
SAKURA EAST
JSP25-09

JSP25-09 SAKURA EAST  
Consideration of the request of Sakura Novi Residential LLC for Preliminary Site Plan 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 applicant is 
proposing to develop 45 multifamily residential units.  

REQUIRED ACTION
Approve/deny the Preliminary Site Plan and Stormwater Management Plan.

REVIEW RESULT DATE COMMENTS

Planning
Approval 
recommended

8-21-25 Items to be addressed on the Final Site Plan 
submittal

Engineering
Approval 
recommended

8-19-25 Items to be addressed on the Electronic 
Stamping Set submittal

Landscaping
Approval 
recommended
with conditions

8-4-25 Items to be addressed on the Final Site Plan 
submittal

Wetlands
Approval 
recommended
with conditions

8-19-25 
Wetland Buffer Authorization
Items to be addressed on the Final Site Plan
submittal

Woodlands NA

Traffic
Approval 
recommended

8-19-25 
Items to be addressed on the Electronic 
Stamping Set submittal

Façade Facades have not been revised and are as 
permitted by PRO Agreement;

Fire
Approval 
recommended

8-26-25 Plans approved



MOTION SHEET

Approval – Preliminary Site Plan
In the matter of Sakura East, JSP25-09, motion to approve the Preliminary Site Plan based on 
and subject to the following:

a. The findings of compliance with Ordinance standards in the staff and consultant 
review letters, and the conditions and items listed in those letters, 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; and

b. (additional conditions here if any)
(This motion is made because the plan is otherwise in compliance with Article 3, Article 4 and 
Article 5 of the Zoning Ordinance and all other applicable provisions of the Ordinance, as well 
as the terms of the PRO Agreement.) 

-AND- 

Approval – Stormwater Management Plan
In the matter of Sakura East, JSP25-09, motion to approve the Stormwater Management Plan,
based on and subject to:

a. The findings of compliance with Ordinance standards in the staff and consultant review 
letters, and the conditions and items listed in those letters being addressed on the Final 
Site Plan;  and 

b. (additional conditions here if any)
(This motion is made because it otherwise in compliance with Chapter 11 of the Code of 
Ordinances and all other applicable provisions of the Ordinance.)

-OR- 

Denial – Preliminary Site Plan 
In the matter of Sakura East, JSP25-09, motion to deny the Preliminary Site Plan … (because the 
plan is not in compliance with Article 3, Article 4 and Article 5 of the Zoning Ordinance and all 
other applicable provisions of the Ordinance.)

-AND- 

Denial – Stormwater Management Plan
In the matter of Sakura East, JSP25-09, motion to deny the Stormwater Management Plan… 
(because the plan is not in compliance with Chapter 11 of the Code of Ordinances and all 
other applicable provisions of the Ordinance.)



MAPS 
Location
Zoning

Future Land Use
Natural Features
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SITE PLAN
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PLANNING REVIEW



PETITIONER

REVIEW TYPE

PROPERTY CHARACTERISTICS
Section

Site Location

Site School District

Current Site Zoning
Proposed Site 

Adjoining Zoning

Current Site Use

Adjoining Uses

Site Size
Parcel ID’s
Plan Date

PROJECT SUMMARY

PROJECT HISTORY

PLAN REVIEW CENTER REPORT

Planning Review 



JSP25-09 Sakura East                                                                      UPDATED 

PRO OPTION

RECOMMENDATION 

The
Preliminary Site Plan is also now recommended for approval by the Fire Marshal. Landscape and 
Wetland reviews are not recommending approval of the Final Site Plan at this time due to unresolved 
comments, but do recommend approval of the Preliminary Site Plan

REVIEW COMMENTS

bold 

The correct truck length is 48’6”, with a 50’ outside swing radii. The 
Fire Truck spec is attached to the Fire Review. The turning radius issue needs to be resolved in 
order to confirm that the driveway width and other dimensions do not need to be modified, 
which could impact other elements of the layout.



JSP25-09 Sakura East                                                                      UPDATED 

As noted in the Wetland Review, previously noted comments have 
not yet been addressed. Please see comments in bold in the review letter and address in the 
next submittal.

However, the layout does not match what is 
shown on Sheet C-3.0, where the racks are shown perpendicular to the sidewalk. The layout 
on Sheet 13.1 shows the racks placed parallel to the sidewalk. Please revise the layout to 
accommodate the number and orientation of racks needed. 

MAJOR CONDITIONS OF PLANNED REZONING OVERLAY AGREEMENT

Staff comments on the status of each item are in bold.



JSP25-09 Sakura East                                                                      UPDATED 



JSP25-09 Sakura East                                                                      UPDATED 

ORDINANCE DEVIATIONS

SUMMARY OF OTHER REVIEWS

Engineering recommends approval.

Landscape recommends approval for the Preliminary Site but not for Final 
Site Plan. 

  
Wetlands does not recommend approval at this time.

Traffic recommends approval for the Preliminary and Final Site Plan.

  
Fire recommends approval at this time.



JSP25-09 Sakura East                                                                      UPDATED 

NEXT STEP: PLANNING COMMISSION MEETING

September 10, 2025

REVISED FINAL SITE PLAN SUBMITTAL

addressing all comments and refer to sheet numbers where the change 
is reflected
Four copies

ELECTRONIC STAMPING SET SUBMITTAL AND RESPONSE LETTER

refer to sheet numbers 
where the change is reflected.

STAMPING SET APPROVAL

9 size 24” x 36” copies with original signature and original seals, 

SITE ADDRESSING
New addresses are required for this project.

STREET AND PROJECT NAME

SITE AMENITIES

Please provide an itemized cost estimate for these items in the next submittal: 6’ Wood fence, EV 
Chargers, Synthetic turf field, benches, string lighting, focal planter/art piece, fire table, picnic table, 
USB Charging post, and Adirondack chairs.

PRE-CONSTRUCTION MEETING
A Pre-Construction meeting is required for this project.



JSP25-09 Sakura East                                                                      UPDATED 

CHAPTER 26.5  



ENGINEERING REVIEW



APPLICANT

REVIEW TYPE

PROPERTY CHARACTERISTICS

PROJECT SUMMARY  

RECOMMENDATION 

recommended

PLAN REVIEW CENTER REPORT

Engineering Review



Engineering Review of Revised Preliminary/Final Site Plan

COMMENTS
Only at the time of the printed Stamping Set submittal, 

WATER MAIN

IRRIGATION

SANITARY SEWER



Engineering Review of Revised Preliminary/Final Site Plan

STORM SEWER

strongly recommended

STORM WATER MANAGEMENT PLAN



Engineering Review of Revised Preliminary/Final Site Plan

PAVING & GRADING
product proposed

SOIL EROSION & SEDIMENT CONTROL

THE FOLLOWING MUST BE SUBMITTED WITH THE NEXT SUBMITTAL:

Additionally, a statement must be provided stating that all changes to the plan 
have been discussed in the applicant’s response letter.

The estimate must be itemized

OFF-SITE EASEMENTS

prior to Stamping 
Set Approval

prior to Stamping Set approval



Engineering Review of Revised Preliminary/Final Site Plan

REQUIRED LEGAL DOCUMENTS

not

THE FOLLOWING MUST BE ADDRESSED PRIOR TO CONSTRUCTION

Be advised that scheduling the 
pre-construction meeting can take 2-4 weeks.

**fees are subject to change.
$660

(ONLY FOR OFF-SITE DOCUMENTS) 
$4,025
All unused escrow will be returned to 

the payee at the end of the project .

**fees are subject to change.



Engineering Review of Revised Preliminary/Final Site Plan

$4,000

$605

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.



Engineering Review of Revised Preliminary/Final Site Plan

THE FOLLOWING MUST BE ADDRESSED PRIOR TO THE ISSUANCE OF BUILDING PERMITS:



Engineering Review of Revised Preliminary/Final Site Plan

PRIOR TO SUBMITTING STAMPING SETS



LANDSCAPE REVIEW



Review Type        Job #   

Property Characteristics

Ordinance Considerations

, 
bold

RECOMMENDATION:
recommended for approval for Preliminary Site Plans.  

. 

LANDSCAPE DEVIATION RECOMMENDED BY PLANNING COMMISSION ON 10/16/2024 AND 
APPROVED BY CITY COUNCIL ON 5/19/2025:

Ordinance Considerations



4. The transformers and their screening must be moved out of the clear vision zone.

Multi-family unit trees

As noted on the landscape chart, please use a canopy tree in place of the two 
evergreen trees in the southeast corner island to provide better shade for the lot.

Interior roadway trees

Foundation landscaping



LANDSCAPE REVIEW SUMMARY CHART – Revised Preliminary/Final Site Plan 

Review Date:
Project Name:
Project Location:
Plan Date:
Prepared by:

Ordinance Considerations

,
bold

LANDSCAPE DEVIATION RECOMMENDED BY PLANNING COMMISSION ON 10/16/2024 AND APPROVED BY CITY 
COUNCIL ON 5/19/2025: 

Item Required Proposed
Meets 
Code

Comments

Landscape Plan Requirements – Basic Information (LDM (2))

Landscape Plan 

Owner/Developer 
Contact Information 

Project Information

Survey information

Landscape Architect 
contact information

Sealed by LA



Item Required Proposed
Meets 
Code

Comments

Miss Dig Note

EXISTING CONDITIONS

Existing plant material
Existing woodlands or 
wetlands

Soil type 

Zoning 

PROPOSED IMPROVEMENTS 

Existing and 
proposed 
improvements

Existing and 
proposed utilities



Item Required Proposed
Meets 
Code

Comments

Proposed topography 
- 2’ contour minimum

Clear Zones

The transformers must 
be moved to a location 
outside of the clear 
vision zones so they and 
the required screening 
do not block visibility.

LANDSCAPING REQUIREMENTS

Berms and ROW Planting

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

Berm requirements 

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

ROW Landscape Screening Requirements Chart

Greenbelt width
Use TC-1 requirements

Min. berm crest width

Min. berm height

Canopy deciduous or 
large evergreen trees 



Item Required Proposed
Meets 
Code

Comments

Sub-canopy 
deciduous trees

Canopy deciduous 
trees in area between 
sidewalk and curb

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

Building Landscaping 

135 trees or tree 
equivalents are 
provided

2. Please use a canopy 
tree in the most 
southeast corner 
island in place of the 
two evergreens.  The 
remaining evergreen 
will need to be 
planted elsewhere.

Interior Street 
Landscaping



Item Required Proposed
Meets 
Code

Comments

Foundation 
Landscaping

Please consider this.

but 
their appearance 
would also improve 
with similar 
landscaping 
between the units.

Parking Area Landscape Requirements 

General requirements

Name, type and 
number of ground 
cover

General 

Parking lot Islands

Curbs and Parking 
stall reduction



Item Required Proposed
Meets 
Code

Comments

Contiguous space 
limit
Category 1: For OS-1, OS-2, OSC, OST, B-1, B-2, B-3, NCC, EXPO, FS, TC, TC-1, RC, Special Land Use or non-
residential use in any R district 

A = Total square 
footage of vehicular 
use areas x 7.5%

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

All Categories

Parking Lot Perimeter 
Trees

As noted above, please 
replace the two 
evergreen trees at the 
southeast bay with a 
canopy tree and plant 
one of the evergreen 
trees elsewhere.

Accessway perimeter
(southeast drive)

See above

Miscellaneous Landscaping Requirements

Plantings around Fire 
Hydrant

Landscaped area



Item Required Proposed
Meets 
Code

Comments

Name, type and 
number of ground 
cover

Snow deposit areas

Transformers/Utility 
boxes

The transformers and 
their screening must be 
moved out of the clear 
vision zone.

Detention/Retention 
Basin Planting 
requirements 

Landscape Notes and Details– Utilize City of Novi Standard Notes

Plant List (LDM 4) – Include all cost estimates



Item Required Proposed
Meets 
Code

Comments

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

Cross-Section of Berms (LDM 2.j)

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

Material, height and 
type of construction 
footing



Item Required Proposed
Meets 
Code

Comments

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

Notes (LDM 2.i) – Utilize City of Novi Standard Details

Installation date 

Maintenance & 
Statement of intent 

Plant source

Establishment period 
2 yr. Guarantee

Approval of 
substitutions.

Miscellaneous Landscape Requirements (LDM 3) 

General Conditions

Irrigation plan

Other information

Landscape tree 
credit

Plant Sizes for ROW, 
Woodland 
replacement and 
others 



Item Required Proposed
Meets 
Code

Comments

Plant size credit

Prohibited Plants

Recommended trees 
for planting under 
overhead utilities

Collected or 
Transplanted trees

Nonliving Durable 
Material: Mulch

NOTES:



WETLAND & WOODLAND REVIEW



August 19, 2025

Lindsay Bell
Planner – Community Development
City of Novi
45175 Ten Mile Road
Novi, MI 48375

Re: Sakura East Wetland Review (Revised Preliminary/Final Site Plan; JSP25-09) 

Dear Diana, 

Merjent, Inc. (Merjent) has conducted a site plan review of the combined revised preliminary site plan (rPSP) 
– final site plan (rFSP) for Sakura East (Project). Two sets of plans were provided:

One plan prepared by the PEA Group dated July 29, 2025. This plan contains the revised primary
design/engineering information for the PSP-FSP.

One plan prepared by LAND Design Studio dated July 28, 2025. This plan contains the proposed
landscape design and invasive removal information for the PSP.

Merjent reviewed the plans for conformance with the City of Novi’s (City) Wetlands and Watercourse 
Protection Ordinance, Chapter 12 Article V and Section 3.6(2)(M) of the City’s Zoning Ordinance. The site 
is located south of 11 Mile Road, east of Town Center Drive, North of Grand River Avenue, and west of 
Meadowbrook Road in Section 23 of the City of Novi (Parcel Nos. 50-22-23-226-021 and 50-22-23-226-
022; site). The site contains City-regulated wetlands (Figure 1).  

This rPSP-rFSP is associated with the former JZ23-41 Sakura East Planned Rezoning Overlay (PRO). A
Project Wetland Boundary Verification was conducted by the Mannik and Smith Group (MSG) and was
submitted to the City on November 8, 2023. Merjent performed the PSP review in accordance with the
results of the Wetland Boundary Verification and the City’s Wetlands and Watercourse Protection
Ordinance for the PRO submission on June 7, 2024. This letter utilizes information from both the PRO 
Review and the Wetland Boundary Verification conducted by MSG in 2024 and 2023, respectively.
Additionally, a review was conducted on May 27, 2025 and deficiencies were found in the initial PSP-FSP 
submittal in regards to wetland setback information. Hereafter, the May 27, 2025 review will be referred to 
as the “PSP-FSP Review.” 

Wetlands

Wetland Recommendation: Merjent ecommend approval of the Sakura East rPSP
. Additional comments have been provided to meet the City’s

Wetlands and Watercourse Protection Ordinance. 

Upon review of published resources, the Site appears to contain or immediately borders:

City-regulated wetlands, as identified on the City of Novi interactive map website. Note that both
wetland and property limits depicted on the City’s map are considered approximations (Figure 1).



Wetlands that are regulated by the Michigan Department of Environment, Great Lakes, and Energy 
(EGLE).

Wetlands as identified on National Wetland Inventory (NWI) and Michigan Resource Inventory 
System (MIRIS) maps, as identified on the EGLE Wetlands Viewer interactive map website (provided 
in Pre-app Review). NWI and MIRIS wetlands are identified by the associated governmental bodies' 
interpretation of topographic data and aerial photographs.

Hydric (wetland) soil as mapped by the U.S. Department of Agriculture, Natural Resources 
Conservation Service, as identified on the EGLE Wetlands Viewer interactive map website. 

Permits and Regulatory Status

Merjent conducted a site visit on June 5, 2024 and observed conditions on-site consistent with the current 
and previously conducted reviews, one wetland was delineated on-site (Wetland 1). The City of Novi Code 
of Ordinances, Chapter 12, Article V defines an essential wetland as meeting one or more of the criteria 
listed in subsections 12-174(b)(1) through (10). Due to the Wetland containing evidence of wildlife habitat 
and stormwater storage, Merjent concurs with MSG’s determination that the on-site Wetland is a City of 
Novi Essential Wetland. However, no impacts are proposed to the on-site Wetland.

Based on the provided PSP, the following wetland-related items will be required for this project:

Item Required/Not Required
Wetland Permit (specify Non-minor or Minor) Not Required

Wetland Mitigation Not Required
Environmental Enhancement Plan Not Required

Wetland Buffer Authorization Required
EGLE Wetland Permit Likely Not Required*

Wetland Conservation Easement Requested (not required)
*Requirements for EGLE permits cannot be determined by Merjent nor the City of Novi. Final jurisdictional 
determination of wetland permits in the State of Michigan is at the discretion of EGLE.

Wetland Review Comments

1. As stated above and in the PSP-FSP Review, Merjent conducted a site visit on June 5, 2024. In the 
November 8, 2023 review, MSG requested that the wetland boundary be expanded to include trees 
423, 424, 436, and 437. Merjent concurs with MSG’s recommendation and the drawings provided in 
the PSP-FSP display a modified wetland boundary encompassing trees 436 and 437. However, the 
flagging on-site nor the provided rPSP-rFSP appear to encompass trees 423 and 424.

a. During Merjent’s June 5, 2024 site visit, trees 423 and 424 appeared to contain primary 
indicators of wetland hydrology. Requested edit/clarification: Per MSG’s original request, 
and Merjent’s concurrence, the wetland boundary should be expanded in the northwest 
portion to include trees 423 and 424. This will likely not cause any additional wetland 
impacts but may cause additional impacts within the 25-foot wetland setback (see 
additional information below).

b. Photographs of the altered wetland boundary and requested wetland boundary alteration are
provided in Attachment A. 

2. The applicant has proposed no impact/fill to any wetlands on-site. Therefore, no wetland permit is 
required from the City of Novi for this Project. Jurisdiction of EGLE-regulated wetlands can only be 



determined by EGLE, but due to no proposed impacts to wetlands on-site, it is likely that a permit from 
EGLE for impacts to wetlands will not be required for this Project.

3. When a project permanently impacts 0.25 acres or more of essential wetland, the City of Novi requires 
mitigation at a ratio of 2:1 for forested wetlands and 1.5:1 for emergent and scrub-shrub wetlands. 
Merjent recommends the areas of the wetland types be individually quantified on Site development 
plans for calculation of the mitigation area required (should mitigation be necessary). Otherwise, a 
conservative mitigation ratio of 2:1 will be utilized for all wetland types at the Site.

- No impacts to wetlands are proposed for this Project and therefore, no mitigation is required 
for the Project.

4. In addition to wetlands, the City of Novi regulates wetland and watercourse buffers/setbacks. Section
3.6(2)(M) of the Zoning Ordinance, Schedule of Regulations, states: "There shall be maintained in all 
districts a wetland and watercourse setback, as provided herein, unless and to the extent, it is 

determined to be in the public interest not to maintain such a setback. The intent of this provision is to 
require a minimum setback from wetlands and watercourses". The established wetland and 
watercourse buffer/setback limit is 25 horizontal feet, regardless of grade change. The Applicant should 
consider modification of the proposed limits of disturbance boundaries in order to preserve wetland and 
wetland buffer areas. The preservation of the 25-foot wetland buffer areas (also referred to as the “25-
foot wetland setback/buffer) is important to the overall health of the wetlands, especially after site 
development. The existing buffer serves to filter pollutants and nutrients from storm water before
entering the wetlands, as well as to provide additional wildlife habitat.

- Requested edit/clarification: The applicant has shown the location of the 25-foot setback for
the on-site wetland. However, as mentioned in the PSP-FSP Review, grading activity 
between elevations 903 and 906 feet above mean sea level appears to extend into the 
25-foot setback on Sheet C-4.0 and Sheet C-5.0. The applicant must provide details on 
the nature and extent of this impact, including:

o Area, volume, and type of fill
o Justification for the impact
o Whether the impact is temporary or permanent
o Construction method and sequencing

These impacts should also be clearly identified using a unique icon or polygon on the 
plans. The applicant is encouraged to reduce impacts to the 25-foot setback to the 
maximum extent practicable.

o In the updated Seed-sod Plan on Sheet L-1.1, LAND Design Studio notes that the 
“Native Seed Mix Area” encompasses approximately 1,249 square feet (0.03 acre).
This area is requested to not be mowed upon project completion. Additionally, if the 
grading impact area is confirmed to be 1,249 square feet, it should be identified as 

requested in the engineering plans pursuant to the information noted above.  

5. Pursuant to Section 12-172(f), “Upon filing of the application, the applicant shall have the boundary 
lines of any watercourses or wetlands on the property flagged or staked. The flagging or staking shall 
remain in place throughout the conduct of the permit activity.” 



- It is requested that flagging remain throughout the course of construction if/when the Project 
receives final approval.

6. The Applicant is encouraged to provide wetland conservation easements for any areas of remaining 
wetland and 25-foot wetland buffer. The Applicant shall provide wetland conservation easements as 
directed by the City of Novi Community Development Department for any areas of proposed wetland 
mitigation areas. This language shall be submitted to the City Attorney for review. The executed 
easement must be returned to the City Attorney within 60 days of the issuance of the City of Novi 
Wetland and Watercourse permit.

- While not required for site plan approval, the applicant is encouraged to provide conservation 
easements for any undisturbed wetlands and associated 25-foot wetland buffer not impacted.
This would also include signage around the preserved area, and no mowing would be allowed 
in the remaining buffer areas.

o If a conservation easement is placed around the remaining wetland and 

associated buffer, appropriate signage designs should be provided on Sheet C-
13.1/13.2 and locations provided on Sheet C-3.0 or Sheet C-4.0.

Should you have any questions or concerns with this review, please contact me via email at 
jason.demoss@merjent.com or via phone at (619) 944-3835. 

Sincerely,

Merjent, Inc.

Jason DeMoss, PWS
Environmental Consultant

Enclosures:  

Figure 1 – City of Novi Wetlands Map
Attachment A – Site Photographs

CC: 
Stacey Choi, City of Novi, schoi@cityofnovi.org  
Rick Meader, City of Novi, rmeader@cityofnovi.org
Barbara McBeth, City of Novi, bmcbeth@cityofnovi.org
Matt Pudlo, Merjent, matt.pudlo@merjent.com



Figure 1. City of Novi Regulated Wetlands Map
Approximate Site boundary is shown in red.

(Approximate) Regulated Wetland areas are shown in turquoise. 



Attachment A 
Site Photographs



City of Novi Sakura East PRO

Overview of the southwestern portion of Wetland 1. 

Overview of Trees 423 and 424. Note the pink flagging in the background behind the two trees.



City of Novi Sakura East PRO

Overview of Trees 43  and 43  with the adjusted pink flagging.

Water marks and water stained leaves around Tree 424 (primary indicators of wetland hydrology).



City of Novi Sakura East PRO

Overview of a northern flag of Wetland 1 – flag WL R1.2.
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To: 
Barbara McBeth, AICP
City of Novi
45175 10 Mile Road
Novi, Michigan 48375

CC: 
Lindsay Bell, Humna Anjum, Diana Shanahan, Dan 
Commer, Milad Alesmail, Stacey Choi

AECOM
39575 Lewis Dr
Novi
MI, 48377
USA
aecom.com

Project name: 
JSP25-09 – Sakura East Revised Combined 
Preliminary and Final Traffic Review 

From: 
AECOM

Date: 
August 19, 2025

Memo
Subject: JSP25-09 – Sakura East Revised Combined Preliminary and Final Traffic Review

The revised combined preliminary and final site plan was reviewed to the level of detail provided, and AECOM recommends 
approval of the preliminary and final site plan as long as the comments provided below are adequately addressed to the 
satisfaction of the City. 

GENERAL COMMENTS
1. The applicant, Robertson Brothers Homes, is proposing 45 three-story rental townhomes on the east side of the 

proposed Sakura Way development (JSP22-09).
2. The development is located on the south side of Eleven Mile Road, north of Grand River Avenue. Eleven Mile Road 

is under the jurisdiction of the City of Novi.  
3. The site is zoned I-1 (Light Industrial), and the applicant is requesting a PRO for TC-1 (Town Center-1), as granted 

for Sakura Way. 
4. There are no traffic-related deviations required at this time.

TRAFFIC IMPACTS
1. AECOM performed an initial trip generation based on the ITE Trip Generation Manual, 11th Edition, as follows. 

ITE Code: 220 – Multifamily Housing (Low-Rise)
Development-specific Quantity: 45 Dwelling Units
Zoning Change: I-1 to TC-1 PRO

Trip Generation Summary Estimated Trips
Estimated Peak-
Direction Trips

City of Novi 
Threshold

Above 
Threshold?

AM Peak-Hour Trips 37 28 100 No
PM Peak-Hour Trips 40 25 100 No

Daily (One-Directional) Trips 364 N/A 750 No

2. The City of Novi generally requires a traffic impact study/statement if the number of trips generated by the proposed 

development exceeds the City’s threshold of more than 750 trips per day or 100 trips per either the AM or PM peak 

hour, or if the project meets other specified criteria. 
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Trip Impact Study Recommendation

Type of Study: Justification

Rezoning Traffic Impact 
Study (RTIS)

Proposed rezoning from I-1 to TC-1.

The RTIS was previously submitted and approved. 

Conclusion of RTIS: The results of the trip generation comparison indicate that 
the proposed PRO (52 townhomes) will generate less trips compared to the 

various build uses (General light industrial, manufacturing, general offices, and 
medical-dental offices) permitted under the existing zoning. 

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 
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.3 25’ Met
2 Driveway Width | O Figure IX.3 24’ Met Within range.
3 Driveway Taper | O Figure IX.11
3a Taper length N/A -
3b Tangent N/A -
4 Emergency Access | O 11-194.a.19 2 access 

points
Met Emergency access gate

details provided. 

5 Driveway sight distance | O Figure VIII-
E

360’ Met

6 Driveway spacing
6a Same-side | O 11.216.d.1.d 256’ and 282’

shown on 
previous 
submittal

Met

6b Opposite side | O 11.216.d.1.e 282’ shown on 
previous 
submittal

Met

7 External coordination (Road agency) N/A -
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EXTERNAL SITE ACCESS AND OPERATIONS
No. Item Proposed Compliance Remarks
8 External Sidewalk | Master Plan &

EDM
Existing walk Met

9 Sidewalk Ramps | EDM 7.4 & R-28-K Indicated Met
10 Any Other Comments:

INTERNAL SITE OPERATIONS
No. Item Proposed Compliance Remarks
11 Loading zone | ZO 5.4 N/A -
12 Trash receptacle | ZO 5.4.4 Curbside pickup, no 

dumpsters
Met

13 Emergency Vehicle Access Turning movements 
provided

Met

14 Maneuvering Lane | ZO 5.3.2 24’ minimum Met
15 End islands | ZO 5.3.12
15a Adjacent to a travel way Dimensioned Met
15b Internal to parking bays N/A -
16 Parking spaces | ZO 5.2.12 21 as well as spaces 

in and in front of each 
garage

See Planning review 
letter. 

17 Adjacent parking spaces | ZO 
5.5.3.C.ii.i

<15 spaces in all 
parking bays

Met

18 Parking space length | ZO 5.3.2 17’ and 23’ parallel Met
19 Parking space Width | ZO 5.3.2 9.5’ and 8.5’ Met
20 Parking space front curb height |

ZO 5.3.2
4” in front of 17’ 

spaces
Partially Met 6” curb should be 

located everywhere 
except in front of 17’ 
spaces. Verify grades 
are correct on sheet 
C-4.0.

21 Accessible parking – number | 
ADA

1 Met

22 Accessible parking – size | ADA 8’ with 8’ aisle Met
23 Number of Van-accessible space

| ADA
1 Met

24 Bicycle parking
24a Requirement | ZO 5.16.1 10 provided Met
24b Location | ZO 5.16.1 Indicated Met
24c Clear path from Street | ZO 

5.16.1
6’ indicated Met

24d Height of rack | ZO 5.16.5.B 36” Met
24e Other (Covered / Layout) | ZO 

5.16.1
Provided Met

25 Sidewalk – min 5’ wide | Master 
Plan

5’, 6’ and 7’ in front of 
parking

Met

26 Sidewalk ramps | EDM 7.4 & R-
28-K

Indicated Met

27 Sidewalk – distance back of curb 
| EDM 7.4

0’ between sidewalk 
and curb in most 

locations

Met
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INTERNAL SITE OPERATIONS
No. Item Proposed Compliance Remarks
28 Cul-De-Sac | O Figure VIII-F N/A -
29 EyeBrow | O Figure VIII-G N/A -
30 Turnaround | ZO 5.10 Dimensioned Met
31 Any Other Comments:

SIGNING AND STRIPING
No. Item Proposed Compliance Remarks
32 Signing: Sizes | MMUTCD Indicated Met
33 Signing table: quantities and 

sizes
Indicated Met

34 Signs 12” x 18” or smaller in 
size shall be mounted on a 
galvanized 2 lb. U-channel post
| MMUTCD

Indicated Met

35 Signs greater than 12” x 18” 
shall be mounted on a 
galvanized 3 lb. or greater U-
channel post | MMUTCD

Indicated Met

36 Sign bottom height of 7’ from 
final grade | MMUTCD

Indicated 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

Indicated Met

38 FHWA Standard Alphabet series
used for all sign language | 
MMUTCD

Indicated Met

39 High-Intensity Prismatic (HIP) 
sheeting to meet FHWA retro-
reflectivity | MMUTCD

Indicated Met

40 Parking space striping notes Indicated Met EV charging symbol 
detail provided. 

41 The international symbol for 
accessibility pavement markings
| ADA

Indicated Met

42 Crosswalk pavement marking 
detail

Indicated Met

43 Any Other Comments:

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 its entirety. 

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

Sincerely, 
AECOM

Paula K. Johnson, PE

Senior Transportation Engineer

Saumil Shah, PE
Project Manager



FIRE REVIEW



August 26, 2025 

  TO: Barbara McBeth - City Planner 
        Lindsay Bell - Plan Review Center 
        Dan Commer – Plan Review Center 
        Diana Shanahan – Plan Review Center 
        Stacey Choi – Planning Assistant 

RE: Sakura East

PSP/FSP  
JSP25-09 
PSP25-016 

Project Description:  
Build a 10 building multi-tenant family structures off Eleven Mile Rd. 

Comments:
All previous comments from review dated August 5 2025, have 
been addressed and are acceptable.   

Recommendation:
            The Fire Dept. requirements have now been addressed. Plan is 
acceptable.   
      

Sincerely, 

Andrew Copeland – Fire Marshal 
City of Novi Fire Department 
cc: file 



APPLICANT RESPONSE LETTERS 










