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Attachment A 
Site Photographs 
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City of Novi Armstrong Warehouse  

 
 

Overview of woodland from northeastern boundary 
 

 
 

Overview of Tree 1083 (outside of regulated woodland) 
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City of Novi Armstrong Warehouse  

 
 

Overview of Trees 1102 and 1103, within regulated, not listed for removal 
 

 
 

Overview of woodland from eastern edge 
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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, Kate Purpura 
 

  AECOM 
39575 Lewis Dr, Ste. 400 
Novi 
MI, 48377 
USA 
aecom.com 
 
Project name: 
JSP25-34 – Armstrong Warehouse Preliminary 
Traffic Review  
 
From: 
AECOM 
 
Date: 
January 21, 2026 

  
 

 

Memo 
Subject: JSP25-34 – Armstrong Warehouse Preliminary Traffic Review  

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

GENERAL COMMENTS 
1. The applicant, David Armstrong, is proposing 4,000 SF warehouse building. 
2. The development is located on the west side of Heslip Drive, north of Nine Mile Road. Heslip Drive is under the 

jurisdiction of the City of Novi.  
3. The site is zoned I-1 (Light Industrial). 
4. The following traffic-related administrative waivers required: 

a. Below standard same side driveway spacing. 
b. Below standard opposite side driveway spacing. 
c. Below standard clear path for bicycle parking.  

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

 
ITE Code: 150 – Warehouse 
Development-specific Quantity: 4,000 SF 
Zoning Change: N/A 
 

Trip Generation Summary Estimated Trips  
Estimated Peak-
Direction Trips 

City of Novi 
Threshold 

Above 
Threshold? 

AM Peak-Hour Trips 14 11 100 No 
PM Peak-Hour Trips 20 14 100 No 

Daily (One-Directional) Trips 6  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 

None N/A 

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 Within range. 
2 Driveway Width | O Figure IX.3 24’ Met Within range. 
3 Driveway Taper | O Figure IX.11 None 

proposed 
Met  

3a Taper length    
3b Tangent    
4 Emergency Access | O 11-194.a.19 1 access point  See Fire review letter for 

approval. 
5 Driveway Sight Distance | O Figure VIII-

E 
438’ and 498’ Met  

6 Driveway Spacing    
6a Same-side | O 11.216.d.1.d 127’ and 220’ 

measured 
from 
centerline to 
centerline 

Not Met The required 
measurement is from near 
curb to near curb and the 
driveway to the north 
does not meet standard. 
AECOM supports this 
variance. 

6b Opposite side | O 11.216.d.1.e 80’ and 90’ Not Met The applicant provided 
reasonable justification 
and per the Ordinance 
“This standard may be 
reduced by the City in the 
case of a single proposed 
driveway serving a parcel 
where no other point of 
reasonable access is 
feasible.” AECOM 
supports this variance. 
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EXTERNAL SITE ACCESS AND OPERATIONS 
No. Item Proposed Compliance Remarks 
7 External Coordination (Road Agency) - N/A  
8 External Sidewalk | Master Plan & EDM Not required N/A  
9 Sidewalk Ramps | EDM 7.4 & R-28-K - N/A  
10 Any Other Comments:  

 

INTERNAL SITE OPERATIONS 
No. Item Proposed Compliance Remarks 
11 Loading Zone | ZO 5.4 2-10’ doors to 

warehouse in side 
yard with a loading 
space in front of 
doors 

Met Not required to be in rear 
yard since it abuts a 
residential district. There 
is a white hatched 
marked area opposite 
the doors for trucks to 
be able to turn around, 
the applicant could add 
a sign to indicate 
further emphasize no 
parking in this area.  

12 Trash Receptacle | ZO 5.4.4 Indicated  Met The applicant stated that 
all debris will be stored 
inside the building and 
removed off-site by the 
owner.  

13 Emergency Vehicle Access Provided Met  
14 Maneuvering Lane | ZO 5.3.2 24’ Met  
15 End Islands | ZO 5.3.12 None proposed N/A  
15a Adjacent to a travel way - N/A  
15b Internal to parking bays - N/A  
16 Parking Spaces | ZO 5.2.12 7 proposed  See Planning review 

letter.  
17 Adjacent Parking Spaces | ZO 

5.5.3.C.ii 
<15 parking spaces 
in bay 

Met  

18 Parking Space Length | ZO 5.3.2 17’ with wheel stop 
with 2’ overhang 

Partially Met Curb stop detail provided. 
3’ access aisle required 
between wheel stops, 
revise length to be 6’ 
instead of 8’.  

19 Parking Space Width | ZO 5.3.2 9’ Met  
20 Parking Space Front Curb Height 

| ZO 5.3.2 
4” wheel stop Met  

21 Accessible Parking – number | 
ADA 

1 proposed Met  

22 Accessible Parking – size | ADA 17’ x 8’ with 8’ aisle Met  
23 Number of Van Accessible Space 

| ADA 
1 proposed Met  

24 Bicycle Parking    
24a Requirement | ZO 5.16.1 2 required, 2 

proposed 
Met  

24b Location | ZO 5.16.1 Indicated Met  
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INTERNAL SITE OPERATIONS 
No. Item Proposed Compliance Remarks 
24c Clear Path from Street | ZO 

5.16.1 
6’ required, 5.5’ at 
parking space 

Partially Met 6’ required, not 
including the 2’ 
overhang. AECOM 
would support a waiver.  

24d Height of Rack | ZO 5.16.5.B 3’ Met  
24e Other (Covered / Layout) | ZO 

5.16.1, Text Amendment 18.301  
Indicated Partially Met Update layout 

dimensions per 
requirements in Text 
Amendment 18.301. 

25 Sidewalk – min 5’ wide | Master 
Plan 

7’ (includes 2’ 
overhang)  

Met  

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

Indicated Partially Met Include latest MDOT 
sidewalk ramp detail in 
future submittal. 

27 Sidewalk – distance back of curb | 
EDM 7.4  

- N/A  

28 Cul-De-Sac | O Figure VIII-F - N/A  
29 EyeBrow | O Figure VIII-G - N/A  
30 Turnaround | ZO 5.10 Truck turning 

movements provided 
Met  

31 Any Other Comments:  

 

SIGNING AND STRIPING 
No. Item Proposed Compliance Remarks 
32 Signing - sizes | MMUTCD Provided Met  
33 Signing Table - quantities and sizes Provided 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 

- N/A  

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 

- N/A Sign placed on building. 

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  
41 The international symbol for 

accessibility pavement markings | ADA 
Detail 
provided 

Met  

42 Crosswalk Pavement Marking Detail - N/A  
43 Any Other Comments:  

Note: Hyperlinks to the standards and Ordinances are for reference purposes only. The applicant and City of 
Novi should refer to the latest standards and Ordinances in their entirety.  
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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 

 



 
FAÇADE REVIEW 

 
  



January 8, 2026 

City of Novi Planning Department 

45175 W. 10 Mile Rd.  

Novi, MI      48375-3024 

Attn:  Ms. Barb McBeth – City Planner 

Re:  FACADE ORDINANCE 

Armstrong Warehouse, JSP25-24  

Façade Region: 3, Zoning District: I-2  

Dear Ms. McBeth: 

The following Facade Review is based on the drawings prepared by M Architects 

of Novi, Michigan, dated 12/23/25. The percentages of materials proposed for each 

façade are shown on the table below. The maximum percentages allowed by the 

Façade Ordinance are shown in the right-hand column. Materials in non-

compliance, if any, are highlighted. The façade material sample board required by 

Section 5.15.4.D of the Ordinance was provided photographically on sheet A101 

and indicates carefully coordinated earth toned colors. 

East 

(Front)
North South West

Ordinance Maximum 

Brick 55% 44% 42% 0% 100%

Vertical Metal Siding 35% 7% 7% 3%

Horizontal Metal Siding 10% 49% 51% 97%
50%

As shown above, the percentage of Metal Siding exceeds the maximum 

amount allowed by the Ordinance on the north, south and west facades. In this 

case the west façade is not highly visible from Heslip Dr., and the deviation on 

the north and south façade is relatively small. Therefore, it is our 

recommendation that the design is consistent with the intent and purpose of the 

Façade Ordinance and that a Section 9 Waiver be granted for the overage of 

Metal Siding on the north, south and west facades.   

Page 1 of 2 

Façade Review Status:  

Approved, Section 9 Waiver 

Recommend
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Notes to the Applicant:  

 

1.  RTU Screening - It should be noted that all existing and proposed roof top units 

must be screened from view from all vantage points both on-site and off-site 

using materials in compliance with the Façade Ordinance. 

 

2. Inspections – The Façade Ordinance requires inspection(s) for all projects. The 

applicant should request inspection of the brick prior to installation. It is the 

applicant’s responsibility to request the inspection at the appropriate time (before 

installation). Inspections may be requested using the Novi Building Department’s 

Online Inspection Portal. 

 

Sincerely, 

DRN & Architects PC 

 

 

 

Douglas R. Necci, AIA 
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January 5, 2026 

 

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: Armstrong Warehouse Building – new building  
 
JSP25-34 
PSP25-051 
 
Project Description:  
Build new 4000 sq/ft building. On vacant lot.    
 
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 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.) 

• The minimum width of a posted fire lane is 20 feet.  The 
minimum height of a posted fire lane is 14 feet.  (D.C.S Sec. 
158-99(a).) 

• Fire apparatus access drives to and from buildings through 
parking lots shall have a minimum fifty (50) feet outside turning 
radius and designed to support a minimum of thirty-five (35) 
tons. (D.C.S. Sec 11-239(b)(5)) 

• The ability to serve at least two thousand (2,000) gallons per 
minute in single-family detached residential; three thousand 
(3,000) gallons per school areas; and at least four thousand 
(4,000) gallons per minute in office, industrial and shopping 
centers is essential. (D.C.S. Sec.11-68(a)) 

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

• Hydrants shall be installed in a manner to be in compliance 
with the City of Novi “Design and Construction Standards”, 
Chapter 11 of the Code of Ordinances. 

CITY COUNCIL 
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• 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. 

• No part of a commercial, industrial, or multiple residential area 
shall be more than 300 feet from a hydrant.  (D.C.S. Sec. 11-68 
(f)(1)c.1) 

• When exposed to vehicular traffic, fire hydrants shall be 
protected by a minimum six (6) inch curb, standard guard 
posts, or other acceptable method.  (D.C.S. Sec. 11-68 
(f)(1)c.3) 

• Guard post specifications:  Four (4) inch steel pipe, eight (8) 
feet in length, install four (4) feet below grade, pipe filled with 
concrete.  (D.C.S. Sec. 11-68 (f)(1)c.3) 

• Hydrant outlets shall be eighteen (18) inches above final 
grade, measured from final grade to bottom of outlet.  (D.C.S. 
Sec. 11-68 (f)(1)c.4) 

• No parking shall be allowed within fifteen (15) feet of a 
hydrant. (D.C.S. Sec. 11-68 (f)(1)c.4) 

• A gate valve shall be placed at each hydrant.  (D.C.S. Sec. 11-
68 (f)(1)c.8) 

• The 4-1/2 inch outlet shall face the roadway or other paved 
area subject to Fire Department approval.  (D.C.S.  Sec. 11-
68(f)(1)d) 

• All hydrants shall have two 2 1/2-inch male outlets and one 4-
1/2 inch male steamer connection.  Threads shall be National 
Standard.  (D.C.S. Sec. 11-68 (f)(2)) 

• There shall be no obstructions to the hydrant outlets.  (Fire 
Prevention Ordinance Sec. 15-21(d)) 

• 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) 

• With respect to hydrants, driveways, buildings and 
landscaping, fire department connections shall be so located 
that fire apparatus and hose connected to supply the system 
will not obstruct access to the buildings for other fire 
apparatus. The location of fire department connections shall 
be approved. (International Fire Code 912.2) 

• 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 (100) feet of a fire 
hydrant. (Fire Prevention Ord. Sec. 15-17 912.2.3) 

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

 
 



 
To facilitate fire protection during site preparation and 
construction of buildings, the following are required: 
 
• Water mains and fire hydrants shall be installed prior to 

construction above the foundation.  Note this on all plans. 
• The building address is to be posted facing the street 

throughout construction.  The address is to be at least 3 inches 
high on a contrasting background.  Note this on all plans. 

• Street names on suitable poles shall be established and 
installed prior to construction above the foundation.  Note this 
on all plans. 

• Prior to construction above the foundation of all multi-
residential buildings and single-family dwellings, all roads are to 
be paved.  Note this on all plans. 

• Prior to construction above the foundation of non-residential 
buildings, an all-weather access road capable of supporting 
35 tons shall be provided.  Note this on all plans. 

• Free access (unobstructed) from the street to fire hydrants and 
to outside connections for standpipes, sprinklers, or other fire 
suppression equipment, whether permanent or temporary, 
shall be provided and maintained at all times. 

• Fire prevention practice during construction shall be in 
accordance with the adopted Building Code and Fire 
Prevention Code 

 
 
Recommendation:  
This letter is same as previous notes from the pre-application meeting 
dated Nov 2025. Full utility & engineering prints will need to be reviewed. 
 
Conditional Approval is granted at this time. Submit full utility prints and 
adjust plan set, page CE-3 for fire truck turning radius to 50’ with a truck 
length of 48.5’ (see attached spec sheet for details).    
 
 
Sincerely, 

 
Andrew Copeland – Fire Marshal 
City of Novi Fire Department 
 
 
cc: file 
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February 17, 2026 
 
 
Diana Shanahan, Planner 
City of Novi Community Development Department – Planning Division 
45175 Ten Mile Road 
Novi, MI  48375  
 
Re: Armstrong Warehouse (22735 Heslip) 
 PSP Review Response 
 Planning 
 JSP25-34  
 
 
Dear Ms. Shanahan: 
 
Thank you for your recommendation of approval of the Preliminary Site Plan. We are responding to the 

outstanding comments in bold in your PSP Planning Review dated January 21, 2026.  
 
1. Noise Impact Statement: 
 A Noise Impact Statement has been submitted. 
 
 The owner has provided specifications for the loudest piece of equipment in his shop. The sound 

emission is 98dB at 20”. The distance to the west property line is approximately 265 feet. Using a 
Distance Attenuation Calculator, the sound emission is reduced to 53.97dB, without considering the 
dense vegetation between the two points. This sound emission is below the allowed 55dB. 

 
 However, the owner has indicated that no outdoor uses are proposed, and all work will be 

completed behind closed doors. Therefore, the sound emission from the workshop, at the adjacent 
property lines, will be zero. 

 
2. District Required Conditions: Light Industrial – Adjacent to Residential: 

Due to the dense vegetation and distance between the proposed use and the adjacent 
residential, no berm is proposed. We are requesting a landscape waiver for the lack of a berm. This 
waiver request is supported by City staff. 

 
3. Bicycle Lot Layout: 

The bicycle parking layout will be revised to meet the dimensions required by ordinance. 
 
4. Lighting and Photometric Plan: 

Additional information will be provided with the next submittal. Detailed responses to the Planning 
Chart comments are below. 

 
5. Façade Waiver: 

We are requesting a Section 9 Waiver. We appreciate DRN and Associates “recommendation that 
the design is consistent with the intent and purpose of the Façade Ordinance and that a Section 9 
Waiver be granted for the overage of Metal siding on the north, south and west facades”.  

 
 



 
6. Same Side Driveway Spacing: 

The separation between the proposed driveway and the existing driveway measured from the near 
curb approach to the near curb approach is 95 feet, which is 10 feet less than allowed. A driveway 
spacing variance, as supported by AECOM is requested.  

 
7. Opposite Side Driveway Spacing: 

A driveway location that meets the ordinance requirements is not possible due to the location of 
the existing driveways. A driveway spacing variance, as supported by AECOM is requested. 

 
8. Woodland Protection: 

As noted, a Woodland Permit is not required. 
 
9. Planning Chart: 

Response to the remaining Planning Chart Comments not addressed above are as follows: 
• A legible Bicycle rack detail will be added to the Final Site Plan. 
• The Cover Sheet has been updated to correct the zoning classification and project number. 
• No signage is proposed currently. 
• Light poles will be added to the landscape plans to avoid conflicts. 
• A note indicating that no flashing lights are permitted will be added to the Final Site Plan. 
• Glare control devices, if needed, will be shown on the Final Site Plan. 
• The plans will be updated to show a minimum CRI of 70 and CCT no greater than 3000K. 

 
Variances/Waivers Requested: 
 
• District Required Conditions: Light Industrial – Adjacent to Residential (Section 3.14.5.E): to not 

require a berm and plantings between proposed use and residential. Supported by City Staff 
(Landscape Review). 

 
• Façade Waiver (Section 5.15.9): for the overage of metal siding on the north, south and west 

facades. Supported by Architect (Façade Review). 
 
• Driveway Spacing – Same-side (Ordinance Article IX, 11.216.d.1.d): to allow less than the minimum 

require distance. Supported by City Staff and Consultant (Planning and Traffic Review).  
 
• Driveway Spacing – Opposite-side (Ordinance Article IX, 11.216.d.1.e): to allow less than the 

minimum require distance. Supported by City Staff and Consultant (Planning and Traffic Review).  
 
• Bicycle parking clear path from street (Ordinance 5.16.1); to allow a 5.5-foot-wide path at the 

parking space instead of the required 6-foot-wide path. Supported by City Consultant (Traffic 
Review). 

 
• Design and Construction Standards (Section 11-239(b)(1)): to allow hard surfaced pavement 

without curbing. (Engineering Review). 
 
Please let me know if you have any questions or comments. 
 
Sincerely, 
 
 
Andrew Wozniak
 



 
 
 
 
 
 
 
 

 
 
February 17, 2026 
 
 
Ms. Kate Purpura, Project Engineer 
City of Novi Public Works – Engineering Division 
23600 Lee Begole Drive 
Novi, MI  48375  
 
Re: Armstrong Warehouse (22735 Heslip) 

PSP Review Response 
Engineering 
JSP25-34 

 
Dear Ms. Purpura: 
 
Thank you for your recommendation of approval of the Preliminary Site Plan. We are responding to 
the outstanding comments in your PSP Planning Review dated January 20, 2026.  
 
General 

1. A minimum of two ties to section or quarter corner will be added to the Final Site Plan.  
2. An opposite side driveway spacing waiver has been requested. Thank you for your support. 
3. A same side driveway spacing waiver has been requested. Thank you for your support. 
4. The proposed light poles will be shown more clearly on Sheet CE-4. 
5. A note stating that compacted sand backfill will be provided for all utilities within the influence of 

paved areas will be added to the Final Site Plan. 
6. A construction materials table will be provided on the Final Site Plan. 
7. A note regarding dewatering will be added to the Final Site Plan. 
8. Trees will be relocated to provide a 5-foot horizontal separation from storm sewer or infiltration 

trenches. 
9. Location and depth of light poles will be shown more clearly on the Final Site Plan. 
10. The Non-Domestic User Survey Form was submitted with the PSP application. 
11. Application for a City of Novi Right-of-Way Permit will be submitted. 
12. Engineering Standards and Construction Details will be included with the Stamping Set submittal. 

Irrigation 
13. Irrigation will be provided by hose bib drip irrigation for the foundation plantings and gator bags for 

the trees. 
14. Does not apply. 
15. Does not apply. 

Water Main 
16. Per the mechanical engineer, the water service has been reduced to 1” diameter which will 

eliminate the need for a tapping sleeve, valve and well. 
 
 
 



Sanitary Sewer 
17. The new sanitary sewer lead will connect to an existing stub that was installed when the industrial 

subdivision was built. Is a monitoring manhole required when connecting to an existing stub? If it is still 
required, a sanitary sewer monitoring manhole will be added.  

18. A note stating that the proposed 6-inch sanitary lead shall be SDR 23.5, will be added to the Final Site 
Plan. 

19. A note indicating that the sanitary lead will be 5 feet deep under the influence of pavement will be 
added to the Final Site Plan. 

Storm Water Management 
20. Noted. 
21. The runoff coefficient and the calculations on Sheet CE-6 will be revised. 
22. A narrative describing the ultimate location of off-site storm water discharge, will be added to the 

Final Site Plan. 
23. The planting soil material will be revised on the Final Site Plan. 
24. Rip-rap will be added where the infiltration trench daylights to dissipate flows. Details will be included 

with the Final Site Plan submittal. 
25. Cleanouts will be added to each end of the proposed underdrain. 

Paving and Grading 
26. A construction material table including quantities will be added to the Final Site Plan. 
27. A variance has been requested to allow hard surface pavement without curbing. Please note that 

the adjacent properties do not have curbing and no on-site curbing allows stormwater runoff to the 
lawn areas, encouraging infiltration.  

28. Additional spot grades to ensure a minimum 5 percent slope away from the building will be added 
to the Final Site Plan. 

29. The grade of the driveway will be revised to not exceed 2 percent within the first 25 feet of the 
intersection. 

30. City standard straight faced curb detail will be added to the Final Site Plan. 
31. Additional grades will be added to the Final Site Plan. 
32. Is a MDOT detail ‘M’ gutter needed? We propose that the new driveway uses the existing mountable 

curb and gutter as all other existing driveways in the subdivision do. If it is determined that a MDOT 
detail ‘M’ approach is required, it will be added to the Final Site Plan. 

33. The proposed retaining wall will be less than 30” high. 
Soil Erosion and Sediment Control 

34. The gravel mud mat will be increased to 20 feet wide, and a detail will be included with the Final Site 
Plan. 

Next Submittal 
35. A detailed response letter including a statement that all changes have been discussed in the letter 

will be provided with the Final Site Plan Submittal. 
36. An itemized cost opinion will be included with the Final Site Plan submittal. 

Required Legal Documents 
37. If it is determined that a Sanitary Sewer Monitoring Manhole is required, it will be installed in the Heslip 

Drive public right-of-way. 
 

Please contact us if you have any questions or comments. 
 
Very truly yours, 
 
 
Andrew Wozniak 
 



 

February 17, 2026 
 
Mr. Rick Meader, Landscape Architect 
City of Novi Community Development 
45175 West 10 Mile 
Novi, MI 48375 
 
RE: Amstrong Warehouse 
 
Dear Mr. Meader: 
 
Below are our responses to your review dated December 29, 2025. 
 
Landscape Comments: 

• Adjacent to residential.  We are requesting a waiver to use the existing vegetation for 
buffering. 

• Frontage in a non-residential subdivision.  A hedge will be added to screen the parking 
from the street. 

• Existing and proposed utilities.  Light pole will be added to the plan. 
• Parking lot landscaping.  The calculations will be updated and additional plantings will be 

added is required. 
• Irrigation. Irrigation will be provided by hose bib with drip irrigation being used in the 

landscape beds.  Gator bags will be used for the trees until they established. 
• Cross section of berms.  Trees will be shifted closer to the ROW line and away from 

utilities. 
• General. No FDC is proposed. 
• Plant list.  The kousa dogwoods will be substituted with a different ornamental tree. 

 
If you have any questions or comments regarding this response, please contact me at your 
convenience. 
 
Sincerely, 
 
 
 
 
James C. Allen 
Allen Design L.L.C. 



 
 
 
 
 
 
 
 

 
 
February 17, 2026 
 

 
Ms. Diana Shanahan, Planner 
City of Novi Community Development Department – Planning Division 
45175 Ten Mile Road 
Novi, MI  48375  

 
Re: Armstrong Warehouse (22735 Heslip) 

PSP Review Response 
 Wetlands and Woodlands 
 JSP25-34  

 
Dear Ms. Shanahan: 
 
We would like to thank Mergent for their recommendation of approval of the Preliminary Site Plan. We have 
reviewed their Woodland and Wetland review letter dated January 16, 2026.  
 
There do not appear to be any comments to address. Any new comments that are identified during the 
Final Site Plan submittal can be addressed at that time. 
 
We acknowledge that a woodland fence guarantee is required and that a fence inspection must be 
performed prior to tree removal. 
 
Please contact us if you have any questions or comments. 
 
Very truly yours, 
 
 
 
Andy Wozniak 
 



 
 
 
 
 
 
 
 

 
 
February 17, 2026 
 
 
Mr. Saumil Shah, Project Manager 
AECOM 
39575 Lewis Dr., Ste 400 
Novi, MI  48377 
 
Re: Armstrong Warehouse (22735 Heslip) 
 PSP Review Response 
 Traffic  
 JSP25-34 
 
 
Dear Mr. Shah: 
 
Thank you for your recommendation of approval of the Preliminary Site Plan. We are responding to 
the outstanding comments in bold in your PSP Traffic Review dated January 21, 2026.  
 

4. Fire has approved emergency access. 
6a. Due to the limited frontage of the property and existing driveway locations, the same-side 

driveway spacing does not meet city standards. We are requesting a variance and appreciate 
your support.  

6b. The existing driveways on the east side of Heslip Drive are 90 feet to the north and 80 feet to the 
south, as measured from the proposed driveway. While this does not meet the requirements of the 
Spacing Standards for Driveways on Opposite Sides of Undivided Roads, Figure IX.12 of the 
ordinance, it is the logical location as the proposed drive is equal distance between the two 
existing drives. Per the ordinance “This standard may be reduced by the City in the case of a single 
proposed driveway serving a parcel where no other point of reasonable access is feasible”. 

 
We believe that a reduction is justified for the following reasons: 

• The traffic impact from the proposed use is minimal. 
• Throughout the industrial park, there are many precedents of driveway that do not meet 

the required separation distance. 
• Heslip Drive is a low traffic volume, dead end court. All the traffic must be accessed from 

 9 Mile Rd. and it will not proceed towards the cul-de-sac. Most turns out of the driveways 
will be to the south which reduces the opportunity for turning conflicts. 

• There are no options to access the property that will meet the ordinance requirements. 
 

We are requesting a variance and appreciate your support. 
 

11. A no parking sign will be added to the truck turn around area. 
18. The curb stop detail will be revised to a 6’ length to allow a 3’ access aisle. 
24c. We are requesting a variance to allow a 5.5’ wide clear path from the parking lot to the bicycle 

parking and appreciate your support.  
24e. The bicycle parking layout will be revised to meet the dimensions required by ordinance. 
26. The latest MDOT sidewalk ramp detail will be added to the Final Site Plan submittal. 
 

Please contact us if you have any questions or comments. 
 
Very truly yours, 
 
 
Andy Wozniak 
 



114 east main street  northville  michigan  48167  248.349.2708 p  marchitects.com 

February 17, 2026 

Diana Shanahan, Planner 

City of Novi Community Development Department – Planning Division 

45175 Ten Mile Road 

Novi, MI  48375  

Re: Armstrong Warehouse (22735 Heslip) 

PSP Review Response 

Facade 
JSP25-34

Dear Ms. Shanahan: 

We would like to thank Mergent for their recommendation of approval of the Preliminary Site Plan. 
We have reviewed their Facade review letter dated January 8, 2026. 

Section 9 Façade Waiver 

We request a Section 9 Waiver for the metal panel percentages shown on the elevations and 

as recommended for approval by DRN Associates.

If you have further questions or comments that we can address, please do not hesitate to 

contact our office at 248-349-2708. Thank you.  

Sincerely, 

Robert E Miller, AIA 

Principal 

M Architects 



 
 
 
 
 
 
 
 

February 17, 2026 
 
Mr. Andrew Copeland, Fire Marshal 
City of Novi Public Safety Administration - Fire Department 
45125 Ten Mile Road 
Novi, MI  48375  
 
Re: Armstrong Warehouse (22735 Heslip) 

PSP Fire Review Response 
JSP25-34 
 

Dear Mr. Copeland: 
 
Thank you for your recommendation of approval of the Preliminary Site Plan.  We are responding to 
the outstanding comments in your PSP Planning Review dated January 5, 2026.  
 

• No new hydrants are proposed.  
• The building will comply with the International Fire Code Section 510 for Emergency Radio 

Coverage. This will be completed by the time of the final inspection of the fire alarm permit. 
Fire suppression is not proposed. 

• The entrance drive will be designated as a fire lane, if deemed necessary by the Fire Chief and 
signs will be installed as required. 

• The west end of the proposed building is 142-feet west of the property line. Fire access is 
provided by the 24’ wide driveway, which extends 150-feet from Heslip Drive.  See Sheet CE-3. 

• The fire apparatus access drive to the building as proposed, has a 50-feet outside turning 
radius and is designed to support a minimum 35 tons. Please refer to Sheet CE-3. 

• This property is one of the last parcels along Heslip Drive. It is expected that the existing water 
system, which has been in place since 1973, provides the required 4,000 g.p.m. A hydrant flow 
test will be completed if required. 

• Interior fire suppression is not proposed. 
• No new hydrants are proposed. 
• There are two existing hydrants which provide fire protection for this project. All parts of the 

building are within 300-feet hose laying distance from the hydrants. See Sheet CE-3. 
• A hazardous chemical survey was submitted with the PSP application. 
• The building address will be posted facing the street during construction. 
• A not stating that “prior to construction above the foundation, an all-weather access drive 

capable of supporting 35 tons shall be provided” will be added to the Final Site Plan.  
• The truck turning radius on Sheet CE-3 has been adjusted to 50’ with a truck length of 48.5’ and 

will be submitted with the Final Site Plan.  
 
Please contact us if you have any questions or comments. 
 
Very truly yours, 
 
 
Andy Wozniak 
 



NOISE IMPACT STATEMENT 



 
 
 
 
 
 
 
 
 

February 17, 2026 
 
 
Diana Shanahan, Planner 
City of Novi Community Development Department – Planning Division 
45175 Ten Mile Road 
Novi, MI  48375  
 
Re: Armstrong Warehouse (22735 Heslip) 
 PSP Review Response 
 Planning 
 JSP25-34  
 
 
Dear Ms. Shanahan: 
 
Thank you for your recommendation of approval of the Preliminary Site Plan. We are responding to the 

outstanding comments in bold in your PSP Planning Review dated January 21, 2026.  
 
1. Noise Impact Statement: 
 A Noise Impact Statement has been submitted. 
 
 The owner has provided specifications for the loudest piece of equipment in his shop. The sound 

emission is 98dB at 20”. The distance to the west property line is approximately 265 feet. Using a 
Distance Attenuation Calculator, the sound emission is reduced to 53.97dB, without considering the 
dense vegetation between the two points. This sound emission is below the allowed 55dB. 

 
 However, the owner has indicated that no outdoor uses are proposed, and all work will be 

completed behind closed doors. Therefore, the sound emission from the workshop, at the adjacent 
property lines, will be zero. 

 
2. District Required Conditions: Light Industrial – Adjacent to Residential: 

Due to the dense vegetation and distance between the proposed use and the adjacent 
residential, no berm is proposed. We are requesting a landscape waiver for the lack of a berm. This 
waiver request is supported by City staff. 

 
3. Bicycle Lot Layout: 

The bicycle parking layout will be revised to meet the dimensions required by ordinance. 
 
4. Lighting and Photometric Plan: 

Additional information will be provided with the next submittal. Detailed responses to the Planning 
Chart comments are below. 

 
5. Façade Waiver: 

We are requesting a Section 9 Waiver. We appreciate DRN and Associates “recommendation that 
the design is consistent with the intent and purpose of the Façade Ordinance and that a Section 9 
Waiver be granted for the overage of Metal siding on the north, south and west facades”.  

 
 



 
 
 
 
 
 
 
 
 
 
February 12, 2026 
 
 
Diana Shanahan, Planner 
City of Novi Community Development Department – Planning Division 
45175 Ten Mile Road 
Novi, MI  48375  
 
Re: Armstrong Warehouse (22735 Heslip) 
 JSP25-34  
 
Noise Impact Statement: 
 
A new 4,000 s.f office and warehouse building is proposed on a 1.31-acre parcel of land 
located at 22735 Heslip Drive, Novi, Michigan. The building exterior will include thin brick veneer 
and metal siding. The building will be used as a personal woodworking shop for the owner.  
 
The owner has provided the attached specifications for the loudest piece of equipment in his 
shop. The sound emission is 98dB at 20”. The distance to the west property line is approximately 
265 feet. Using a Distance Attenuation Calculator, the sound emission is reduced to 53.97dB, 
without considering the dense vegetation between the two points. This sound emission is 
below the allowed 55dB. 
 
However, the owner has indicated that no outdoor uses are proposed, and all work will be 
completed behind closed doors. Therefore, the sound emission from the workshop, at the 
adjacent property lines, will be zero. 
 
 
Sincerely, 
 
 
Andrew Wozniak 
 
 
 
 
 

 










