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MEMORANDUM 
 
TO:    City of Northville Planning Commission 
 
FROM:  Sally M. Elmiger, AICP  

DATE:  November 10, 2021 
 
RE:  Master Plan Update – Consideration of Distribution Comments 
 
At their October 4, 2021 meeting, City Council approved the draft Master Plan Update for distribution to 
Northville Township, the City of Novi, Oakland and Wayne counties, the Southeast Michigan Council of 
Governments (SEMCOG), utilities, railroads, and those requesting a copy, for review and comment.  This 
action  began  the  42‐day  comment  period where  anyone  can  provide  comments  on  the  draft.    The 
comment period ends on November 16, 2021. 
 
As of this date, the City has received comments from the Oakland County Division of Planning & Local 
Business Development, which also reflects the comments from the Oakland County Coordinating Zoning 
Committee  (CZC).      These  comments  are  included  in  the  Planning  Commission meeting  packet.    If 
additional comments are received, the Clerk will ensure they are forwarded to the Planning Commission.   
 
A Public Hearing is scheduled for the Planning Commission’s November 17, 2021 meeting.  The purpose 
of this hearing is to receive public comments on the draft Master Plan Update.  Once the public hearing is 
concluded, the Planning Commission may consider the comments provided during the hearing, as well as 
from the 42‐day comment period.  The Planning Commission is not obligated to make any changes that 
are suggested by the public comments. 
 
If the Planning Commission decides to approve the draft Master Plan Update, the decision will require 
2/3rds affirmative vote for the resolution to approve.  A draft resolution is provided in case the Planning 
Commission decides to approve the document.  Note that this resolution may need to be revised, based 
on comments received, and Commissioner consideration of  those comments.   There  is no  time‐frame 
requirement for adoption after the Public Hearing.   
 
Also  attached  are  a  few  pages  from  the  2018 Master  Plan  document  that  direct  the  reader  to  the 
addendum for updated guidance. 
 
If the Planning Commission adopts the document, it will be sent to City Council for their acceptance. 
 
   



Master Plan Update – Consideration of Distribution Comments 
November 10, 2021 
Page 2 

 

 

 

I look forward to discussing this with you at your next meeting. 
 

 
 
Cc:  Patrick Sullivan 

Dianne Massa 
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by the road system, uses planned for this area include residential and 
planned development such as condominium townhouses, lofts and garden 
apartments.  The Middle Rouge River affords options for riverfront 
development, river walks or park areas. 
 

2. North Center Street Area:  This street provides important retail and office 
uses for areas north of the downtown.  The intent of the North Center Street 
subarea is to plan for development of underutilized commercial and office 
uses to create a mix of uses including neighborhood commercial, office or 
residential uses. 
 

3. Cady Town/Cady Street Area: This area offers a number of vacant and 
underutilized properties on the downtown fringe.  The intent of this area is 
to take advantage of this strategic location to complement the downtown 
with a mix of uses including residential, retail, restaurant, office, or other 
compatible uses.  Unique features of this sub area include significant 
topographical elevation changes, the Middle Rouge River, and the historic 
Belanger Building.  See Master Plan Update 2022 addendum for guidance. 
 

4. South Center Street Area:  This sub area represents an important gateway 
into the City.  Redevelopment of this area is planned to create a mix of 
single-family, duplex or multi-family uses on the west side of the street, and 
a mix of higher-density residential and commercial uses on the east side of 
the street.  The plan calls for special treatment of the intersection of 7 Mile 
Road and Center Street, and continuation of the Farmer’s Market until an 
alternative location becomes available.  See Master Plan Update 2022 
addendum for guidance. 
 

5. Racetrack Area:  While the Northville Downs racetrack continues to 
operate, the size of these consolidated parcels make them a unique 
redevelopment opportunity.  The intent of this area is to create a mix of 
single-family residential and multi-family residential uses, the densities of 
which would decrease in intensity from north/west to south/east.  The 
Middle Rouge River could become an important open space amenity if it 
were exposed and a greenway or riverfront pathway developed as a linear 
park.  Exact residential densities and building heights will be dependent 
upon floodplain studies and flood control design.  See Master Plan Update 
2022 addendum for guidance. 
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ZONING INCONSISTENCIES 

In reviewing the City's Land Use Plan versus the City's existing zoning map, certain 
inconsistencies can be identified.  Part of the implementation program of the 
Master Plan will be for the Planning Commission to analyze these areas of 
inconsistency and determine if rezonings would be appropriate.  The following 
areas should be considered for possible study and/or analysis by the Planning 
Commission.  These areas include:  

•  Cider Mill Area – A large portion of the Cider Mill Area, including the Cider 
Mill itself, is zoned PR-1 – Performance Regulated Industrial District. The PR-1 
District does not currently permit cider mill uses or food and beverage sales. 
In order to preserve the historic significance and ensure the future success 
of the Northville Cider Mill, the PR-1 District should be modified to permit 
cider mill uses and ancillary retail sales, such as selling products 
manufactured on site, as special uses.  

• Remnant Parcels on Sensitive Sites - There are a number of remnant parcels 
which have yet to be developed and which include sites containing steep 
slopes, significant woodlands and/or flood plain areas.  Development 
pressures are being exerted on these parcels, and the City will need 
appropriate regulations to help control development in these sensitive 
parcels.  As a result of these pressures, the Planning Commission and City 
Administration have updated regulations pertaining to private roads, 
private driveways, and engineering standards to help regulate anticipated 
developments. 

• Selected Residential Rezonings -  Over the years,  a number of lots currently 
zoned R-2 and R-3 have been converted from multi-family to  single-family 
detached homes. Many of these conversions have taken place in the 
residential areas immediately north of the CBD and have brought about 
reinvestment and physical improvements. The Planning Commission should 
examine these areas and determine if an R-1B zoning designation would 
be more appropriate.   

 Cady Street/Cady Town – Parcels along Cady Street and within Cady Town 
are currently zoned CBD, PR-1 and RTD. Due to the area’s proximity to 
downtown, vacant or underutilized properties in this area provide unique 
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opportunities for redevelopment. Special zoning standards should be 
developed to guide logical growth and investment within this area. A new 
overlay zoning district – similar to that of the existing CBD-O – should be 
established using the form-based policies and site-design guidelines listed 
within the Cady-Town/Cady-Street Subarea Plan. Specific standards could 
address building height and height bonuses, access management, 
parking, pedestrian amenities and design requirements.  See the Master 
Plan Update 2022 addendum for guidance. 
 

 Height Overlay - The CBD/Historic District Height Overlay should be modified 
to incorporate the “height allowance” recommendations listed within the 
Subarea Plans. Modifications should include changes to the map 
boundaries, maximum height allowances, and standards for height 
bonuses.   See the Master Plan Update 2022 addendum for guidance. 

 

FUNDING   

A variety of funding mechanisms are available for the City to implement 
the goals and policies of the Master Plan.  Some of the mechanisms 
available are listed below.  

Transportation Alternatives Program (TAP) 

The City can take advantage of this program to attempt to gain funding for 
transportation enhancement activities.  TAP offers funding opportunities to help 
expand transportation choices and enhance the transportation experience 
through implementing a number of transportation improvements, including 
pedestrian and bicycle infrastructure and safety programs, preservation and 
rehabilitation of historic transportation facilities, environmental mitigation 
activities, and safe routes to school programs. MDOT and SEMCOG make 
decisions after a local and regional screening process is conducted.  Efforts to 
seek TAP funds for various projects in the City are recommended.   

Tax Increment Financing, Public Act 450 of 1980 

Tax increment financing is a means of funding infrastructure improvements such 
as roads, sewers, etc. which are needed for development.  Bonds are issued by 


