaces shall be provided on the Retained ECCO 
Parcel. No parking space details are included on the site plan. The 
applicant shall clarify if the site has the 12 spaces required.  

c. Developer shall demonstrate that the Retained ECCO Parcel shall be 
served by the development’s overall storm water management plan 
as determined by the City at the time of site plan approval. The 
applicant shall ensure that the Stormwater Management Plan 
accounts for the ECCO parcel in the Final Site Plan submittal.  

d. Developer shall provide any utility (water and sewer) stubs to the 
Retained ECCO Parcel as required by the City at the time of site plan 
approval. The applicant shall clarify if such stubs are proposed.  
 

See Attachment Sheet 7-1 and Sheet 7-2 for graphic depiction response to b. The 
Retained Ecco Parcel will be served by the development’s overall storm water 
management plan, with details to be confirmed at Final Site Plan submittal. Utility stub 
information will also be provided as proposed. 
 
 
 
SUMMARY OF OTHER REVIEWS addressed in green: 
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Page 12 
 

3. Wetland Review: Wetlands recommends conditional approval at this time. 
The wetland fill area and volume calculations, and a legible copy of the 
seed mix, must be provided prior to the Planning Commission meeting. See 
review letter for detailed comments.  
 

See Attachment Sheet 8-1 for wetland fill area and volume calculations. See 
Attachment Sheet 8-2 for seed mix information. 
 

4. Woodland Review: A City of Novi woodland permit is required for the proposed 
plan. Woodlands recommends conditional approval, provided the grading 
can be revised to not impact the critical root zone of trees to be protected. 
See review letter for additional comments to be addressed in the Final site plan 
submittal.  
 

See Attachment Sheet 3 for revised detail for critical root zone protection. 
 
 
PLANNING REVIEW CHART: TC-1 with a Planned Rezoning Overlay (PRO)  
Zoning and Use Requirements  
Phasing   
Sheet C-2.0 indicates 92 parking spaces in Phase 2 – unclear where those are 
located  
 
This parking chart correction will be made at the time of Final Site Plan submission. The 
parking study uses all correct parking quantities as shown on site for the Phase1 
analysis. Corrected Parking Chart included as Attachment Sheet 9. 
 
Parking, Loading, and Dumpster Requirements (5.3 site specific review required)  
Parking Space Dimensions and Maneuvering Lanes (Sec. 5.3.2) - Some 17 - 17.5 
foot parking spaces do not appear to have 2’ vehicle overhang – must be 
addressed in Final Site Plan  
 
These areas of concern will be addressed in Final Site Plan submission. One area of 
concern adjacent to a retaining wall is for a wall that turns down, not up. 
 
Barrier Free Space Dimensions Barrier Free Code - Need a 5’ access aisle between 
2 spaces south of Building D  
 
All required Barrier Free parking spaces will be detailed properly at time of Final Site 
Plan submission. 
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Bicycle Parking General requirements (Sec. 5.16) Bike rack shall be min. 36” 
height  
 
See Attachment Sheet 10 for revised bike rack detail specification. 
 
Loading Space Screening (Sec. 5.4.2 B) Provide screening for all loading areas  
 
All required Loading Space Screening will be detailed properly at time of Building 
Review and Final Site Plan submission. 
 
Dumpster Sec 4.19.2.F - Clarify trash collection plans for residential areas if no 
dumpsters are provided. Where will residents put out their collection bins?  
 
See Attachment Sheet 12 for typical plan detail for residential trash bin locations for 
trash collection times. 
 
Lighting and Photometric Plan (Sec. 5.7)  
Building Lighting (Sec. 5.7.2.A.iii) Expected to comply with ordinance standards; 
Provide details in Final Site Plan submittal  
 
Final Commercial Building lighting intends to comply with ordinance standards, and 
requirements will be coordinated with tenants and submitted for approval in conjunction 
with final lease-up and Buildings’ Submissions. 
 
Required Conditions (Sec. 5.7.3.B&G) Provide standard notes on Plan  
 
These notes will be included in Final Site Plan submission. 
 
Required Conditions (Sec.5.7.3.E) Some areas of the site grossly vary from the 4:1 
avg/min ratio. See Planning Review for detailed comment.  
 
Revised Site Photometrics sheets have been generated and included as Attachment 
Sheet 4-1 and Sheet 4-2 for the amended Phasing (that matches the original PRO), 
illustrating the parking area to be provided for Phase1 construction in the Phase2 area. 
We will be seeking a waiver from Planning Commission from the 4:1 maximum ratio – an 
oversight on our part when seeking our original (granted) PRO deviation for reduced 
lighting levels in appropriate accent and residential areas. We have further studied and 
refined the site lighting to achieve our final proposed design and eliminated the apparent 
hot spots that were a part of our prior submission. The linear landscape light has been 
removed from the photometrics sheets for the purposes of this submission. 
 
 
Building Code and Other Requirements  
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Accessory Structures (Sec. 4.19) “platform” near pond will be considered an accessory 
structure, as will generators, transformers, etc. Label on plans and provide dimensions  
 
These labels and dimensions will be included in Final Site Plan submission. As the pond 
platform will be considered an accessory structure, we may require a waiver based on 
whether Staff determines the platform is evaluated as being regulated as fronting Grand 
River Avenue or 11 Mile Road. See Attachment Sheet 2-2 for comparative dimensions, 
demonstrating the as-proposed location is somewhat closer to 11 Mile Road. 
 
Roof top equipment and wall mounted utility equipment Sec. 4.19.2.E.ii - Provide 
confirmation of any rooftop equipment and screening proposed  
 
This comprehensive information (as is available for commercial buildings) will be 
included in Final Site Plan submission. 
 
Easements - Conservation easement will be required for any woodland 
replacement trees, remaining wetland areas – clearly show easement boundaries 
on site plan  
 
The detail for the Woodland Conservation easement has been included as Attachment 
2.2. 
 
 
 
PLAN REVIEW CENTER REPORT 06/13/2022  
Engineering Review Sakura Novi JSP22-0009  
 
As noted in the recommendation, the listed items will be incorporated into the plans at 
the time of Final Site Plan submittal. 
 
 
 
PLAN REVIEW CENTER REPORT June 14, 2022  
Revised Preliminary Site Plan Landscaping Sakura Novi  
 
Waiver requested from PC: 

• A waiver is requested for the new commercial accessway perimeter calculation. 
This calculation was changed from the original PRO agreement. Additionally, 
there is not enough space to provide the additionally requested trees due to tree 
growing area, utilities and paved areas.  
 

Additional comments addressed: 
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The storm line leading from parking area 5 southward was realigned to accommodate 
the addition of a tree on that island. 
 
The note regarding a landscape easement for the evergreens on the adjacent property 
was added to L-1.0 and L-1.1. 
 
An additional leader was added to the callout on L-1.0 regarding trees being 5’ from 
storm leads. 
 
Additional minimum hedge height callouts were added to L-1.0.  
 
The hedge between the residential units and the commercial site to the south was 
extended. 
 
Please see engineering and architecture plans for decorative retaining wall details. 
 
The City can assume long term maintenance of the trees located in the 11 mile right of 
way after the two-year maintenance period. 
 
Five trees are located between Building C and Grand River as is required for buildings in 
TC-1. See Attachment Sheet 14 for clarification. 
 
The GB3 along the main drive was converted to an interior drive tree. 
 
One subcanopy tree was added along 11 Mile Road. 
 
All landscape parking islands showing trees are a minimum of 200 SF. 
 
The island on the south side of the east residential breaking up the two parking bays has 
a tree in it. 
 
The parking island on the north side of the east entry to parking area #5 cannot be 
widened without losing parking stalls. The island on the south side of the east entry has 
a tree in it, so it meets the requirement of having no more than 15 parking spaces 
without a landscape island. 
 
The parking area #6 calculations were removed and the trees converted to multi-family 
symbols. A note was added to the plans referring to the comments in this review letter 
for future reference. All residential parking trees double counted as multi-family trees. 
 
There are 13 perimeter parking trees now provided along Parking Lot #3 instead of the 
required 11 to provide additional shade. 
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A waiver is requested for the new accessway perimeter trees. There is not enough 
space for these additional trees. Classifying these interior site parking areas as such and 
then successfully meeting the ordinance requirements as most-recently measured will 
create an unleasable condition for the commercial lease spaces fronting these parking 
areas. 
 
An additional structural soil detail has been added to the detail sheet. 
 
The optional transformer detail was removed and replaced with a previously approved 
Novi transformer screen detail. 
 
Square footage of decorative paving has been added to sheet L-1.14. Please see sheet 
L-1.12 for details. 
 
Multi-family trees are being used around parking area #5. 
 
All arborvitaes have been removed as multi-family trees and additional trees have been 
used in their place. The replacement trees could not be replaced with multi-family trees 
as the woodland regulations required a minimum of 17 credits on the property. As many 
as possible were added to the east side of the site. 
 
Roadside trees are all within 15’ of the curb. 
The island across from building 19 is not 200 SF with the sidewalk and would not be 
sufficient to provide space for an additional tree. 
 
Trees species near residential buildings have been changed to tulip trees. 
 
Landscaping has not been added along garage side of buildings due to lack of space. 
 
Based on the wetland approvals from EGLE, the birch trees proposed in the wetland 
area are acceptable as they are located now. 
 
Viburnum trilobum has been substituted with other native species. 
 
The number of hackberry trees has been increased. 
 
Cost opinion has been added to sheet L-1.0. 
 
A third guy has been added to the canopy deciduous tree, evergreen tree and multi-stem 
tree details. See sheet L-1.10.  
 
The tree protection detail has also been updated, see sheets L-1.10 and T-1.0. 
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Sakura Novi; JSP22-09 
Wetland Review of Revised Preliminary Site Plan, Revision 1 MSG Project No. 
N1030100  

• The area of buffer impact was not quantified on the site plans,  
• The area and volume of wetland fill were not quantified on the site plans, and  
• The Wetland Edge seed mix list provided on Sheet L1.12 of the rPSP was 

illegible.  

See Attachment Sheet 8-1 for buffer impact areas (note PRO deviation has been 
granted to eliminate these setback area requirements), wetland fill area and volume 
calculations. See Attachment Sheet 8-2 for seed mix information clarification. 
 
 
Sakura  
Preliminary Site Plans – Woodland Review #2 – PSP22-0023  
 
Woodland fencing and staking fees have been added to sheet T-1.0. 
 
A note has also been added to T-1.0 and the grading plan stating “Tree protection 
fencing shall be placed per the provided detail on this sheet, regardless of the graphic 
representation on the plan. Grading shall remain outside of the fence line, typ.” 
 
The tree fencing detail verbiage has been updated per the review. Please see sheets L-
1.10 and T-1.0.  
 
 
JSP22-09 Sakura Way Revised Preliminary Site Plan Concept Traffic Review  
 
11. A deviation was approved for deficiencies in loading zone size as long as it 

can be shown with turning movements that the space provided is sufficient. 
The applicant should provide this justification.  Truck turning movements are 
shown for one of the loading zones. Turning movements should be provided 
for the loading zone near building C and the loading zone near building B.   

 
See Attachment Sheet 16 for the turning movements at these loading areas. 
 
12. Individual trash collection 
 
See Attachment Sheet 12 for the trash collection details. 
 
14. Applicant should indicate no parking signs along both sides of the drive lanes 

that are narrower than 24’, as per the deviation. 
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See Attachment Sheet 9 for the notation to add the requested signs. 
 
24a. Applicant should correct the bicycle parking table to reflect the actual spaces 

provided. 
 
See Attachment Sheet 9 for the bicycle parking schedule. 
 
24d. Height of rack – 3’ required 
 
See Attachment Sheet 10 for the bike rack detail. 
 
43. Stop signs should be added at driveways along 11 Mile Rd. Revise the 
orientation of the proposed crosswalk sign along the 25’ wide road north of 
building A.  Label van accessible spaces with both a “1” and a “2” sign. There are 
2 sign symbols that are not labeled near building B. 
 
See Attachment Sheet 5 for the notations added as requested. 
 
 
In closing, we look forward to the opportunity to present to the Planning Commission and 
to present our motivations for the additional waivers sought. We thank you and hope 
your recommendation provides the impetus necessary for that body and then City 
Council to send us on to Final Site Plan preparations and then our construction phase. 
 
Requested Waiver summary: 

• Site lighting variation of ratio to exceed 4-1 average overall across project, 

• Exterior setback for pond platform if deemed necessary by staff, 

• Commercial accessway perimeter calculation for landscaping. 
 
 
Thank you, 
 

 
  
 
Scott Aikens and Darian Neubecker 
Sakura Novi & The Residences at Sakura Novi 
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PLANNING COMMISSION MINUTES – DRAFT 

JULY 13, 2022 
 
 
 
 
 
 

 



 
Motion to approve the Preliminary Site Plan for JSP21-27 Shelter Bay Animal Hospital. 
Motion carried 7-0. 
 

3. SAKURA NOVI JSP22-09 
Public hearing at the request of Sakura Novi Land Development LLC for Planning 
Commission’s recommendation to the City Council of Preliminary Site Plan, Phasing Plan, 
Wetland Permit, Woodland Permit, and Storm Water Management Plan. The subject 
property is zoned TC-1 with a Planned Rezoning Overlay (PRO), which conditions 
development to the terms of a PRO Plan and Agreement.  The site is approximately 15 
acres and is located north of Grand River Avenue, south of Eleven Mile Road, and east 
of Town Center Drive (Section 23). The applicant is proposing to develop a mixed-use 
development including commercial retail, office, and restaurant uses, and multifamily 
residential units. The development has access to Grand River Avenue and Eleven Mile 
Road. 

 
Senior Planner Bell said the applicant is requesting site plan approval for approximately 15-acres 
of property located north of Grand River Avenue, south of 11 Mile Road, and east of Town 
Center Drive. This process began several years ago when the applicant entered into a purchase 
agreement with the City for the majority of the subject property and proposed a Planned 
Rezoning Overlay, or PRO, to be able to develop the property as a mixed-use development. 
The layout, intensity, mix of uses, and design evolved over time, and eventually the City Council 
approved the PRO Agreement and Plan in May 2021 and completed the sale of the property 
in August of 2021. The rezoning changed the district to Town Center - 1, subject to the terms and 
conditions of the Planned Rezoning Overlay Agreement. Properties to the north of Eleven Mile 
are zoned Office Service Commercial and I-1 Light Industrial. To the east the adjacent area is 
zoned I-1 Light Industrial and B-3 General Business. To the south, across Grand River, is zoned TC-
1, and to the east is zoned Town Center. The Master Plan specifies this area as TC Gateway and 
designated the area specifically as a redevelopment area. The site contains both regulated 
woodland and wetland features. 
 
Senior Planner Bell continued to say Sakura Novi has been proposed as a mixed-use 
development that would highlight the cultural diversity of Novi and add a vibrant destination in 
the Town Center area. The project is presented as 2 phases. Phase 1 consists of a commercial 
area with four buildings which incorporate restaurant, retail, and office uses along the Grand 
River frontage in addition to 118-townhome units on the north and eastern portions of the site 
accessed via 11 Mile Road. The existing pond on the west side of the site is to be a focal point 
and public gathering space, to be enhanced with Japanese-style gardens and a walkway 
around the perimeter. The Phase 2 portion of the project includes an additional 15 townhome 
units between the eastern residential area and the commercial area. In Phase 1 that area is 
used for additional parking. The PRO Agreement granted a list of waivers and deviations to 
permit the development proposed. Two additional waivers are requested at this time, both are 
permitted to be approved by the Planning Commission and City Council under the terms of the 
PRO Agreement. One is a landscaping waiver for a deficiency in accessway perimeter trees, 
and the other would allow lighting levels to exceed the 4:1 average to minimum ratio in some 
locations due to the more subtle pedestrian-level lighting proposed around the pond walkway; 
this was previously approved as a deviation to fall below the required 0.2 footcandle standard. 
We have worked with the applicant to achieve a maximum ratio of 6:1 in those locations.  
 
Senior Planner Bell went on to say wetland and woodland permits are required, as described 
in the PRO Agreement. A woodland conservation easement would protect the 17 
replacement credits proposed to be planted on the site. The building facades match what 
was proposed and the Section 9 waivers that were approved in the PRO Agreement. Public 
benefits agreed to at the time of the PRO included a contribution to the Sidewalk Fund for 



completion of off-site sidewalk on Grand River, including a small segment adjacent to their 
site. Other benefits include adding a multi-generational, multi-use play area and pond 
platform to be located northwest of the pond, as well as a free little library. A meditation plaza 
is shown on the eastern side of the site, and it overlooks the stormwater management and the 
wetland beyond. An easement to the City for the purpose of displaying public art is located 
on the east side of the site near Grand River. Right of Way along Grand River and 11 Mile has 
been dedicated.  
 
Senior Planner Bell concluded by saying site plans of 5 acres or more in the Town Center 
districts require City Council approval after review and recommendation by the Planning 
Commission. Tonight, the Planning Commission is asked to hold the public hearing and make a 
recommendation to the City Council on the Preliminary Site Plan with Site Condominium and 
Phasing Plan, Wetland Permit, Woodland Permit and Stormwater Management Plan.  Staff 
and our wetland consultant are available to answer any questions you may have. The 
applicants, Scott Aikens and Tim Loughrin and their team are here to tell you more about their 
proposal to respond to your questions as well. 
 
Chair Pehrson invited the applicant to address the Planning Commission. 
 
Scott Aikens, with Sakura Novi LLC, said we are pleased to be back before the Planning 
Commission. We sought diligently to adhere to the PRO Agreement. We are hopeful that we 
have done enough to move forward. We have numerous businesses that are eager or 
interested to be a part of the site. Our team stands by to answer any questions. 
 
Chair Pehrson invited members of the audience who wished to participate in the public hearing 
to approach the podium. Seeing that nobody wished to speak and there was not any 
correspondence, Chair Pehrson turned it over to the Planning Commission for consideration. 
 
Member Lynch said just to be clear, since we have looked at this project before, the difference 
between what is proposed and what was previously approved is they would like to replace a 
parking lot with 15 more units? 
 
Senior Planner Bell said before the PRO Agreement was finalized, the applicant had come 
forward with the optional Phase 2. Depending on the leasing of the commercial buildings, they 
may need that parking. If certain tenants did not require that parking, parking to the rear of 
those commercial units might be converted into residential units. The PRO Agreement does 
allow for 15 additional units to added in that area. 
 
Member Lynch said I don’t quite understand the ratios required for lighting – why is it important 
for me to consider it for an approval? 
 
Ms. Bell said the ordinance says that to create an even lighting situation that doesn’t have large 
spaces of intense lighting or darkness, it requires a 4:1 ratio; the overall average shouldn’t be 
more than 4 times as bright as the lowest spot being lit. 
 
Member Lynch said okay, so it sounds like we consider lighting to make sure there is a uniform 
glow on the sight and so there aren’t very bright areas and very dark areas.  
 
Ms. Bell said my understanding is the applicant would like to create shorter pedestrian scale 
lighting around the pond. To achieve uniform lighting, they would need to have a many of them 
positioned directly beside one another because that light only reaches so far. Since they do not 
want tall street lighting, they need this waiver to have the more subtle lighting situation. 
 
Member Lynch asked Landscape Architect Meader if he was okay with the tree locations on 



the site. 
 
Mr. Meader said they have worked hard to get what they can. It would be nice to have the 3 
extra trees along the accessway, but they are concerned about visibility for the commercial 
tenants. 
 
Member Becker asked what is the requirement pertaining to the landscaping easement for 
planting of evergreen trees on the ECCO Tool Property? 
 
Senior Planner Bell said since the space is tight on that side of the site, they are planning to plant 
some of their required trees on the ECCO Tool site. This will require them to obtain a landscape 
easement to ensure those trees are allowed to be planted there and that they stay there to 
provide the required screening. 
 
Member Becker asked has communication been made with ECCO Tool? Are they amenable 
to this?  
 
Scott Aikens confirmed that they had reached out and the applicant is open to the easement. 
 
Member Dismondy asked why isn’t Town Center Drive a border for this site? It looks like there is 
some space there acting as a buffer. 
 
Senior Planner Bell said that is owned by the Novi Town Center. My understanding is that it is a 
part of their open space requirement, so they have always owned that space. 
 
Member Dismondy said that makes sense. Also, I am surprised to see so much retail on a 
development like this because it is harder to finance than only building multi-family. However, 
in your opening statement, you mentioned that you have a lot of interest, so that is great to 
hear. It seems like the challenge would be keeping that retail space leased, but overall, it seems 
like a great project. 
 
Member Verma said you mentioned that the applicant plans to install Japanese style plants 
and landscaping around the pond. Will there also be a jacuzzi there?  
 
Ms. Bell said no, that is not in the plans. 
 
Member Roney said the phasing confuses me a little bit. Phase one seems to be split into three 
phases, or will that be simultaneous? What is the timing for this project? 
 
Scott Aikens said as part of the PRO Agreement, the first building to go up will be13,000 square 
foot building along Grand River and the 50 apartment units will be constructed. Then, the other 
117 residential units will roll through. The commercial will also roll similarly based on leasing. 
 
Member Roney asked when do you think Phase 1 would be complete? 
 
Scott Aikens said we’re targeting Spring of 2024. 
Motion made by Member Avdoulos and seconded by Member Lynch. 
 

In the matter of Sakura Novi, JSP22-09, motion to recommend to City Council approval 
of the Preliminary Site Plan with Site Condominium and Phasing Plan based on and 
subject to the following: 

a. Lighting waiver from Section 5.7 to allow light levels to exceed the 4:1 average to 
minimum ratio in some locations, up to a maximum of a 6:1 ratio, in order to allow 
greater variation in the light levels in certain areas of the property. 



b. Landscape waiver from Section 5.5.3.C.iii to permit the shortage of 14 access-
way perimeter trees in the commercial area. 

c. The findings of compliance with Ordinance standards in the staff and consultant 
review letters, and the conditions and items listed in those letters, as well as all of 
the terms and conditions of the PRO Agreement as approved, with any 
outstanding items being addressed on the Final Site Plan. 

 
ROLL CALL VOTE TO RECOMMEND APPROVAL OF THE PRELIMINARY SITE PLAN FOR JSP22-09 
SAKURA NOVI TO CITY COUNCIL MADE BY MEMBER AVDOULOS AND SECONDED BY MEMBER 
LYNCH. 
 

Motion to recommend approval of the Preliminary Site Plan for JSP22-09 Sakura Novi to 
City Council. Motion carried 7-0. 

 
Motion made by Member Avdoulos and seconded by Member Lynch. 
 

In the matter of Sakura Novi, JSP22-09, motion to recommend to the City Council to 
approve the Wetland Permit based on and subject to the following: 

a. As permitted under the terms outlined in the PRO Agreement, the applicant shall 
mitigate wetland impacts by purchasing credits in an EGLE-approved wetland 
mitigation bank; 

b. 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. 

 
ROLL CALL VOTE TO RECOMMEND APPROVAL OF THE WETLAND PERMIT FOR JSP22-09 SAKURA 
NOVI TO CITY COUNCIL MADE BY MEMBER AVDOULOS AND SECONDED BY MEMBER LYNCH. 

 
Motion to recommend approval of the Wetland Permit for JSP22-09 Sakura Novi to City 
Council. Motion carried 7-0. 

 
Motion made by Member Avdoulos and seconded by Member Lynch. 
 

In the matter of Sakura Novi, JSP22-09, motion to recommend to the City Council to 
approve the Woodland Permit based on and subject to 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. 

 
ROLL CALL VOTE TO RECOMMEND APPROVAL OF THE WOODLAND PERMIT FOR JSP22-09 SAKURA 
NOVI TO CITY COUNCIL MADE BY MEMBER AVDOULOS AND SECONDED BY MEMBER LYNCH. 

Motion to recommend approval of the Woodland Permit for JSP22-09 Sakura Novi to City 
Council. Motion carried 7-0. 

 
Motion made by Member Avdoulos and seconded by Member Lynch. 

In the matter of Sakura Novi, JSP22-09, motion to recommend to the City Council to 
approve the Stormwater Management Plan, based on and subject to 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. 

 
ROLL CALL VOTE TO RECOMMEND APPROVAL OF THE STORMWATER MANAGEMENT PLAN FOR 
JSP22-09 SAKURA NOVI TO CITY COUNCIL MADE BY MEMBER AVDOULOS AND SECONDED BY 
MEMBER LYNCH. 

 
Motion to recommend approval of the Stormwater Management Plan for JSP22-09 



Sakura Novi to City Council. Motion carried 7-0. 
 
MATTERS FOR CONSIDERATION 

1. ELECTION OF OFFICERS AND APPOINTMENTS TO COMMITTEES 
City Planner McBeth said I was able to contact all the Planning Commissioners, and it appears 
that all Commissioners are content with the Committees they have been serving on, with the 
exception of Member Becker who offered to take any positions that any other Commissioners 
may want to drop. 
 
Member Avdoulos said since Member Becker is only on one Committee, I will give up my spot 
on the Walkable Novi Committee for him if he is interested. 
 
Member Becker said I would be happy to. 
 
Motion made by Member Avdoulos and seconded by Member Lynch. 
 
VOICE VOTE MOVED BY MEMBER AVDOULOS AND SECONDED BY MEMBER LYNCH TO REINSTATE 
ALL COMMITTEE POSITIONS PREVIOUSLY HELD BY EACH MEMBER WITH THE EXCEPTION OF MEMBER 
BECKER REPLACING MEMBER AVDOULOS ON THE ENVIRONMENTAL AND WALKABLE NOVI 
COMMITTEE. 
 

Motion to reinstate all committee positions previously held with the exception of Member 
Becker replacing Member Avdoulos on the Environmental and Walkable Novi 
Committee. Motion carried 7-0. 

 
Motion made by Member Avdoulos and seconded by Member Lynch. 
 
VOICE VOTE TO ELECT MEMBER PEHRSON AS THE CHAIR OF THE PLANNING COMMISSION MOVED 
BY MEMBER AVDOULOS AND SECONDED BY MEMBER LYNCH. 
 

Motion to elect Member Pehrson as the Chair of the Planning Commission. Motion carried 
7-0. 

 
Motion made by Member Lynch and seconded by Member Roney. 
 
VOICE VOTE TO ELECT MEMBER AVDOULOS AS THE VICE CHAIR OF THE PLANNING COMMISSION 
MOVED BY MEMBER LYNCH AND SECONDED BY MEMBER RONEY. 
 

Motion to elect Member Avdoulos as the Vice Chair of the Planning Commission. Motion 
carried 7-0. 

 
Motion made by Member Dismondy and seconded by Member Becker. 
VOICE VOTE TO ELECT MEMBER LYNCH AS THE SECRETARY OF THE PLANNING COMMISSION 
MOVED BY MEMBER DISMONDY AND SECONDED BY MEMBER BECKER. 
 

Motion to elect Member Lynch as the Secretary of the Planning Commission. Motion 
carried 7-0. 

 
2. APPROVAL OF THE JUNE 8, 2022 PLANNING COMMISSION MINUTES 

 
Motion made by Member Lynch and seconded by Member Verma. 
 
ROLL CALL VOTE TO APPROVE THE JUNE 8, 2022 PLANNING COMMISSION MINUTES MADE BY 
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ADDENDUM TO  
PLANNED REZONING OVERLAY (PRO) AGREEMENT 

SAKURA NOVI 
 

 This Addendum to Planned Rezoning Overlay (PRO) Agreement (“Agreement”) by and 
between SAKURA NOVI, LLC, a Michigan limited liability company, whose address is 350 North 
Old Woodward Ave, Ste 350, Birmingham, MI 48009 (referred to as “Developer”); ECCO TOOL 
CO., INC., 42525 W. Eleven Mile Rd., Novi, MI 48375 (“ECCO”); and the CITY OF NOVI, 45175 
Ten Mile Road, Novi, MI 48375-3024 (“City”). 

 
RECITATIONS 

 
I. The Applicant and the City entered into a PRO Agreement effective 

___________________, which is recorded at Liber 56783, Page 631, Oakland County 
Records.  

II. The PRO Agreement contemplates that the Condominium Plan for the Project 
will include three total units – Unit 1 being the Commercial portion of the Development and 
Units 2 and 3 being the Residential portions of the Development (“Original PRO Agreement”).  

III. The Developer has requested to establish 5 Units on the Condominium Plan, 
including Units 1, 2 and 3 being the Commercial portion of the Development, and Units 4 and 
5 being the Residential portions of the Development.  

IV. Additionally, the City identified an error in Recitation G.i in which reference to 
“Unit 2” should have been “Unit 1” requiring correction for consistency with 
the PRO Plan.  

V. Because the changes do not have any substantive impact on content of the 
plan or make any physical change the approved PRO Plan, the City does not object to the 



correction of the error and the renumbering of the units on the Condominium Subdivision 
Plan, and agrees to Amend the PRO Agreement to reflect the changes.   

NOW, THEREFORE, based upon the foregoing, the parties agree as follows: 

1. Recitation A of the Original PRO Agreement is hereby amended to read in full 
as follows: 

A. Developer is the prospective purchaser and developer of: 

(1) Two separate parcels of property owned by the City of Novi. The "Anglin 
Parcel" (Parcel No. 22-23-126-006, approximately 9.9 net acres) is located on 
the north side of Grand River Avenue east of Town Center Drive. The "Eleven 
Mile Parcel" (Parcel No. 22-23-226-008, approximately 1.867 net acres) is 
located on Eleven Mile Road near the Anglin Parcel. 

(2) One parcel of property owned by ECCO (Parcel No. 22-23-226-007 and part of 
Parcel No. 22-23-126-011, approximately 3.52 net acres) that is adjacent to 
the City's Eleven Mile Parcel (the "ECCO Parcel"). 

The Anglin Parcel, the Eleven Mile Parcel, and the ECCO Parcel (collectively referred 
to herein as the "Overall Land") are more particularly described and depicted on 
Exhibit A, attached hereto and incorporated herein. 

As used herein, the term "Commercial Land" shall refer to Units 1, 2 and 3 as 
depicted on the proposed condominium plan attached hereto and incorporated herein 
as Exhibit B (the "Condominium Plan"). As used herein, the term "Residential 
Land" shall collectively refer to Units 4 and 5 as depicted on the Condominium Plan. 
As further described herein, however, part of Unit 1 may be re-designated 



for residential use, but only with the approval of, and upon conditions and 
requirements determined by, the City. 

ECCO is the owner of that part of Parcel 22-23-126-011 that is not being purchased by 
Developer and that will be retained by ECCO (the "Retained ECCO Parcel"). The 
Retained ECCO Parcel is also described and depicted on Exhibit A, attached hereto and 
incorporated herein. 

 
2. Recitation G.i of the Original PRO Agreement shall be amended to state as follows: 

Phase 2: The area depicted as Phase 2 may be developed as parking in connection with the 
Commercial Land or it may be developed with multiple-family residential units. 
Developer has depicted the area as part of Unit 1 for purposes of the PRO Plan 
and Condominium Plan. If Phase 2 is proposed to alternatively be used for multiple-
family units, the number of units will be limited to 15, and Developer will be 
obligated to redesign and relocate the loading areas and dumpster locations for 
Buildings A and D currently shown on the PRO Plan for Phase 1, and provide for 
the proposed alternative improvements on the Phase 2 property, in a manner that 
meets all ordinance requirements without deviation, except for the Deviations as 
authorized in Section 2 below. Any change to the Phase 2 area from that shown 
on the PRO Plan will be subject to approval by the City at the time of site plan 
approval for any improvements on the property and, if required, amendment to 
the Condominium Plan approved by the City. 

3. Exhibit B of the Original PRO Agreement shall be replaced by Exhibit B, attached.  

4. Except as otherwise provided in paragraph 1, the terms and provisions of the PRO 
Agreement are complete and unchanged and shall remain in full force and effect as initially 
approved. 

 
       DEVELOPER 

 
SAKURA NOVI, LLC, a Michigan limited 
liability company 

 
 
 ____________________________ 
 By:  

Its:   
 
STATE OF MICHIGAN ) 
   ) ss 
COUNTY OF OAKLAND) 
 
 On this _____ day of _________________, 2022, before me appeared ____________, 
who states that he has signed this document of his own free will duly authorized on behalf of the 
Developer. 
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____________________________________ 
Notary Public 
___________ County, Michigan 
Acting in ___________ County, Michigan 
My Commission Expires:  _______________ 

 
 

[SIGNATURES CONTINUED ON NEXT PAGE] 
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ECCO TOOL CO., INC 
 

 
 
 ____________________________ 
 By:  

Its:   
 
STATE OF MICHIGAN ) 
   ) ss 
COUNTY OF OAKLAND) 
 
 On this _____ day of _________________, 2022, before me appeared _____________, 
who states that he has signed this document of his own free will duly authorized on behalf of the 
Developer. 
 

____________________________________ 
Notary Public 
___________ County, Michigan 
Acting in ___________ County, Michigan 
My Commission Expires:  _______________ 
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CITY OF NOVI 
 
 
 

 ___________________________________ 
 By: Robert J. Gatt, Mayor 
 
 
 
 ___________________________________
 By: Cortney Hanson, Clerk 
 
 
 
STATE OF MICHIGAN ) 
   ) ss 
COUNTY OF OAKLAND) 
 
 On this _____ day of _________________, 2022, before me appeared Robert J. Gatt and 
Cortney Hanson, who stated that they had signed this document of their own free will on behalf 
of the City of Novi in their respective official capacities, as stated above. 
 

____________________________________ 
Notary Public 
___________ County, Michigan 
Acting in ___________ County, Michigan 
My Commission Expires:  _______________ 

 
Drafted by: 
 
Thomas R. Schultz 
Johnson, Rosati, Schultz & Joppich 
27555 Executive Drive, Suite 250 
Farmington Hills, MI 48331-3550 
 
When recorded return to: 
Cortney Hanson, Clerk 
City of Novi 
45175 Ten Mile Road 
Novi, MI 48375-3024 
 

 

 



 
EXHIBIT A 

LEGAL DESCRIPTIONS AND DEPICTIONS 
 
 

Overall Combined Parcel  
“ECCO Parcel” shown as Parcel 1A or A 

“Eleven Mile Parcel” shown as 1B 
“Anglin Parcel” shown as Parcel 1C 

“Retained ECCO Parcel” shown as Parcel B 
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