
HISTORIC DISTRICT COMMISSION AGENDA 
March 15, 2023 – 7:00 P.M. 

LOCATION:  City of Northville Municipal Building – Council Chambers, 215 W. Main St., Northville, Michigan  
        48167, 248‐449‐9902   

1. CALL TO ORDER AND ROLL CALL

2  PUBLIC COMMENT   Limited to brief comments on any issue that is not on the agenda

3. APPROVE AGENDA

4. APPROVE MEETING MINUTES    February 15, 2023

5. REPORTS
A. City Administration
B. City Council
C. Planning Commission
D. Other Community/Governmental Liaisons

6. PUBLIC HEARINGS None

7. HISTORIC DISTRICT GUIDELINES UPDATE PROJECT – Presentation and Community Input

8. CASES TO BE HEARD
A. Case is called.
B. Applicant presents case.
C. Commission questions & comments.
D. A motion pertaining to the completeness of the application is made, seconded,

and voted upon.  Results are announced by the Chair.
E. Public  comments on  the  case are heard.   Members of  the public  are asked  to

address the Commission from the podium.
F. If the HDC has voted to accept the application as complete, a motion pertaining

to  granting  a  Certificate  of  Appropriateness  or  Notice  to  Proceed  is  made,
seconded, and voted upon.  Results are announced by the Chair.

CASE #1  TYPE OF IMPROVEMENT 
Jack Mastantuono (Pizza Cutter)  Paint 
115 E. Dunlap 

CASE #2 
Jeff Lachapelle 
509 Randolph St.  Conceptual Discussion of 

Proposed Demolition 

9. DISCUSSION

A. Historic District Guidelines Update Project – HDC Discussion

10. ADJOURNMENT
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CITY OF NORTHVILLE, MICHIGAN 
215 W. Main Street 
Northville MI 48167 

Historic District Commission Meeting Minutes 
February 15, 2023, 7:00 PM 

Council Chambers 
 

 
1. CALL TO ORDER AND ROLL CALL:   

 
Chair Allen called the meeting to order at 7:00 pm. 
 
Present:    Jim Allen 
 Leanie Bayly 
 David Field 
 Alex Fritz 
  Tom Gudritz 
  Mario Tartaglia        
 
Absent:     Jeff Gaines 
     
Also Present:  Mayor Turnbull 
 Planning Consultant Elmiger 
 Mayor Pro-Tem Moroski-Browne 
   

2. PUBLIC COMMENT:  
   
None. 

 
3. APPROVAL OF AGENDA:  
 

MOTION by Bayly, support by Gudritz, to amend and approve the agenda as follows: 
• Add Case # 0.5, Pizza Cutter 
 
Motion carried by voice vote. 

 
4. APPROVAL OF PREVIOUS MEETING MINUTES: January 18, 2023 

 
MOTION by Field, support by Gudritz, to approve the January 18, 2023 meeting minutes as 
published. 
 
Motion carried by voice vote. 

 
5. REPORTS: 

 
A. CITY ADMINISTRATION: 

Mayor Turnbull: 
• George Lahanas will start as City Manager on March 1, 2023 
• The City signed an IT contract with Northville Township. 
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B. CITY COUNCIL:   None 
 

C. PLANNING COMMISSION: None 
 

D. OTHER COMMUNITY/GOVERNMENTAL LIAISONS: None 
 
6. PUBLIC HEARING: 

 
None. 

 
7. CASES TO BE HEARD – BY CASE 

A. Case is called. 
B. Applicant presents case. 
C. Commission questions & comments. 
D. A motion pertaining to the completeness of the application is made, seconded, and voted 

upon. Results are announced by the Chair. 
E. Public comments on the case are heard. Members of the public are asked to address the 

Commission from the podium. 
F. If the HDC has voted to accept the application as complete, a motion pertaining to  

granting a Certificate of Appropriateness or Notice to Proceed is made, seconded, and 
voted upon. Results are announced by the Chair.  

 
CASE # 0.5  
Pizza Cutter     Paint Color Change 
115 E. Dunlap St.     (Returning) 

  
At the November, 2022 HDC meeting, the applicant was asked to return to the HDC in 
February, 2023 with a plan to remove the paint applied to the south side of the building, or 
with an explanation as to why this can't be done. The HDC requested that both the applicant 
and property owner attend the February, 2023 meeting. Since the property owner was not 
notified by the City as to this request, the HDC agreed to delay this discussion to the March 
15, 2023 meeting to give the property owner time to plan on attending, via the following 
motion: 
 
MOTION by Gudritz, support by Bayly, to move the date to hear Pizza Cutter, 115 E. 
Dunlap, to the March 15, 2023 HDC meeting. 
 
Motion carried by voice vote. 
 
CASE # 1 
Dennis Engerer     Renovation and New Construction -  
342 E. Main St.     Conceptual 

 
Greg Presley, 735 Randolph, was present for a conceptual review of proposed renovation 
and new construction at 342 E. Main. Owner Dennis Engerer, 999 Coldspring, was also 
present. 
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The applicants made the following points: 
• This Italianate architecture building was a contributing structure in the Historic District, 

and was an important part of the historic feel of the downtown gateway area. 
• In the 2019 Historic District Survey Report, asbestos siding was listed as a material 

during the period of significance. The applicant was proposing to remove the asbestos 
siding and restore the original siding, including repairing and replacing as needed. 

• An attempt to replicate missing brackets, window hoods, and detailed fenestration of 
the cornice boards could be made with the use of photographs, or more obvious 
replacements could be made. A choice between these two options would be made later. 

• The existing addition did not meet the threshold of a period of significance, and the 
west wall of the existing addition was caving in. The applicant's intent was to replace the 
existing addition. 

• The Planning Commission had previously raised the issue of the desirability of windows 
on the west wall of the proposed addition, as seen on the site plan. However, that wall 
was within 10 feet of the neighboring building, and in the CBD zoning district, putting 
the windows on the west side addition in the location as originally shown would require 
a variance. 
 
One idea was to move the building. Mr. Engerer had decided to go with a single use, 
single-tenant building (no residential), which would allow stairs to be inside the building, 
and parking spaces could be eliminated which would allow moving the location of the 
new addition 5.5 feet from the existing location. This change would accommodate 
windows on the west wall of the new addition without requiring a variance. 

 
Discussion included: 
• Practical difficulty might not exist to justify a variance to accommodate windows on the 

west wall of the new addition in its location as originally shown. 
• The original historic building and the proposed now-modified addition would be 

differentiated with board and batten siding as well as color difference, and the design 
would put the emphasis on the original structure. 

• The applicant had not explored the material or condition underneath the asbestos 
shingle siding. There was a high probability that lap siding would be under the asbestos 
siding, but its condition was unknown.  

• It was pointed out that Section 5-17 of the Guidelines addressed asbestos siding, 
assuming that the asbestos would be removed, and requiring the removal be done by a 
licensed asbestos contractor. 

• Cultural and historical references should be researched and documented in the proposal 
in terms of replacing missing architectural elements such as window treatments, 
window hoods, light configurations, columns, porch and porch columns, and arches. 
Regarding the original structure, what could be restored should be restored, but what 
needed to be replaced could be replicated. It was important to keep consistency of 
detail as to the time period being restored. 

• The front porch would not change. The proposed side porch would be wider to 
accommodate ADA access. 

• It came out in discussion that the original building only had lattice on the front porch, 
not on the east porch. 



Historic District Commission – February 15, 2023 – Page 4  DRAFT 
 
 

 
 
   
 

 
 The Commission thanked the applicant for taking this project on. 

 
Chair Allen closed discussion on this conceptual presentation.  
 
CASE # 2  
Matthew Samhat     Addition 
102 S. Rogers       
 
Motion by Bayly, support by Field, to recuse Commissioner Fritz from this agenda item, as 
he was part of this development team. 
 
Motion passed by voice vote. 
 
Commissioner Fritz left the dais and joined the applicant. 
 
Matthew Samhat, 102 S. Rogers, was present on behalf of this application to remove the 
existing back addition and replace it with a new two-story addition, and to add storage 
space above the existing garage. Alexander Fritz was also present.  
 
Mr. Samhat provided material sheets to the Commission showing “rosewood blend” brick to 
be used at the foundation and for the chimney, window architrave detail,  and a sketch of 
AZEK “rams crown” built up with AZEK ¾” stock cap. Other material descriptions were 
included in tonight’s submission. 
 
Mr. Fritz made the following points: 
• The applicant incorporated feedback received from the HDC during the January 18, 2023 

conceptual review.   
• A second floor for storage and additional garage doors would be added to the existing 

garage. 
• The property was located on a corner and there was no real rear of the house, so the 

addition could not be hidden. The applicants were trying to create a clean severance so 
that transition between the existing building and the new addition would be clear. 

• The addition would allow the applicant to add a master bedroom and second bathroom 
on the second floor. 

 
Discussion included: 
• The existing building would get new siding when the addition was added, with a smaller 

reveal on the addition siding separating the addition from the existing building. 
• Brick foundation and chimney on the new addition would also separate the addition, 

providing differentiation from the stone foundation on the existing building. 
• The entire house would be painted taupe with white trim. 
 
The Commission expressed appreciation for the design elements that would distinguish the 
existing structure from the new addition, and for the attractiveness of the garage addition. 
 
Motion by Field, support by Bayly, to accept the application as complete. 



Historic District Commission – February 15, 2023 – Page 5  DRAFT 
 
 

 
 
   
 

 
Motion passed by voice vote. 
 
Chair Allen opened the meeting for public comment. Hearing no public comment, Chair 
Allen brought the matter back to the Commission. 
 
MOTION by Gudritz, support by Tartaglia, to grant a Certificate of Appropriateness for the 
work as presented, referencing Secretary of Interior Standards #9 and #10, and the 
Northville Historic District Design Standards 3-5 roofing, 3-6 windows, 3-11 siding,  3-16 
mass, 3-17 height, 3-18 scale, 3-21 materials, 3-22 details, 3-24 garage, and 5-18 paint and 
color.  
 
Motion passed by voice vote. 
 
Commissioner Fritz returned to the dais. 
 
CASE # 3  
Hunter Pasteur Homes - The Downs  New Construction - Apartment 
Seth Herkowitz     
302 S. Center 
[portion of Downs project on E. Cady and Griswold located within the Historic District]  
 
Motion by Bayly, support by Gudritz, to recuse Chair Allen from this agenda item, as he had 
a professional affiliation with this project. 
 
Motion passed by voice vote. 
 
Chair Allen left the meeting and Vice Chair Field assumed the Chair. 
 
Seth Herkowitz and Omar Eid, Hunter Pasteur Homes, were present on behalf of this 
application to construct a new apartment building and a new condominium building along 
Cady Street as part of The Downs development. Architects Robert Miller and Greg Presley 
were also present, as was Andrew West, Elkus Manfredi Architects. 
 
Utilizing a PowerPoint Presentation, Mr. Herkowitz made introductory remarks and 
reviewed the status of The Downs project. 
• In July 2022 the applicants received a certificate of appropriateness for the row houses 

and single family and attached housing products in the Historic District.  
• The developer was preparing for Final Site Plan submission in March. 
• The developer’s goal was to commence land development activity north of the future 

Beal Street extension for the entire northern site this summer, and start vertical 
construction on the apartment building and row houses later this year. 

• The condominium pad would be used for staging during a significant portion of the 
apartment and row house construction. 

• Substantial completion and occupancy for the apartment building was expected in the 
fourth quarter of 2025. 
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• Construction for the condominium building was expected to start in the second half of 
2025, and substantial completion and occupancy for the condominium building was 
expected in 2027. 

 
Mr. West made introductory remarks and described the architect’s guiding design principles 
and approach to The Downs project. The proposed architectural details of the apartment 
building and condominium building were grounded in existing downtown Northville 
architecture, and historic architecture in neighborhoods around the country. 
• Various elevations were provided of the apartment and condominium buildings. Mr. 

West reviewed in detail the material and design detailing that was provided in tonight’s 
submission. All materials were shown and labeled in the submitted package for each 
apartment and condominium elevation, including the various bricks, the fiber cement 
materials, the window designs, metal balconies, entry doors and garage doors, etc.  

• Proposed architectural details included simple stone or precast block, different colored 
sills; five varieties of bricks; limestone trim; metal or GFRC panel cornices, etc. Fiber 
cement would be used on top and in recessed zones of both buildings, including the 
courtyards. Three types/styles of fiber cement would be used.  

 
Discussion included: 
• Vice Chair Field said that it appeared that the documents and elevations shown were 

mostly unchanged, and the HDC could approve this portion of the project subject to the 
drawings submitted.  

• In response to a question from Vice Chair Field, Mr. Herkowitz explained that parking 
spaces at the north end of the Central Park had been removed at the direction of the 
Planning Commission. There were no other changes to the site plan previously 
presented to the HDC. 

• Commissioner Bayly asked if the developer was prepared to provide actual material 
samples to the HDC, as had been discussed at a previous meeting.  

• Mr. Herkowitz explained that digital samples of the materials were provided because of 
the volume of materials being used. Specific examples could be presented on request. 

• Vice Chair Field said that while the developer did a good job laying out the materials 
digitally, bringing in actual material samples would have been helpful. 

• Commissioner Tartaglia said the developer did a good job incorporating comments from 
the HDC and the design flowed well. 

• Commissioner Fritz said that there were strong design elements that broke up the 
facade, creating a great commercial base with residential on top, and commended the 
developer for their work from a planning perspective. 

• In response to questions from Commissioner Fritz, the applicants explained: 
o All HVAC would be contained in rooftop units. 
o The development will meet minimum LEED design standards and a scorecard will be 

provided. 
o Geothermal or photovoltaic components were not being considered at this time. 
o Metal balconies were all turnbuckle-supported; however, the turnbuckles were not 

shown on the drawings. 
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• Commissioner Fritz liked the awnings on Cady Street and felt they would draw people to 
the commercial part of the building. The awnings could be an opportunity to introduce 
color to the building; this may be decided as different retailers filled the spaces. 

• Commissioner Gudritz expressed support for the developer’s plan, noting how well the 
developer did breaking down the massing with materials and elevation design on Cady 
Street. 

• Vice Chair Field expressed support for the developer’s plan, noting that the design gave 
the appearance of being developed over a period of time.  

• Commissioner Bayly described the project as a unique challenge, and noted that the 
developer had been respectful, and had effectively incorporated feedback from the HDC 
into the design. She would have liked to touch and feel actual material samples, and did 
have a concern about the east elevation shown on Sheet A306, which presented on the 
drawings as gray “prisonesque.” She did, however, support the plan in general. 

 
Mr. West explained that the eastern wall just mentioned would be set back, with 
texture provided by the split face concrete along the base. They would keep 
Commissioner Bayly’s comment in mind, and make sure the split face concrete had 
extra texture. 

 
Public comment 
Vice Chair Field opened the meeting for public comment. 
 
• Greg Presley noted that the restaurants on the corners of the apartment building and 

the condominium building along Cady Street were both white on the renderings, and 
suggested one of them should be a different color.  

 
Mr. Herkowitz said that any future restaurant tenant in the condominium building 
would have to come before the HDC and a new color decision could be made at that 
time. 
 
Vice Chair Field noted that HDC approval would be for the plans as shown. He did not 
have a problem with the two white restaurants, while acknowledging that the color 
could change – with HDC approval –  when tenants were signed. 

  
• Lenore Lewandowski, 119 Randolph, quoted Sec. 42-1 Historic Preservation Purpose and 

Intent of the Code of Ordinances, which declared that historic preservation was a public 
purpose in Northville, and which encouraged new buildings and development to be 
harmonious with the existing neighborhoods. While she liked some of the design 
elements in what was shown tonight, the overall design looked like Birmingham or Royal 
Oak, not Northville. Also, the 2018 Master Plan said that the Cady Street/S. Center 
Street/Northville Downs development area should complement the Beal Town 
neighborhood area, and should improve existing housing and diversify housing in type 
and price range. The Downs development diversified housing type but not housing price 
range –  it did not offer affordable housing. The developer did not provide physical 
material samples, which was unfair to those who did bring samples in per HDC 
requirement. The balconies were not characteristic of historic Northville buildings. Ms. 
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Lewandowski asked that the developers be required to bring in material samples, and 
that HDC action be postponed until the next HDC meeting. 

 
Commissioner Bayly acknowledged Ms. Lewandowsi’s comments, and noted that the 
issues raised had been discussed and considered during the review process. 

 
Hearing no further public comment, Vice Chair Field brought the matter back to the 
Commission. 
 
In response to a question, Planning Consultant Elmiger explained that if the developer 
wanted to change any of the details approved by the HDC, including minor changes, the 
changes would have to be approved by the HDC. 
 
Motion by Bayly, support by Tartaglia, to accept the application as complete. 
 
Motion passed by voice vote. 
 
Public comment had been held as summarized above. 

 
MOTION by Gudritz, support by Tartaglia, to grant a Certificate of Appropriateness for the 
work as presented, referencing Northville Historic District Design Standards 4-12 streetscape 
amenities, 4-13 pedestrian orientation, 4-13 parking, 4-14 setback and spacing, 4-16 mass, 
4-17 height, 4-18 scale, 4-19 proportion, 4-20 hierarchy, 4-21 materials, 4-26 divided 
facades , 4-27 rear facade development, 5-4 masonry, 5-12 stone, 5-14 windows, and 3-11 
for James Hardie siding. This approval is conditioned on metal balconies being supported by 
metal turnbuckles. 
 
Motion passed by voice vote. 
 

8. DISCUSSION: 
 
The Commission discussed schedules regarding presentations relative to the update process 
for the Historic District guidelines and the downtown street closure design.  

 
9. ADJOURNMENT: 
 

MOTION by Bayly, support by Gudritz, to adjourn the meeting at 8:59 pm. 
 
Motion carried by voice vote. 
 

 
Respectfully submitted, 
Cheryl McGuire  
Recording Secretary 



 

Benjamin R. Carlisle, President   Douglas J. Lewan, Executive Vice President   John L. Enos, Vice President 
David Scurto, Principal   Sally M. Elmiger, Principal   R. Donald Wortman, Principal 

Paul Montagno, Principal,   Megan Masson-Minock, Principal,    Laura Kreps, Senior Associate 
Richard K. Carlisle, Past President/Senior Principal 

 
 
MEMORANDUM 
 
TO: City of Northville Historic District Commission 

FROM: Sally M. Elmiger, AICP 

DATE: March 8, 2023  

RE: 115 E. Dunlap  – Paint 
 
As an update to our February 20, 2023 memo, we spoke with both the property owner (Jeff Daskal) and 
applicant (Jack Mastantuono of Pizza Cutter) regarding their attendance at the March 15, 2023 meeting.  
The property owner stated that they would be out of town on that date, but is giving the applicant 
permission to address the paint issue with the Historic District Commission (e-mail 2-20-23) how he 
pleases.  We also left a reminder voicemail message with the applicant about the March 15, 2023 meeting 
date where the project will be discussed. 
 
Please don’t hesitate to call if you have any questions or need additional information. 
 

  
 
Cc: Pat Sullivan, City Manager  

Shari Allen, Building Department 
Brent Strong, Building Official 
Jack Mastantuono (jack.pizzacutter@gmail.com ) 
Daskal Development/Jeff Daskal (daskaldevelopment@yahoo.com)  

mailto:jack.pizzacutter@gmail.com
mailto:daskaldevelopment@yahoo.com


Benjamin R. Carlisle, President   Douglas J. Lewan, Executive Vice President   John L. Enos, Vice President 
David Scurto, Principal   Sally M. Elmiger, Principal   R. Donald Wortman, Principal 

Paul Montagno, Principal,   Megan Masson-Minock, Principal,    Laura Kreps, Senior Associate 
Richard K. Carlisle, Past President/Senior Principal 

MEMORANDUM 

TO: City of Northville Historic District Commission 

FROM: Sally M. Elmiger, AICP 

DATE: February 20, 2023  

RE: 115 E. Dunlap  – Paint 

At the November, 2022 HDC meeting, the applicant was asked to return to the HDC in February, 2023 with 
a plan to remove the paint applied to the south side of the building, or with an explanation as to why this 
can't be done. The HDC requested that both the applicant and property owner attend the February, 2023 
meeting. Since the property owner was not notified by the City as to this request, the HDC agreed to delay 
this discussion to the March 15, 2023 meeting to give the property owner time to plan on attending. 

We have requested that the applicant and property owner attend the March 15, 2023 HDC meeting to 
discuss the paint on the south façade of the building.  The meeting will be held in person at City Hall. 

Please don’t hesitate to call if you have any questions or need additional information. 

Cc: Pat Sullivan, City Manager  
Shari Allen, Building Department 
Brent Strong, Building Official 
Jack Mastantuono (jack.pizzacutter@gmail.com ) 
Daskal Development/Jeff Daskal (daskaldevelopment@yahoo.com) 

mailto:jack.pizzacutter@gmail.com
mailto:daskaldevelopment@yahoo.com


 

Richard K. Carlisle, President    Douglas J. Lewan, Executive Vice President    John L. Enos, Principal 
   David Scurto, Principal   Benjamin R. Carlisle, Principal   Sally M. Elmiger, Principal    Craig Strong, Principal    R. Donald Wortman, Principal   

Laura K. Kreps, Associate     Paul Montagno, Associate 

 
 
MEMORANDUM 
 
TO: City of Northville Historic District Commission 

FROM: Sally M. Elmiger, AICP 

DATE: November 7, 2022  

RE: 115 E. Dunlap  – Paint 
 
The applicant received HDC approval of new patio pavers and furnishings at the May 18, 2022 meeting.   
 
At the same meeting, the applicant had also requested approval of new white paint, with green trim, on 
all four facades of the building.  The HDC approved the paint on the west, north, and east sides of the 
building.  However, the HDC also required that the white paint be removed from the brick on the south 
façade of the building within six (6) months, or return to the HDC within that timeframe to explain why 
this couldn’t be done.  The minutes of the meeting where this discussion took place are attached. 
 
The applicant is returning to the HDC with an explanation of why the paint can’t be removed from the 
brick on the south façade. 
 
Someone representing the project needs to attend the HDC meeting on Wednesday, November 16, 2022 
to respond to the Commissioner’s questions.  The meeting will be held in person at City Hall. 
   
Please don’t hesitate to call if you have any questions or need additional information. 
 

  
 
Cc: Pat Sullivan, City Manager  

Shari Allen, Building Department 
Brent Strong, Building Official 
Jack Mastantuono (jack.pizzacutter@gmail.com ) 

mailto:jack.pizzacutter@gmail.com
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In response to a question from Chair Allen, Planning Consultant Elmiger stated that she had received 
the additional information from the applicant that she had requested in her May 6, 2022 memorandum.   
 
Planning Consultant Elmiger said the Commission needed to make a determination regarding the 
landscaping, as the landscaping was completed several years ago without HDC approval. 
 
In response to comments from Commissioner Murdock, Planning Consultant Elmiger said that the 
Zoning Ordinance allowed for an enclosure in the front yard in this commercial district. 
 
MOTION by Field, support by Tartaglia, to accept the application as complete. 
 
Motion carried unanimously. 
 
Chair Allen opened the meeting for public comment. Seeing that no public indicated that they wished to 
speak on this item, Chair Allen brought the matter back to the Commission. 
 
MOTION by Murdock, support by Field, to grant a Certificate of Appropriateness for the work as 
presented, referencing Secretary of Interior Standard #9, and Northville Historic Design Standards 3.4 
fences, 4.21 materials, and 5.18 color. This motion also acknowledges the existing landscaping as being 
acceptable.  
 
Motion carried unanimously. 
 
CASE #3 
PIZZA CUTTER/JACK MASTANTUONO   EXTERIOR PAINT, INSTALL PATIO 
115 E. DUNLAP      
  
Jack Mastantuono, Pizza Cutter owner, was present on behalf of this application for exterior paint and 
to install a patio at 115 E. Dunlap. 
 
Mr. Mastantuono provided recent photos of the property, as requested by Planning Consultant Elmiger 
in her May 6, 2022 review. Mr. Mastantuono made the following comments: 

● They are moving to a new location next to CVS after 44 years of being across from Kroger. 
● Pizza Cutter has been a white building with green trim in Northville for 44 years, and they 

would like to continue with those colors. 
● He was new to the Historic District, and started painting before he realized he needed approval. 
● They were proposing to install a brick patio in the front for outdoor seating. 

 
In response to questions from the Commission, Mr. Mastantuono gave the following information: 

● They would install the patio to the north and south of the front door. 
● They would not be using pavers from their previous location, but would use traditional 16”x16” 

sand pavers that looked like bricks. 
● The north section of the patio extended to the sidewalk, but they could leave an easement if 

required. 
● They were not planning on installing a fence. They were considering a bench or a potted plant 

as a buffer between the patio and the parking lot. 
 
Commissioner Murdock noted that the Historic District guidelines did not allow unpainted brick to be 
painted: 
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5.4, Brick masonry: Retain original masonry and mortar whenever possible without the application of 
any surface treatment. 
 
5.6, Terra cotta: Do not apply paint or other coatings to terra cotta. 
Terra cotta is similar to brick, and the same intent applies. 
 
5.18, Paint:  Unpainted brick and stone should not be painted. 
 
Chair Allen asked if Mr. Mastantuono had done any research in terms of having the paint removed. 
 
Mr. Mastantuono gave examples of other buildings in the District that had painted brick.  
 
Commissioner Murdock said that while he didn’t know for sure, those buildings were probably 
grandfathered in terms of their painted brick. 
 
Commissioner Bayly’s preference was to keep the natural brick, if there was a way to have the paint 
removed. 
 
Mr. Mastantuono said that the original Pizza Cutter building had been painted for about the age of the 
new building, and reported that his customers wanted the new location to look the same as the old one. 
There was only one brick wall on the building – the front wall – and the brick was yellow brown, which 
didn’t fit the look of his business. 
 
Commissioner Field agreed that the paint should be removed, if possible. Other buildings that had 
received HDC approval for painted brick had been painted before.  
 
Chair Allen pointed out that the painted wall changed the entire streetscape on Dunlap, and that the 
paint should be removed. Changing the context of the building because of a business brand disrespected 
the building, and it was the HDC’s charge to look after the building, per the Historic District guidelines. 
 
Commissioner Gudritz agreed that the brick needed to be stripped of the paint.  
 
Commissioner Field asked Mr. Mastantuono to research how the paint could be removed, and what 
would be left on the brick after it was removed.  
 
Mr. Mastantuono said the Commission was asking for the building to be 3 sides white and one side 
yellow. He did not think a white and yellow building for an Italian restaurant would improve the look of 
Dunlap Street. Chair Allen suggested accenting the trim work so it would tie into the front.  
 
The Commission pointed to other examples in the Historic District where a branded business did not 
use their brand for a location in the District, including CVS, and Bank of America.  
 
Discussion focused on options, such as painting the brick a brick color, if the applicant was unable to 
remove the paint. However, Mr. Mastantuono should talk with his painter to see what techniques they 
could come up with to remove the paint. Again, the painting the brick white had changed the 
streetscape in that area.  
 
Planning Consultant Elmiger read from Section 42.30. – Work done without a permit: Restoration or 
modification. When work has been done upon a resource without a permit, and the commission finds 
that the work does not qualify for a certificate(s) of appropriateness, the commission may require an 
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owner to restore the resource to the condition the resource was in before the inappropriate work was 
done, or to modify the work so that it qualifies for a certificate(s) of appropriateness.  
 
This section gave the Commission two alternatives: 1) restoration, or 2) the Commission could 
determine an alternative if restoration was not possible.  In the present case, if the Commission required 
restoration, they should include a time frame.  Generally HDC decisions are good for six months; the 
work has to be completed within that time. 
 
Commissioner Field said that he thought the paint should be able to be removed.  
 
Planning Consultant Elmiger noted the submission included numbers describing the paint colors 
for the sign, but the color identification system (CMYK, RPG, paint manufacturer’s name, or 
other) needed to be specified. The previous HDC approval of the sign was conditioned upon the 
applicant providing this information before a sign permit was issued. Also, color chips needed to 
be provided. 
 
In response to questions from Commissioner Gudritz, Mr. Mastantuono said they were requesting 
16”x16” patio pavers. The landscaping bushes shown in the renderings was not a literal representation; 
they were not planning on adding landscaping next to the building.  
 
MOTION by Bayly, support by Fields, to accept the application as complete regarding the 16”x16” 
pavers, the simple red cloth umbrellas, the black metal tables and the brown plastic chairs from the 
original location. 
 
Motion carried unanimously. 
 
Chair Allen opened the meeting for public comment. Seeing that no public indicated that they wished to 
speak on this item, Chair Allen brought the matter back to the Commission. 
 
MOTION by Gudritz, support by Murdock, to grant a Certificate of Appropriateness for the work as 
presented, referencing Northville Historic Design Standards 4.12 streetscape amenities and 4.21 
materials presented for the patio, being the 16”x16” pavers, and with the patio to be the north and south 
option. 
 
Motion carried unanimously. 
 
The Commission agreed that the white paint with green trim for three sides of the building could be 
approved this evening, but if the paint colors for the building changed from what was shown in the 
submission documents, the applicant would need to return to the Commission for further approvals. 
 
MOTION by Gudritz, support by Bayly, to grant a Certificate of Appropriateness for the work as 
presented, referencing Northville Historic Design Standards 5.18 paint and color. The paint color 
approved is the white with green trim color for the north, east and west sides, and the panel below the 
roof. If the color selection changes at any point, the applicant will return to the Historic District 
Commission for approval of the new paint color. Within 6 months, the owner will return the south side 
of the building to its original brick, removing all paint, or return to the HDC with an explanation of why 
that cannot be completed. 
 
Motion carried unanimously.  
 



   
   

CITY OF NORTHVILLE, MICHIGAN 
215 W. Main Street 
Northville MI 48167 

Historic District Commission Meeting Minutes 
November 16, 2022, 7:00 PM 

Council Chambers 
 

 
1. CALL TO ORDER AND ROLL CALL:   

 
Chair Allen called the meeting to order at 7:00 pm. 
 
Present:    Jim Allen, Chair 
 Leanie Bayly  
 David Field 
 Jeff Gaines 
  Tom Gudritz 
 Mario Tartaglia 
 
Absent:     Chuck Murdock 
   
Also Present:  Planning Consultant Elmiger 
 DDA Director Ward 
 Mayor Pro-Tem Moroski-Browne 
   

2. PUBLIC COMMENT:  
   
None. 

 
3. APPROVAL OF AGENDA:  
 

MOTION by Gudritz, support by Bayly, to approve the agenda as published. 
 
Motion carried by voice vote. 

 
4. APPROVAL OF PREVIOUS MEETING MINUTES: October 19, 2022 

 
MOTION by Bayly, support by Tartaglia, to approve the October 19, 2022 meeting minutes as 
published. 
 
Motion carried by voice vote. 

 
5. REPORTS: 

 
A. CITY ADMINISTRATION: None. 

 
B. CITY COUNCIL:   None. 

 
C. PLANNING COMMISSIONER:  None. 
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D. OTHER COMMUNITY/GOVERNMENTAL LIAISONS:  None. 
 
6. PUBLIC HEARING:  None. 
 
7. CASES TO BE HEARD – BY CASE 

 
A. Case is called. 
B. Applicant presents case. 
C. Commission questions & comments. 
D. A motion pertaining to the completeness of the application is made, seconded, and voted 

upon. Results are announced by the Chair. 
E. Public comments on the case are heard. Members of the public are asked to address the 

Commission from the podium. 
F. If the HDC has voted to accept the application as complete, a motion pertaining to  

granting a Certificate of Appropriateness or Notice to Proceed is made, seconded, and 
voted upon. Results are announced by the Chair.  

 
CASE # 1  
Jack Mastantuono / Pizza Cutter     Paint Color Change 
115 E. Dunlap St.      (Returning) 
 
Jack Mastantuono, Pizza Cutter owner, was present on behalf of this application.  
 
At the May 18, 2022 HDC meeting, the applicant had received HDC approval of new patio 
pavers and furnishings. At the same meeting, the applicant had also requested approval of 
new white paint, with green trim, on all four facades of the Building. The HDC approved the 
paint on the west, north, and east sides of the building. However, the HDC also required that 
the white paint be removed from the brick on the south façade of the building within 6 
months, or the applicant must return to the HDC within that timeframe to explain why this 
couldn’t be done. The applicant was returning to the HDC tonight with an explanation of 
why the paint can’t be removed from the brick on the south façade. 
 
Mr. Mastantuono explained that he was the tenant in this building, and the landlord, Jeffery 
Daskal, Daskal Developments, had submitted a letter stating that he would not permit the 
sand blasting of the brick wall facing Dunlap Street. It was Mr. Daskal’s desire that the 
building remain painted white. Also, Mr. Daskal gave Jack Mastantuono authority to 
represent 115 E. Dunlap at any HDC meeting. 
 
Mr. Mastantuono said that because his landlord refused to allow him to remove the paint, 
he could not remove it.  
 
Mr. Mastantuono also referenced a petition with over 900 signers supporting the white 
brick color.  
 
Commission discussion included: 
• Mr. Daskal’s letter mentioned sandblasting the brick, which the HDC would not allow in 

any case. Had Mr. Mastantuono tried chemical removal of the paint? Mr. Mastantuono 
said he had not. 
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• The HDC’s responsibility was to the buildings and structures in the Historic District. 
Historic District Guidelines did not allow painted brick. Whether or not someone wanted 
to paint the brick, liked the painted brick, or had a landlord that would not allow paint 
to be removed from brick did not change the fact that the brick had been painted 
without a permit, and the paint needed to be removed. The HDC was obligated to follow 
the rules of the Historic District. 

• Mr. Daskal had delegated Mr. Mastantuono to represent him before the HDC. However, 
given the particulars of this case, it would be best if both Mr. Daskal and Mr. 
Mastantuono appeared together before the Commission. The landlord not giving 
permission to remove the paint was not a reason to deviate from HDC guidelines. 

• If a resolution could not be reached, it was likely that the City would take action to 
remove the paint at the property owner’s expense, once due process had been given, 
including allowing time for the property owner to appeal to the State Historic 
Preservation Board, if he so desired. 

• Any explanation that the paint could not be removed should be documented by an 
expert in historic preservation/paint removal. 

 
Mr. Mastantuono said he had apologized for painting the brick without permission. 
However, the paint had done nothing but improve the look of downtown Northville, and 
other buildings in the downtown were also painted. 
 
Planning Consultant Elmiger explained that Historic District Commission members had been 
appointed to uphold rules set forth by the Secretary of the Interior, as well as local 
ordinance regulations and local Historic District Guidelines. The HDC did not have authority 
to approve applications that asked for things outside of the rules that governed the District. 
The Historic District was put in place with the approval of Northville residents, and the HDC 
had a responsibility to honor the District.  
 
Chair Allen said that there needed to be a physical attempt to remove the paint from the 
brick. A letter from the landlord denying permission would not keep the Commission from 
enforcing HDC rules; the landlord was also obligated to respect the rules of the District. 
 
Several Commissioners made comments regarding the ability to remove paint from brick; 
they had either done this themselves, or knew of others that had done this. 
 
After discussion and amendment, the following motions were offered: 

 
MOTION by Gudritz, support by Field, that the petition brought forward in the November 
16, 2022 Historic District Commission meeting, for 115 East Dunlap, be returned to the 
applicant for further action. 

 
 Motion passed by voice vote.  
 

MOTION by Field, support by Gudritz, that the applicant and the property owner for 115 
East Dunlap have until the February 2023 HDC meeting (3 months) to return to the HDC 
with a plan to remove the paint from the southern façade, or explain/prove to the HDC 
why the paint can’t be removed.  
 
Motion passed by voice vote. 
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8. DISCUSSION 
 

Downtown Pedestrian Plan – Subcommittee Assignment 
 
MOTION by Allen, support by Tartaglia, to appoint Leanie Bayly, Tom Gudritz, and David Field to 
serve as a subcommittee of the HDC in regards to the Downtown Pedestrian Plan, and also to 
meet with the DDA’s Downtown Pedestrian Plan Advisory Committee. 
 
Motion passed by voice vote. 
 
DDA Director Ward said she would make sure Bayly, Gudritz, and Field were notified of the 
Advisory Committee’s meetings. 
 
Other discussion 
Mayor Pro-Tem Moroski Browne provided an update on the The Downs development. The 
Downs Project Advisory Committee (DPAC) and the Northville Brownfield Redevelopment 
Authority (NBRA) had provided updates to City Council prior to the 2nd reading of the related 
PUD Amendment, which was scheduled for the Council meeting on November 21, 2022. 
HDC had not been asked to provide an update because The Downs development team had 
not returned to the HDC and there was nothing to report. Instead the development team 
was asked to put in writing why they had not been back to the HDC, specifically for the 
apartment and condominium buildings. The HDC still had a significant role to play before 
The Downs development could move forward. 
 

9. ADJOURNMENT: 
 

MOTION by Field, support by Gudritz, to adjourn the meeting at 7:49 pm. 
 
Motion carried by voice vote. 
 
 
 

Respectfully submitted, 
Cheryl McGuire  
Recording Secretary      Approved as presented 12-21-2022 
 
 
 
 













 

215 W. Main Street / Northville   Michigan  48167     248.349.1300 
 

November 21, 2022                                           VIA EMAIL 
 

 
 
Jack Mastantuono 
Pizza Cutter 
115 E. Dunlap St.  
Northville, MI 48167  
 

 
Address of Project:   115 E. Dunlap St.  
 

Type of Project:  Paint on Southern Façade (continuation of the paint discussion 
 from the May 2022 HDC Meeting) 
 

HDC Meeting Date:   November 16, 2022 
 
Greetings:  
 

At the above-noted meeting, the Historic District Commission (HDC) moved to refer the application back 
to you to provide additional information.   The property owner and you need to return to the HDC, no 
later than its February 15, 2023 meeting, with a plan to remove the paint from the southern façade, or 
explain or prove to the HDC why the paint cannot be removed.  
 

Please note the November 16, 2022 meeting minutes serve as the official record of the HDC discussion 
and action.    
 
Applicants returning to the HDC must file their returning documents in 15 identical and collated paper 
packets, by the established submission deadline, and email a PDF file that exactly matches the returning 
document filing.   
 
As we already have your initial HDC application, only file the additional information requested by the 
HDC.  A cover letter that explains the returning documents, and addressed to the HDC, should be 
included in each packet, and in the PDF file.   Meeting dates and the submission deadlines are posited 
on the City website www.ci.northville.mi.us, and at the Building Department.  
 
Sincerely yours, 
 

NORTHVILLE HISTORIC DISTRICT COMMISSION 
 
Dianne Massa, CMC, MiPMC 
City Clerk  
 

http://www.ci.northville.mi.us/


 

Richard K. Carlisle, President    Douglas J. Lewan, Executive Vice President    John L. Enos, Principal 
   David Scurto, Principal   Benjamin R. Carlisle, Principal   Sally M. Elmiger, Principal    Craig Strong, Principal    R. Donald Wortman, Principal   

Laura K. Kreps, Associate     Paul Montagno, Associate 

MEMORANDUM 
 
TO: City of Northville Historic District Commission 
 
FROM: Sally M. Elmiger, AICP 
 
DATE: February 24, 2023 
 
RE: 509 Randolph St. – Proposed Demolition 
 
The applicant is proposing to demolish the existing buildings on this site in order to allow for construction 
of a new home.  They submitted materials in August, 2022, and additional materials in December, 2022.  
They would like to discuss their approach to this site with the Historic District Commission.  From our 
conversations with the applicant, we believe they are interested in gaining approval to demolish the 
existing buildings, and then sell the property to someone who wishes to build a new home on the site.  
The applicant can confirm if this is still their general intent or if it has changed. 
 
At this time, they would like to discuss demolition of these buildings with the Commissioners, and receive 
input on their proposal. 
 
The HDC should also discuss our comments (below) regarding the “completeness” of the materials 
submitted to date.  If the HDC determines that additional information is needed, then the application shall 
be returned to the applicant for the needed information (Per the Guidelines for the Consideration of 
Applications for the Demolition or Moving of Structures within the Northville Historic District).   If the HDC 
determines that the application is complete, then the next step is to determine if the structure proposed 
for demolition is found to have historical or architectural significance.  If it does, then the HDC could 
schedule a Public Hearing for the next available meeting. (This property is described in the Northville 2019 
Historic District Study Report (Attached).  The report indicates that both the house and garage are 
recommended as “contributing” structures.) 
 
Demolition Application Requirements 
We have looked at the materials submitted to date, and have the following comments. 
 
The basis chosen for the demolition by the applicant is as follows:   

• “The resource constitutes a hazard to the safety of the public or of the occupants,” and 
• “Retaining the resource is not in the interest of the majority of the community.” 

 
We have reviewed the materials against the Demolition Application requirements, and have the following 
comments: 
 
1. The application requires architectural and historical data on the structure.  The completed 

application states that some of this information is unavailable; however, see attached. 
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2. The completed application states that they are proposing to demolish the buildings for 
redevelopment of the site.  However, a description of how this work is to be completed (such as 
“demolition will be accomplished with a backhoe”) has not been provided, and needs to be. 

 
3. This application is based on two grounds for demolition.  The first is that the property is a safety 

hazard.  The application form requires a report by a structural engineer, approved by the Historic 
District Commission, and who is on the list of authorized structural engineers.  A report has been 
provided, but the engineer has not been approved by the HDC.  Currently, the approved structural 
engineer is Cheryl Early, of Wiss, Janney, Elstner Associates, Inc. (WJE).  The HDC needs to determine 
if the report provided meets the requirement in the Guidelines.  Note that the HDC may waive the 
requirement for a structural engineer’s report if the structure or building is small, or of simple 
construction, or are historically insignificant, or that possess other defining characteristics that assist 
the Commissioners in evaluating its adaptability for rehabilitation without an engineer’s report. 

 
4. The “safety” grounds also require a site plan, drawn and printed to scale, showing the location of the 

resource to be demolished in relationship to other structures on the property, and to the property 
lines.  A survey, printed at 8.5” x 11”, of the lot has been provided.  Shrinking the image to this size 
paper eliminates the scale of the drawing.  The application requires that plans be “printed to scale.”  
Therefore, fifteen (15) paper copies and a PDF of this drawing needs to be printed “to scale” and 
then submitted to the Building Department.    

 
5. The “safety” grounds also require a site plan, drawn and printed to scale, and any other information 

which accurately describes the proposed use and appearance of the site after demolition or 
relocation/moving of the resources.  As described above, the applicant is looking to demolish the 
buildings and sell the property as a vacant lot, and not proposing to build a new home themselves.   

 
6. The “safety” grounds also require floor plans, drawn and printed to scale with dimensions, of the 

existing structure.  This information needs to be provided. 
 
7. The “interest of the community” grounds requires a written discussion of how the demolition or 

moving of the resource might benefit the community.  This needs to be provided. 
 
As described above, the applicant is interested in obtaining the Commissioner’s input on their proposal.  
No formal decision is requested at this time.  The Commissioners may also want to provide input on the 
informational requirements listed in this memo.   
 
Please don’t hesitate to call if you have any questions or need additional information. 
 

  
 
Cc: Pat Sullivan, City Manager  
 Shari Allen, Building Department 
 Brent Strong, Building Official 
 Lisa and Jeff Lachapelle (lisalach76@gmail.com)  
 

mailto:lisalach76@gmail.com
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