

  
PLANNING COMMISSION AGENDA 


September 6, 2022 – 6:30 PM     
 
LOCATION:  Northville Community Center, 303 W. Main St., Northville, MI 48167, 248-449-9902  
                       (the public may attend the meeting in-person or use the Zoom option below)  


 


        Zoom public participation option:  Members of the public may participate electronically as if 
                      physically present at the meeting using the following links:   
                      https://us02web.zoom.us/j/82951594201, Or Telephone:  US: +1 646 931 3860  or +1 301 715  
                      8592   Webinar ID: 829 5159 4201 
 


 


                     
1. CALL TO ORDER 
 
2 ROLL CALL  
 
3.  APPROVE MINUTES   August 16, 2022 
                 
4.  AUDIENCE COMMENTS (limited to brief presentations on matters not on the agenda) 
  
5.  REPORTS & CORRESPONDENCE 
 


A. City Administration  
B. Planning Commissioners 
C. Other Community/Governmental Liaisons 
D. Correspondence 


 
6.  APPROVE AGENDA 
 


              Consideration of agenda items generally will follow this order: 
A. Introduction by Chair 
B. Presentation by City Planner 
C. Commission questions of City Planner 
D. Presentation by Applicant (if any) 
E. Commission questions of Applicant (if item has an applicant) 
F. Public comment 
G. Commission discussion & decision 


 
7.  PUBLIC HEARINGS 


      


   
8.  SITE PLAN AND ZONING CHANGE APPLICATIONS 
 


   - Downs Development Preliminary Site Plan Review 
 


     [Vacant parcels on the south side of Cady St. (between S. Center & Griswold), the Northville Downs racetrack property  
       south of Cady St. (between S. Center St. and River St.), and two areas on the west side of S. Center St.] 


 
9.  OTHER PLANNING COMMISSION BUSINESS 
  


  
 
10.  ADJOURN         


 
 
   


 
 
 



https://us02web.zoom.us/j/82951594201





                                                 DRAFT 


 
 


  CITY OF NORTHVILLE 
Northville City Hall 


215 W. Main Street, Northville MI 
Planning Commission Meeting Minutes 


August 16, 2022 
6:30 PM 


 
 
1. CALL TO ORDER:  
 


Chair Tinberg called the meeting to order at 6:30 pm and explained that per the Open Meetings Act 
members of the public could either participate in person or participate via ZOOM webinar platform. 
Members of the Commission must be physically present to participate in the meeting. 


 
2. ROLL CALL: 
 


Present:  Paul DeBono 
Jeff Gaines  
David Hay 
Steve Kirk 
Carol Maise 
William Salliotte 
Donna Tinberg 
AnnaMaryLee Vollick 


     
 Absent: Thomas Barry 


       
Also present: Attorney Rosati 
 Building Official Strong 
 City Council Members Carter and Price 


City Manager Sullivan  
DDA Director Ward 
Engineering Consultants Bayley and Tsakoff 
Mayor Pro Tem Moroski-Browne 
Planning Consultant Elmiger 
Traffic Consultant Dearing 


  
Audience:  Approximately 5 in person, 25 remote   


 
3. APPROVE MINUTES: August 2, 2022 
 


MOTION by Hay, support by DeBono, to approve the August 2, 2022 meeting minutes as submitted.  
 
Motion carried by voice vote. 


            
4. AUDIENCE COMMENTS: (limited to brief presentations on matters not on the agenda) 
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 None. 
 
5. REPORTS & CORRESPONDENCE  
 


A. CITY ADMINISTRATION:   
 


City Manager Sullivan  
• Wednesday August 10 City Council held a special meeting to approve a grant agreement 


with Wayne County for a $2.5 million grant to be used toward the Daylighting the Rouge 
River project within The Downs development.  


• Next Brownfield Redevelopment Authority meeting will be Wednesday August 31, 4pm, to 
review: 
- The Downs’ brownfield application  
- Foundry Flask reimbursement agreement  


• The Downs Project Advisory Committee will meet Thursday September 8, 3pm.  
• Because of the Labor Day holiday and because Planning Commission needs to use council 


chambers with Zoom equipment on the Tuesday following Labor Day, City Council moved its 
meeting to Thursday September 8, 7pm.  


 
Building Official Strong  
No report. 
 
DDA Director Ward   
The DDA prepared and issued a Request for Proposal regarding the City Council's decision at 
their August 1 meeting to keep the two streets that are currently closed to vehicular traffic 
closed permanently (N. Center between W. Main and Dunlap and W. Main between N. Center 
and Hutton).  The RFP was submitted August 11, with a due date of September 1, for a 
placemaking-pedestrian plan/partnership with the DDA, to help look at things like 
entranceways, infrastructure, management, and so on. 


 
B. PLANNING COMMISSIONERS:    


 
Commissioner Gaines, Historic District Commission 
Next HDC meeting is August 17, 7pm. 


 
Commissioner Maise, Downtown Development Authority 
No report. 
 
Commissioner Hay, Brownfield Redevelopment Authority 
No report. 
 
Commissioners’ Task Force Reports 
No report. 
 
Chair Tinberg, Board of Zoning Appeals 
Next BZA meeting will be September 7 at 7pm. Along with other agenda items, Foundry Flask 
developers will be seeking a height variance.  
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Chair Tinberg, The Downs Project Advisory Committee  
DPAC met August 3 and received and discussed information about the projected public benefits 
being offered by The Downs’ developer. Discussion included costs and funding of the benefits.  
 
Next DPAC meeting will be Thursday September 8 at 3pm at City Hall. Attendance must be in 
person; there will be no Zoom availability. 


 
C. OTHER COMMUNITY/GOVERNMENTAL LIAISONS:   


None. 
 


D. CORRESPONDENCE:   
Dates listed reflect dates correspondence was received: 
• August 3, email from Barbara Ulbrich, address unknown, regarding the Downs project, with 


a focus on home prices, traffic, alleys, parks, and the Farmers Market. 
• August 11, email from John Roby of Dunlap Street showing connectivity maps within and 


around the Downs site. 
• August 16, comments from the Sustainability Task Force regarding tonight’s deliberations on 


The Downs project. 
• August 16, received from the Hunter Pasteur development team: 


o Downs Project Summary  
o Architecture Approval Packet  


 
All correspondence is read by the Commission. However, correspondence should be received by 
4:30 pm on the day before a meeting to ensure it gets circulated to all Commissioners prior to 
that meeting, and a week before a meeting to ensure the correspondence is included in the 
public packet.  


 
6. APPROVE AGENDA 
 


MOTION by Kirk, support by Maise, to approve the agenda as published. 
 


Motion carried unanimously by voice vote. 
 
Consideration of agenda items generally will follow this order:  
A.  Introduction by Chair  
B.  Presentation by City Planner 
C.  Commission questions of City Planner 
D.  Presentation by Applicant (if any) 
E.  Commission questions of Applicant (if item has an applicant)  
F.  Public comment 
G.  Commission discussion & decision  


 
7. PUBLIC HEARINGS:   


None 
 
8. SITE PLAN AND ZONING CHANGE APPLICATIONS 
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Downs Preliminary Site Plan Review 
[Vacant parcels on the south side of Cady St. (between S. Center & Griswold), the Northville Downs racetrack 
property south of Cady St. (between S. Center and River Streets), and two areas on the west side of S. Center 
St.] 
 
Members of the Development Team who took part in tonight’s discussion included: 
Randy Wertheimer, Hunter Pasteur 
Seth Herkowitz, Hunter Pasteur 
Bob Emerine, Principal Engineer, Seiber Keast Lehner, Inc. 


 
Chair Tinberg explained that tonight the Commission would continue its deliberation relative to The 
Downs PUD preliminary site plan,  specifically, the topic of Infrastructure, Financials and Phasing. 
The Commission’s charge this evening was to identify whether the PUD and preliminary site plan 
addressed the standards in the ordinance and balanced and supported the deviations that were 
being requested.   
 
Some topics previously considered for Planning Commission review were now under the purview of 
the Downs Project Advisory Committee (DPAC), and some topics will be part of tonight’s 
presentation by the development team, such as: 
• Tax revenue estimates: DPAC responsibility 
• Cost and financing of public benefits: Part of tonight’s developer presentation 
• List of public benefits and requested deviations: Not yet ready for review 
• Anticipated and unanticipated impact on City Services: DPW Director response in tonight’s 


packets indicates no concerns that needed to be addressed at this time. 
 
In response to a question from Commissioner Kirk, Engineering Consultant Tsakoff said that in 
terms of stormwater and sewer capabilities, the typical assumptions were 2.8 to 3.5 persons per 
dwelling unit. EGLE (Michigan Department of Environment, Great Lakes, and Energy) uses those 
assumptions, as does OHM. 
 


• Outstanding issues/concerns from Sustainability Task Force: Comments received in tonight’s 
packet indicate outstanding issues are not part of preliminary site plan review. 


• Phasing plan: Part of tonight’s developer presentation 
 


Further items for discussion included: 
• Commission’s expectations or preferences regarding stormwater management 


 
In general, the Commission’s expectation is that all stormwater management strategies will 
comply with existing local, county, and state requirements.  Based on previous discussions, the 
developer has reduced the square footage of surface parking lots, narrowed some of the 
roadways and virtually eliminated the 100 year floodplain by daylighting the river.  These 
strategies will improve stormwater management and help improve the overall health of the 
watershed.  
 


Commissioner Kirk noted that he had seen the river crest over the Beal Street bridge twice 
since 1987. What will be the size of the bridge opening going forward? 
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Bob Emerine, development team engineer, said that they were showing a 40-foot wide 
span, which was larger than the existing culvert, and they felt the bridge would allow the 
water to adequately flow underneath. The span will be checked. Also, the majority of the 
floodplain on the site is backwater from downstream that comes back onto the site; once 
the river was opened up, there was greater provision for the backwater. 
 
The Commission supported the suggestions that had been made in tonight’s written 
communication from the Sustainability Team. The developer was encouraged to take the 
suggestions seriously, as they would be taken into consideration during final site plan 
review.  
 
Commissioner Gaines was concerned that the final design of the stormwater basin could 
change significantly at final site plan review from what was shown this evening, especially as 
the developers had to continue to work with Wayne County and meet Wayne County 
standards. 
 
Mr. Emerine said the basins were currently sized to Wayne County standards. The basins 
might be reshaped somewhat, but would not expand. The maximum depth allowed by 
Wayne County was 5 feet. 
 
In response to comments from the Commission, Mr. Wertheimer said that if there was a 
way to change the shape of the detention pond slightly in order provide a pedestrian 
pathway to the west of the detention pond (in between the detention pond and the 
townhomes along the Griswold Extension), they would do that. 


 
The Commission had indicated over time a preference for narrower streets as both a 
stormwater management strategy and a traffic safety strategy. Consensus appeared to accept 
22-foot roadways for main thru streets. Did the Commission want to recommend that the minor 
streets be narrower than 22 feet in order to be more consistent with Northville’s existing 
neighborhood streets? Should minor streets be 17 feet wide, for instance, especially at the 
south end of the development? 
 


Planning Consultant Elmiger explained that the DPW Director reviewed street widths with 
the Fire Chief and the City’s waste hauler, in order to determine what the minimum street 
widths should be. Those widths were illustrated on the site plan received August 9. 


 
The developer was asked to update the Commission on where they were in their discussions 
with Wayne County regarding stormwater management. 
 


Mr. Emerine said that Wayne County had reviewed the stormwater management plans on a 
preliminary basis and had provided some general comments. Once the site plan received 
preliminary site plan approval, the applicants will make a formal submission for permit to 
Wayne County regarding stormwater management. 


 
• How will the developer ensure, as different components come online at different times, that the 


public and business owners will have meaningful, unhampered access to those components? 
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The Commission noted that phasing will be intense over the next 2-4 years. How will impacts to 
neighborhoods and businesses be mitigated? River Street has heavy bicycle and pedestrian 
traffic. How will River Street be impacted by construction? 


 
Mr. Wertheimer said Hunter Pasteur had a lot of experience developing in close proximity to 
neighborhoods.  They understood how to mitigate construction impacts in terms of parking, 
cleanliness, and noise. They will work with the building department and operate within 
regulated hours. They will also be in close communication with the existing neighborhoods. 
Construction vehicles will have one way in and one way out. Contractors’ parking will be in 
designated areas and not on the streets in front of people's houses. After the development 
was built out 50% or so, there might be offsite parking with shuttles provided for the 
construction crew.  


 
• What are the developer’s long-term plans for maintaining the roads and landscaping in the 


development? 
 


Mr. Wertheimer said Hunter Pasteur will be long-term owners – 10, 20, 30 years or longer – of 
the apartment portion of the development. Everything else - the condominiums, single family 
homes, townhomes, etc. – will be part of one of several HOAs (Homeowners Associations), and 
will be responsible for the maintenance of all of the public space that's not owned by the City. 
The HOAs will start out properly funded by the developers.  
 
In response to questions, Attorney Rosati explained that one section of the PUD Agreement will 
deal specifically with the maintenance issue, with language in master deeds, bylaws, and/or 
declarations of restrictions. The PUD Agreement will list everything the 
developers/development are required to maintain and to what standard, and will include a 
provision that if they fail to do so, the City can establish a SAD (Special Assessment District) for 
the maintenance, and assess the cost to the property taxes of the property owners in the 
development.  


 
• Other issues 


 
Commissioner Maise was concerned that if internal roads were private roads, maintained by 
HOAs, eventually the individual neighborhoods could choose to be private, exclusive enclaves, 
and the public would not be free to come and go through them.  
 
Mr. Wertheimer said they had gone to great lengths to develop the open spaces in The Downs 
as gathering places for the entire Northville community. The HOAs were imperative to fund the 
ongoing maintenance. Everything will be documented properly in the PUD Development 
Agreement. Also, if agreeable with the City, they were happy to have all roads be public roads. 
 


Chair Tinberg opened the meeting to public comment on the topic of Infrastructure, Financials, and 
Phasing. 
 
Lenore Lewandowski, 119 Randolph, made the following points: 
• Had the Planning Commission considered the timing of The Downs Phasing in relationship to the 


construction at the old Foundry Flask property? Would the construction be occurring 
simultaneously?  
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• How much would the HOA fees be? These fees would be added to mortgage payments, 
rendering the housing even less affordable. 


 
Michelle Aniol, 407 Yerkes, Beal Town, made the following points: 
• In terms of maintenance, the site plan will be the governing document that will show and define 


what must be maintained in perpetuity.  
• She opposed any private roads, from which there could be significant negative unintended 


consequences, including inability to connect the stub street at the south of the development to 
a future roundabout, and a later prohibition of cut-thru traffic, destroying the grid pattern the 
Commission had worked so hard to ensure. 


• Beal Town must be integrated with this development. A sidewalk connection at Johnson Avenue 
and further south at Gardner was not enough to provide integration. The river park will be a 
beautiful natural barrier between the new development, downtown, and Beal Town. What are 
the expectations  for improvements on the west side of River Street, which is a frontage street 
of this development, and which will be very important for the integration of Beal Town? 


 
Dave Gutman, Chair of the Sustainability Committee, urged the Commissioners to read the 
Committee’s written comments submitted this evening. 
 
Kathy Spillane, 487 W. Cady Street, spoke in support of the southern pedestrian bridge connection 
at Gardner Street. The second connection will contribute to walkability goals, and encourage people 
to walk rather than drive to local businesses and recreation opportunities.  
 
Seeing that no other public indicated they wished to speak, Chair Tinberg closed public comment 
and brought the matter back to the Commission.  
 
Chair Tinberg noted that the second pedestrian bridge had been part of the list of features at the 
most recent DPAC meeting. 
 
Chair Tinberg explained that the Commission was moving into the final state of the preliminary site 
plan review process, which would include a final presentation from the developers regarding 
changes that had been made to the preliminary site plan, based on Commission discussions and 
recommendations over the last several months. The public will again be given the opportunity to 
comment regarding the modified preliminary site plan, and the Planning Commission will offer final 
deliberations and a recommendation to City Council.  
 
Utilizing a PowerPoint presentation, The Downs’ development team, led by Mr. Herkowitz, offered a 
70 minute summary of the application and preliminary site plan review process from their point of 
view. The presentation can be accessed on the City website here: 
https://www.ci.northville.mi.us/services/building_and_planning/planning_commission/proposed_r
edevelopment_projects 
 
Presentation key points included: 
• The revised conceptual site plan was first presented in August 2021. The developers had 


participated in many meetings in the community, including 15 Planning Commission meetings 
since that time. Tonight was the culmination of this collaborative process, and they were asking 
the Planning Commission for preliminary site plan recommendation to City Council. 



https://www.ci.northville.mi.us/services/building_and_planning/planning_commission/proposed_redevelopment_projects

https://www.ci.northville.mi.us/services/building_and_planning/planning_commission/proposed_redevelopment_projects
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• Further work will include outside agency engagement including approvals by the the Historic 
District Commission, EGLE, City Council and City of Northville, Northville Parks and Recreation 
Department, Northville Chamber of Commerce, FEMA, Wayne County Road Commission, Wayne 
County Drain Commission, EPA, Army Corps of Engineers, and others. 


• Approval process for daylighting the river will take 85 weeks. 
• The ARPA (American Rescue Planning Act) grant awarded through Wayne County requires the 


daylighting project be 70% complete by October 31, 2024 and 100% complete by October 31, 
2025. 


• The 5 topics reviewed in the last year with the Planning Commission included: 
1. Residential and commercial land use and locations  
2. Roads, pathways, connections, and parking  
3. Architecture and landscaping  
4. Parks, public spaces, and the farmers market 
5. Infrastructure, financials, and phasing  


 
• Regarding residential and commercial land use and locations 


o The site plan had been modified so that 100% of the Cady Street frontage is now dedicated 
to commercial space, except for the lobbies of the apartment building and the condominium 
building. Cady Street will serve as the primary retail social street. The approach to the 
commercial footprint was predicated on 3 objectives: 
1. Complementing the established and successful retail district along Main Street  
2. Creating the right retail mix including food and beverage and neighborhood retail, with 


smaller footprints than larger regional and national chains. 
3. Given the current climate for retail, being cautious regarding total retail footprint, 


acknowledging the serious and sometimes irreversible effects of vacant and poorly 
performing retail.  


o The preliminary site plan aligns with the Master Plan’s 6 guiding principles: 
1. Design that blends seamlessly  
2. Circulation/mobility  
3. Public spaces/open space, daylighted river and Johnson Creek, and the farmers market  
4. Land uses (mixed use) 
5. Density/form/ massing/ architecture  
6. Historical reference  


o Density was guided by community response and the objectives in the Master Plan. The 
Downs offers in total 9.96 dwelling units per acre, with a diversity of architecture and 
housing type. The Master Plan called for 7.6 to 14 dwelling units per acre. 


o All 7 different housing types offer either a 1st floor primary suite option or have internal 
elevators, thus serving the senior/empty nester community. 


o Land use design and diversification strategy regarding price point, rental and purchase 
optionality as well as design, resulted in a development that will appeal to all nine industry 
accepted consumer segments: professional couples, young families, teens and tweens, 
launching kids, modern families, independents/singles, empty nesters/never nesters, new 
retirees/active years, and retirees/golden years. 
 


• Regarding roads, pathways, and connections and parking 
o All roadways will be public roads (excludes alleys). 
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o Additional north/south connections have been added, breaking up superblock conditions 
and improving walkability. 


o Porous road design restores the city street grid. 
o Connectivity to Beal Town is improved via two pedestrian bridges in the river park. 
o Major pedestrian routes are provided, along with a dedicated bike lane along Seven Mile 


and Center. 
o 8-foot shared use pathway along River Street provides north/south connection from Hines 


Park through the river park and then to Main Street and Ford Field. 
o Pedestrian routes from Main Street and Center/Main provide a route to the central park in 


less than 4 minutes walking time. 
o Pedestrian routes from Main Street provide a route to the river park in under 7.5 minutes 


walking time. 
o 1515 total parking spaces are provided, including 338 public parking spaces, which include 


283 parallel parking spaces. Parking ratio is 3.42 parking spaces per unit. 
o After 6 hours of deliberation regarding traffic, both the City’s traffic engineer and the 


development team’s traffic engineer agreed that: 
- The majority of intersections within the City of Northville will experience a negligible 


increase (less than 5%) in traffic volumes associated with The Downs.  
- There are recommended mitigation measures to address existing delays and support the 


projected increase in traffic volumes.  
- The only intersection that exceeded the 5% threshold was Northville Road/North Seven 


Mile, which was projected to increase marginally over the threshold at 7%. The 
recommended mitigation solution for this intersection is a traffic signal.  


- Good signal timing and monitoring will mitigate other traffic impacts. 
o Street design resulted from iterative discussions with the Commission, and cross sections of 


a 50-foot wide right-of-way design were included in the presentation. Street design met the 
requirements of the Fire Chief and DPW Director, and was also reflective of slow flow 
streets throughout the City. 
 


• Regarding architecture and landscaping 
o Residential façades throughout, and especially south of Beal, showed articulation of facades 


with different widths, heights, setbacks, and architectural details.  
o The original 5-story height of the apartment building had been reduced to 4 stories. 
o Visual experience is emphasized throughout the development. 
o HDC had granted a Certificate of Appropriateness for townhomes, carriage homes, and row 


houses located within the Historic District. 
o Both the condo building and the apartment building are also under the purview of the HDC 


and the development team expects to be in front of them this fall for further review.  
o Carriage homes along the Griswold extension had front facing garages, eliminating alleys 


and rear drives, and reducing the amount of impervious surface. 
o The development team took feedback from the Commission and made significant changes 


to single-family attached housing, creating five individual buildings, each with its own 
character. They also changed residential scale. 


o 20-foot setback maintained along Center Street. 
o Front porches emphasized throughout. 
o Based on feedback, special attention had been paid to the detail of corner units. 
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o Gateway at 7 Mile and Center has been changed, with the removal of the large monument 
walls and structure, allowing the architecture and landscaping to lead. Welcome signage 
was proposed for inside the roundabout, subject to Wayne County approval. 


o All landscape and architectural designs will be submitted and approved at final site plan 
review. 


 
Chair Tinberg called a break at 8:11 pm and reconvened the meeting at 8:18 pm, and Mr. Herkowitz 
continued his presentation. 
 
• Regarding Parks, Public Spaces, and the Farmers Market 


o The river project, including daylighting, will provide plant habitat restoration, and the 
capturing of the current 100 year floodplain. The river will detain an estimated 30 million 
gallons of stormwater annually, that would otherwise continue to be discharged, along with 
contamination and sediment, into the Rouge river. The open channel length will be 
approximately 1117 feet. 


o The 10.44 acre river park will have 8 dedicated parking spaces adjacent to the entrance, 
with several hundred public parallel spaces in close proximity. There will be a prominent 
230-foot wide entrance on the Griswold extension, with multiple other points of public 
ingress and egress. 1.5+ acres of gathering and play space will be located within the park.  


 
• Regarding the log cabin 


o Hunter Pasteur will fund 50% up to $125,000 to relocate and reconstruct the log cabin. 
Space is available in the river park as a potential location. 


 
• Regarding the central park 


o Primary design goal is to create a flexible multi-use public space. 18 space parking lot has 
been removed from the north boundary, and a 4th hardscape tier was added, increasing park 
size to 1.25 acres. 


o Rendering illustrated the connecting relationship of the promenade and the central park.  
o Central park is accessible from every tier. 


 
• Regarding the farmers market 


o Market will be maintained in its current location through 2023 season. In 2024-2025, a 
temporary location will be provided, with pavement and utilities, giving the City/Farmers 
Market Task Force/Chamber time to find a new location. A potential new location is 
currently being negotiated. 


o Farmers Market Task Force had made it clear that The Downs site is not conducive to be the 
permanent home of the Farmers Market, and other off site locations are preferred. 


 
• Regarding Infrastructure, Financials, and Phasing 


o A schematic provided in the presentation illustrated the various phasing for the 
development. 
- Daylighting the river is scheduled for spring-fall 2024. 
- Construction of the buildings will occur in phases, starting fall of 2023, with completion 


of the entire development in 2027. 
o Significant tax generation will come to the City, DDA, library, county and state millages, 


including school millages, as shown on the slide Tax Revenue Generation from The Downs 
Development. In total, current 2022 taxes generated from the site to all collecting bodies is 
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$311,576.00. In 2031, that amount will have increased to $5,238,404, with $1,301,805 going 
to the City and $893,731 to the DDA. 


o The development team is seeking brownfield development approval, with accelerated 
payback of 7 years. 


 
The presentation provided the following lists of originally requested deviations, and financial and 
non-financial benefits: 
 
Deviations  


• Apartment Building: Location of 5th Story (height now reduced to 4 stories) 
• Condo Building: Height 2’ taller than maximum permitted height for 4 stories*  
• Townhomes: Front setback along south side of Beal 15’* (main footprint setback to 20’), 


allowing for front stoop design. 
• Townhomes: Front setback along S. Center 16.3’-20’*  
• Townhomes: Side facades 10’-15’ from Hutton (currently 15’, consistent with 


recommendation in Planner’s review) 
• Townhomes: Floor area ratio** contributing in excess of 10% 
• Townhomes: Building height 1⁄2 story taller than ordinance/master plan calls for 


Racetrack** (ability to design homes with full basement is not possible) 
• Row Houses: Rear setback 8’-9’*  
• Carriage Homes: Front-facing garage located 19’-25’ from street** (meets needs of aging 


demographic, reduces impervious surface) 
• Carriage Homes: Rear setback of 25 feet* (allows for larger river park area and buffer 


plantings) 
• Single Family Lots: Area and lot width smaller on 17 lots than R-1B standard* (variety of lot 


sizes and frontages increase customer segments that can be served) 
• Front setback smaller than R-1B standard* (result of desired street profile) 


* Denotes deviations that are recognized as a beneficial deviation per Carlisle Wortman 
March 29 review memo  
** Denotes deviations that are recognized as a beneficial deviation with change  


 
Cost of Financing of Public Benefits  
Central Park:  $4,793,054 (no public incentives/no TIF funds requested for Central Park)  


• Land: $625,000  
• Construction: $4,168,054 


River Park + Daylighting of River:  $19,157,719  
• Land: $3,400,000  
• Construction: $15,757,719  


Pocket Parks:*  $420,000  
Road & Utility Improvements:**  $2,167,000 +  


• Gateway Land: $371,450  
• Gateway Construction: $628,550  
• Pump Station: $682,000  
• Relocation of Sanitary Sewer Pipe: $65,000  
• Cady/Griswold Sewer Realignment: $420,000  


Historic Cabin:  $125,000  
Total Contributions: $10,905,054+  
Total Contributions Including Brownfield TIF: $26,662,773+ 
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*The Pocket Parks will be privately owned, however, public access will be memorialized in the 
future condominium documents. 
**The developer has also committed to a six-figure contribution towards off-site road and utility 
improvements to be finalized during future DPAC negotiations.  


 
Non-financial benefits  


1. Daylighting the river  
2. River park  
3. Central park  
4. Public access to pocket parks  
5. Pedestrian connectivity  
6. Vehicle connectivity  
7. Bicycle connectivity  
8. Storm water treatment  
9. Brownfield cleanup  
10. Demolition of the existing structures  
11. Removal of the gambling establishment  
12. Log cabin contribution  
13. Temporary farmers market location  
14. Residential tax base to the city  
15. Sales tax base generation (retail)  
16. Affordable housing vs. existing Northville  
17. Age in place options  
18. Diverse housing types that will serve all consumer segments  
19. Gateway land (lost units) 
20. Gateway (landscape design & installation) 
21.  Traffic circle contribution 
22.  Traffic mitigation 
23.  Beal Street extension 
24.  Cross walk to Hines Park 
25.  Flood plain (LOMAR) 
26.  Plant and animal habitat 
27.  Public Art contribution 
28.  Addition of public parking 
29.  Developer sourced funding of the public benefits 
30.  South exit to 7 Mile Road 
31.  Additional Cady Street retail in alignment with consultant recommendation 
32.  Job creation (temp and permanent)  
33.  Offsite water main funding  


 
The development team believed the contributions provide significant and historic public benefit to 
the City of Northville. 
 
Mr. Herkowitz concluded by stating the project was at a tipping point. The developers had 
effectively ceded to every request that had been made of them. Financial viability now needed to be 
part of the evaluation. A sustainable development is a financially viable development. Without 
sufficient risk adjusted return, they would not be able to source the necessary equity and debt 
financing needed to capitalize the project. As articulated this evening and throughout the past year, 
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the substantial project benefits for this project far outweigh any noted deviations. The opportunity 
existed to take an underutilized property with significant challenges and integrate a mixed use 
development that will include historic and generational community and regional assets into the 
existing beauty and charm that is Northville.  


 
Mr. Herkowitz thanked everyone who had participated in this process, including Task Forces and the 
Planning Commission, as well as the greater community. 
 
In response to Commission questions, the development team provided the following information: 
• The traffic studies were completed two ways: assuming the street closures were permanent, 


and the opposite, assuming the street closures were temporary. The final results were based on 
the streets opening up again, per instruction given by City Engineers. 
 
City Traffic Consultant Dearing said the final traffic report showed a worse-case scenario, even 
though the assumption was the streets would open again. The results would not be significantly 
different, either way, and traffic mitigation strategies would remain mostly the same. 


 
• As discussed earlier, the plans showed the road widths as the DPW Director had identified as 


necessary. The public roads were 22 feet wide, with a design as shown in the presentation. The 
alleyways behind single family homes were required to be 18 feet wide. 


• The land value allocation was about 40% of the public benefit. The allocation was based on the 
amount paid per acre for the undeveloped land, and was therefore a conservative amount. 


• The developers would commit to 50% of $100,000 toward public art, as long as the art was 
located somewhere in the Central Park area.  


• The walkway in the river park will be 8 feet wide. 
 
Chair Tinberg opened the meeting to public comment regarding the preliminary site plan. To what 
extent did the preliminary site plan meet the intent of the Master Plan? To what extend did the 
public benefits balance and support the deviations that were being requested? 
 
Lenore Lewandowski, 119 Randolph, offered the following questions and comments: 
• How would pedestrians cross Seven Mile, between Hines Park and River Street? Without a 


pedestrian crossing, there was no connectivity. 
• How will physically-challenged people access the river park?  
• Do the public parking totals for shopping and recreation activities include parking in front of 


people’s homes? 
• She remained concerned regarding the impact of traffic on the greater community. How will the 


permanent street closures impact traffic flow? 
• She was concerned regarding the carriage houses that had front-facing garages. 
• Could the townhomes in the southern portion of the development be shorter, without 


basements, rendering them more affordable? $525,000 entry level prices, with their 
accompanying mortgages and HOA fees, did not represent affordable housing. 


• Where will the pump station be located? 
 
Engineering Consultant Tsakoff said the pump station would be located underground. 


 







Planning Commission Meeting – August 16, 2022 – Page 14    DRAFT
  
 


Michelle Aniol thanked the developer for stating all roads will be public roads. She remained 
concerned regarding the amount of traffic that will be added to Beal and River Streets. Will the 
pump station be on private property? 
 


Engineering Consultant Tsakoff said the pump station will serve other locations outside of the 
The Downs. The DPW Director preferred the pump station be located on public property, for 
ease of public maintenance. 


 
Seeing that no other public indicated they wished to speak, Chair Tinberg closed the public 
comment portion of the meeting. 


 
9. OTHER PLANNING COMMISSION BUSINESS 


 
The consensus of the Commission was to hold an extra meeting in August, in order to further discuss 
balance of requested deviations vs. public benefits, and to discuss conditions that might be attached 
to a recommendation of approval. 
 
Chair Tinberg overviewed the preliminary site plan review process, which had been public, 
thorough, and transparent. 
 
After discussion and review of upcoming schedules for the Planning Commission and City Council, 
the following motion was made, with the hope of making a recommendation to City Council at the 
September 6, 2022 Planning Commission meeting: 


 
MOTION by Hay, support by Vollick, to schedule a Special Planning Commission meeting on August 
29, 6:30 pm, to continue deliberations on The Downs preliminary site plan.  


 
Roll call vote: Ayes –  Gaines, Hay, Kirk, Salliotte, Vollick, Tinberg. Nays – DeBono, Maise. Motion 
carried 6-2.  
 
Commissioner DeBono said he had voted against this motion because he would be unable to attend 
on August 29. Commissioner Maise voted no for the same reason. 
 
Commissioner Kirk said that years ago when the First Presbyterian Church had come before the 
Planning Commission for an addition to the church, the public parking at the rear had been part of 
the discussion. Now that parking was proposed to be removed, and he recommended that the 
Commission rethink where the parking should be, and whether parking should remain on the north 
border of the central park.   
 
Planning Consultant Elmiger said that she had reviewed the files from that church project. At the 
time the Planning Commission did talk about the extensive public parking that was in the vicinity of 
the Church, but only in terms of their Sunday service. The Commission had not discussed the use of 
the new addition, or parking needed for a preschool. In the present instance, there was public 
parking along Cady Street, in the parking structure. Also, additional parking had been designed into 
the Church’s addition project along Hutton and Church Streets. Last, the Church had exchanged land 
with the City to add more parking spaces directly adjacent to the Building.  
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Commissioner Kirk argued that the parking originally planned for the north end of the Central Park 
would also serve patrons of small businesses there. He requested that the Commission consider the 
possibility of adding the parking spaces at the north end of the central park back into the plan. 
 
Commissioner Gaines opposed agreeing to something for the benefit of a single community entity. 
 
Commissioner DeBono again suggested that the City sponsor a parking study for the downtown 
area. 


 
10. ADJOURN 
 


MOTION by Kirk, support by Maise, to adjourn the meeting at 9:45 pm. 
 
Motion carried by voice vote. 


 
 
 
Respectfully submitted, 
Cheryl McGuire 
Recording Secretary 
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MEMORANDUM 
 
TO:  City of Northville Planning Commission 
 
FROM: Sally M. Elmiger, AICP  


DATE: September 1, 2022 
 
RE: The Downs – Draft Planning Commission Motion  
 
The Planning Commission has been considering the Preliminary Site Plan for The Downs project over a 5-
month period.  During that time, the development team revised the Site Plan based on input received at 
Planning Commission meetings, and provided additional information and materials to respond to 
Commissioner and residents’ questions and concerns.  Northville residents, business owners, and others 
from the public were invited to share their opinions in a formal Public Hearing, and on five topic categories 
after Commission discussion concluded on each over five separate meetings.  People have also been 
encouraged to correspond with the Planning Commission in writing.   
 
The Planning Commission has considered the materials provided, public comments, the Master Plan, the 
relevant Zoning Ordinances, as well as input from the:  


• DDA, and who also commissioned a commercial market study for the Cady St. area,  
• City Staff including the City Manager, Building Official, DPW Director, Police Chief, Fire Chief 
• City Civil Engineers and City Traffic Engineers 
• Walkability Expert Dan Burden, and 
• Resident task forces, including: 


- River Restoration Task Force (with Log Cabin Sub-Group and Central Park Sub-Group) 
- Sustainability Team 
- Farmers Market Task Force, and 
- Mobility Task Force 


 
The Historic District Commission, to date, has also reviewed one part of the development located within 
the Historic District Boundary. (Note that all meeting packets for this project, and the formal record of the 
Planning Commission’s deliberations via the meeting minutes, are available on the City’s website: 
https://www.ci.northville.mi.us/cms/One.aspx?portalId=11895963&pageId=13505469#pc.)  More 
information regarding this project may be found on the City’s website under “Proposed Redevelopment 
Projects”: https://www.ci.northville.mi.us/cms/one.aspx?pageId=14141984 . 
 
At a Special Planning Commission on August 29, 2022, the Planning Commission considered draft benefits 
of the project, deviations from the Zoning Ordinance needed to accomplish the project design, and draft 
conditions that would be included in a motion to City Council.  The City’s Special Council, City Planner, and 
City Engineer used the results of the Planning Commission’s deliberations at this meeting to create the 
attached draft motion recommending approval of the Preliminary PUD Site Plan to City Council.   
 



https://www.ci.northville.mi.us/cms/One.aspx?portalId=11895963&pageId=13505469#pc

https://www.ci.northville.mi.us/cms/one.aspx?pageId=14141984
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The motion is now ready for further Planning Commission consideration and discussion.  Note that there 
is one open item on Page 6, regarding architectural materials.   
 
In the event that the Commissioners decide to vote on the motion at the upcoming meeting, the draft 
may be referenced, and a motion to accept it as presented, or as amended, could be made.  It is not 
necessary to read the entire 10-page motion out loud at the meeting.  The draft motion is included in the 
packet for the September 6, 2022 meeting, and the packet is available on the City’s website the Saturday 
before the meeting, or at the Building Department in City Hall. 
 


 
 
Cc: Patrick Sullivan 


Dianne Massa 
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MOTION TO RECOMMEND APPROVAL OF PUD REZONING AND 
PRELIMINARY PUD SITE PLAN FOR THE DOWNS 


 
 


 I move to recommend approval of The Downs application for Planned Unit Development 
Rezoning and the Preliminary PUD Site Plan (“Preliminary Plan”) based upon the following 
findings and conditions: 
 


Background 
 


A. Developer is the owner of certain real property consisting of approximately 48.12 
acres of land, formerly the location of the Northville Downs Racetrack, at Seven Mile Road and 
Center Street, extending to Cady Street to the north and River Street to the east, in the City of 
Northville, Wayne County, Michigan. 


B. Developer desires to develop the Property as a mixed-use development that is 
intended to be a residentially oriented community of mixed density and housing options, including 
approximately 18,500 square feet of commercial space and approximately 12.3 acres of natural 
and green spaces (excluding stormwater facilities).  The development is to be called The Downs 
(the “Project”). 


C. On November 2, 2021, the City’s Planning Commission determined that the Project 
met the criteria for PUD Eligibility pursuant to Section 20.05(2) of the Zoning Ordinance subject 
to conditions.  


D. The Planning Commission determined that The Downs met the eligibility 
requirements under Section 20.05 of the Zoning ordinance because the proposed Project would: 
(i) encourage innovative land development and planning; (ii) preserve significant natural and 
historical features and open space; (iii) encourage development of convenient recreational 
facilities; (iv) provide improvements to existing utilities and road systems; (v) encourage the use 
of the Property in accordance with the Property’s character and adaptability; (vi) comply with the 
visions set forth in the City’s Master Plan; (vii) preserve and enhance open space and other natural 
features; (viii)  result in a recognizable and material public benefit by the daylighting of the Rouge 
River and creation of a River Park and installation of a walkway through the daylighted area and 
park; (ix) result in the restoration of the Rouge River channel and abutting banks; (x) create 
stormwater detention within the Project which will improve the water quality of the stream within 
the Johnson Drain; (xi) result in the remediation of contamination in certain areas on the Property; 
(xii) allow innovation and greater flexibility in the design of residential, commercial and 
recreational uses within the Project; (xiii) facilitate the construction and maintenance of streets, 
utilities and public services in a more economical and efficient manner; (xv) result in the creation 
and/or dedication of park areas to the City for use by the general public; (xvi) provide other public 
benefits as set forth later in this motion; (xvii) and ensure compatibility of design and use between 
neighboring properties and encourage a less sprawling form of development. 


E. On December 14, 2021, Developer submitted the Preliminary Plan to the City. 
Developer submitted a revised Preliminary Plan on January 20, 2022. 
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F. The Planning Commission held a public hearing on the proposed PUD rezoning on 
March 15, 2022.  The Planning Commission conducted deliberations on the PUD rezoning and the 
various components of the Preliminary PUD Site Plan in meetings conducted from February 1, 
2022, until September 6, 2022.  Public participation was allowed at one point during meetings after 
Planning Commission deliberations concluded on each of the five topic categories, which were 
created to organize Planning Commission deliberations and comments on the Project.  The 
Planning Commission regularly encouraged the public to submit correspondence with comments 
on the Project. 


Public Benefits 


Public benefits are generally features that would not typically be achieved through a 
conventional site plan.  Public benefits do not include items that are required by the Zoning 
Ordinance or are necessary to enable the development to function. The following are the public 
benefits offered by The Downs Project that, in the determination of the Planning Commission, 
would not be achieved under conventional development, and upon which the recommendation of 
approval is based: 


Public Benefits 


Pu
bl


ic
 S


pa
ce


s 


The removal of dilapidated buildings and environmental cleanup. 


Improved stormwater management of site, particularly as a result of the daylighting of the 
Rouge River.  Daylighting of the river to take place and estimated to be completed by 
December of 2024.  
River Park land donation, river daylighting (and resultant reduction in floodplain), park 
build-out including amenities, and contribution of up to $125,000 toward relocation of log 
cabin.  Plant/animal habitat. 


Central Park land donation and build-out.  City Council to determine whether to accept 
dedication.  Public restrooms to be provided in or near Central Park.  
Gateway land donation and landscaping. City Council to determine whether to accept land 
donation.  
7-Mile Road mid-block pedestrian crossing with HAWK signal and crosswalk at River 
Street. 
Pocket parks available to public (with HOA owning and maintaining the pocket parks at 
no cost to the City)  
Temporary Farmers Market location through 2024.  


Contribution to public art in the amount of $50,000 


 Sidewalks within the site condominium portion of the Project shall be available for public 
use. 
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V
eh


ic
ul


ar
 a


nd
 


no
n-


m
ot


or
iz


ed
 


 Improved vehicular, bicycle and pedestrian connectivity, including monetary 
contributions toward road and sidewalk improvements as determined by the City Council.  
This will include Developer paying for a traffic signal at 7 Mile/Northville Road per the 
Traffic Impact Study (TIS).  
Providing a public stub road for future connection at the south end of the Project to 7 Mile. 
Developer also to dedicate stub road to the Project’s southern boundary line.  


R
es


id
en


tia
l 


U
se


s 


Diverse housing types that will serve all consumer segments. Age-in-place options. 


U
til


iti
es


 Offsite water main funding in locations and in an amount as determined by City Council.  


Removal of sanitary sewer from Rouge River (at Beal St. bridge)  


Fi
na


nc
ia


l Developer-sourced funding of public benefits in an amount as determined by City 
Council.  Developer up-front funding of certain public benefits. 


Job creation. 


 


Design Standards 


The Preliminary Plan meets the General Design Standards contained in Section 20.04 (2 
through 14) of the Zoning Ordinance subject to the following deviations which are recommended 
for approval in accordance with Section 20.04 (1): 


Deviations 


La
nd


 U
se


 Residential uses on parcels with Racetrack District underlying zoning outside of 
the Cady St. Overlay (CSO) District. 


Townhouse use on parcels with R-2, Second Density Residential District 
underlying zoning.  


A
pt


. 
B


ld
g.


 Height 10-feet taller at south end of CSO District boundary, and 5-feet taller toward 
Beal St. than permitted for 4-stories.  (See Illustration A) 


C
on


do
 


B
ld


g.
 Height 5-feet taller than maximum permitted height for 4-stories (See Illustration 


B) 


To
w


nh
om


es
 (2


.5
 &


 
3.


0 
st


or
ie


s)
 Front setback along south side of Beal 20 feet (Setback is 5 feet less than minimum)  


Front setback along S. Center St. 21-23 feet (Setback is 2-4 feet less than minimum)  
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Front setback in Racetrack area 15 feet (Setback is 10 feet less than minimum) 


Side facades facing a street 15-20 feet (Setbacks are 5-10 feet less than minimum)  


3-story townhomes are ½-story/5-8 feet taller than maximum (Max. height 2.5 
stories/30 feet)  


SF
 A


tta
ch


ed
 


(o
r 2


-s
to


ry
 


to
w


nh
om


es
) Rear setback 8-9 feet (Setback is 16-17 feet less than minimum) 


C
ar


ria
ge


 H
om


es
 Front setback 19 feet from street (Setback 6 feet less than minimum)  


Front-facing Garage:  Garage door is 3% more of front façade than permitted (Max. 
50%); garage door is not 4 feet behind front façade of the front exterior wall.  


Rear setback 15 feet (Setback 10 feet smaller than minimum) 


Si
ng


le
-


Fa
m


ily
 


Lo
ts


 Area and lot width smaller on 20 lots (of 38 lots) than R-1B Standard (small lot 
average area: 6,237 square feet; small lot average width: 63 feet) 


Pa
rk


in
g 


Apartment building: 31 fewer spaces using underlying Racetrack zoning; 16 over 
requirements using CBD zoning (Overall project: 94-space surplus) 


Condominium building: 10 fewer spaces using underlying Racetrack zoning; 15 
over requirements using CBD zoning (Overall project: 94-space surplus) 


 
Illustration “A” – Apartment Building Height 
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Illustration “B” – Condominium Building 


 


 
 
 The deviations recommended for approval achieve the Purposes and Intent and Sections 
20.01 through 20.04 of the Planned Unit Development Regulations and improve the overall Project. 
 


Conditions on Recommendation of Approval 
 


 The Downs Preliminary Plan, with revisions through August 16, 2022, is recommended 
for approval subject to the following conditions, which are deemed necessary to address the 
impacts resulting from the development, and the public health, safety, and welfare, and also subject 
to approval of the Planned Unit Development Agreement by City Council: 
 
Daylighting of the Rouge River 


 
Daylighting of the Rouge River is a critical factor in approval of The Downs.  Developer shall 
comply with the time periods contained in the Wayne County Daylighting of the Rouge River 
Subrecipient Agreement entered into between the City and Wayne County for the receipt of ARPA 
funds for this portion of the Project.  In the event that Developer does not receive approval from 
the City Brownfield Authority for brownfield funds for the daylighting project, this 
recommendation of approval for The Downs shall be null and void. 
 
Roads, Pathways, Connections and Parking 


R
oa


ds
 


Road configuration as shown on the site plan dated August 16, 2022, indicating that 
the following roadways, constructed as part of the project, will be public roads 
dedicated to the City of Northville: Beal St., Hutton St., Griswold St., Fairbrook 
St., Road A, and Griswold St. (including road stub at southern end of project). All 
other connecting roadways and alleys within the Project will be private and 
maintained through a Homeowner’s Association (HOA).  
Project will meet the DDA's Secondary Street Design Standards within the DDA 
boundaries and along the north side of the new Beal St. extension. 
 
Project will provide pedestrian-scaled streetlights and street trees along all public 
roads within the project, and along Cady St. and S. Center St.  
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River Street improvements will, at a minimum, include a roadside barrier consistent 
with AASHTO Roadside Design Guidelines to protect vehicular traffic and 
pedestrians from the slope to the daylighted river. The type and extent of the 
roadside barrier will be determined during final site plan approval as recommended 
by the City’s Engineer.  
 
No parking shall be permitted across public sidewalks. 


Tr
af


fic
 


Developer is responsible for the following traffic improvements to serve the project, 
as identified in the associated Traffic Impact Study (TIS):  1) 7 Mile/S. 
Main/Northville Rd. improvements described in the TIS; 2) a contribution as 
determined by City Council for the roundabout at 7-Mile/S. Center St.; 3) signal 
optimizations at other intersections identified by the TIS; 4) pedestrian mid-block 
crossing of Center St. at Fairbrook St. with center refuge island, RRFB, pavement 
markings/signage and walk/ramp upgrades; 5) pedestrian mid-block crossing of 
Cady St. at parking structure location with pavement markings/signage and 
walk/ramp upgrades; 6) pedestrian mid-block crossing on 7 Mile Road at River St. 
with pavement markings, HAWK, and path/ramp upgrades (TAP grant contribution 
anticipated); 7) pavement rehabilitation of Griswold St. from Cady to Beal after 
road widening to add on street parking is completed.  


 
Architecture, Landscaping and Aesthetics  


  


Project architecture shall be in substantial compliance with the elevations presented 
at the Planning Commission in the plan at 8/16/22 meeting and shall not include 
any vinyl components on any building facades.  Approved materials include 
______________.  The following materials are specifically prohibited:  
________________  
Apartment and condominium buildings shall be built to Leadership in Energy and 
Environmental Design (LEED) standard for certification (in effect at the time of 
submittal), including sustainable sites, water efficiency, indoor environmental 
quality, material and resources, energy and atmosphere, location and 
transportation, innovation, regional priority, and education and awareness.  Toll 
Brothers residential units shall be built to Home Energy Rating System program 
standards, including heating, cooling, hot water, lighting (interior/exterior) 
electric/gas appliances, and other electric/natural gas uses.  Documentation shall be 
provided to the City to verify compliance with this requirement at the time of Final 
Site Plan approval for the particular phase. 
 
Detached single-family residential building design shall include the architectural 
detailing on all dwelling units as depicted in the elevations presented at the Planning 
Commission on 8/16/22 meeting.  
Housing products located at street intersections should act as transitions between 
products, and both street frontages of buildings shall include the elevations of a 
“front.”   
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At the Final Site Plan stage, the developer of each phase shall provide the following 
for the buildings included in that phase, as applicable: 


a. Detailed architectural design consistent with this Preliminary Plan approval 
of all buildings on all facades.  Rear of buildings shall be designed to be as 
attractive as the front. 


b. Two-and-one-half story townhomes on Beal St.: facades revised with 
additional details, modified fenestration, etc., particularly (but not 
exclusively) on corner buildings, as presented at the 9/6/22 Planning 
Commission meeting. 


c. Rendering of alleys/rear driveways behind townhomes.  
d. List of LEED, WELL, or HERS sustainability standards (or other rating 


systems) being met with new buildings as a checklist. 
 


 
Parks, Public Spaces and Farmers Market 


 


The amount of land allocated to the Central Park and River Park on the 8/16/22 
Preliminary Site Plan shall not be diminished or reduced in overall size by other 
project facilities, such as the daylighting of the river, stormwater basins, or other 
non-park facilities unless deemed acceptable by the Planning Commission during 
Final Site Plan review. 
 
The design of the Central Park and River Park shall be consistent with the 
Preliminary Site Plan dated 8/9/22, and in addition to these designs, shall contain, 
at a minimum, paved pedestrian walkways, access point(s) to the daylighted river, 
pathway lighting, site furnishings (seating & trash receptacles), landscaping, bike 
racks, and signage.  
Developer to contribute $50,000.00 for public art in Central Park or River Park, 
with payment made to the City at the time of the issuance of the first building 
permit. 
 


 


River Park: 
a. Shall contain two (2) bridges, as illustrated on the site plan dated 8/16/22, 


that are a minimum of 14-feet wide. 
b. Developer shall relocate the log cabin either in the River Park or somewhere 


in the community, if determined viable and economically feasible by City 
Council, and shall contribute up to $125,000 toward this relocation. The 
Planning Commission encourages its use to be a passive, visual use that 
reminds visitors of Northville’s history.  Retrofitting the log cabin as a 
restroom is not recommended. 


c. Incorporate pathways along the west side of the stormwater basins behind 
the carriage homes, which paths will connect to the River Park pathway 
system. 


d. Revise the plans to show that the stormwater basin is part of The Downs 
development and not part of the River Park. Show distinct property lines. 
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Central Park:   
a. Shall have adequate water and electricity in all four quadrants of park, and 


an irrigation system. 
b. Developer to provide public restroom facilities to be used in the Central 


Park. 
 


 


Farmers Market:  Planning Commission supports the Farmers Market Task Force 
recommendation that the Market be located off of the project site.  The temporary 
Farmer's Market location shall, at a minimum, include a paved market surface and 
parking spaces, as shown on the site plan dated 8/9/22, as well as water and 
electrical hookups. 
 


 


Pocket Parks:  These parks will be open to the public as proscribed in the Master 
Deed and Bylaws of the Site Condominium and the PUD Agreement, and include 
benches, trash receptacles, and landscaping.  Pocket parks will be maintained by 
developer until such time as the homeowner’s association is created, and then by 
the HOA in accordance with the terms of the PUD Agreement. 
 


 


At the Final Site plan stage for each phase, the developer shall provide the following 
for the parks included in that phase, as applicable: 


a. Developer will work with the DDA, City's experts, Northville Parks and 
Recreation, and related City task force groups to: 
i. Refine the design for the River Park, incorporating at a minimum the 


features listed above.  Planning Commission recommends a "natural" 
landscape aesthetic to the River Park. 


ii. Refine the design and character of the individual quadrants of the 
Central Park incorporating at a minimum the features listed above. 


b. Signage for parks as approved by the City. 
 


 
Infrastructure, Financials, and Phasing 


 


Developer shall obtain all required permits from the City and outside regulatory 
agencies for design and implementation of the plans during construction. 


Developer shall use stormwater management techniques that infiltrate stormwater 
into the ground, where possible, using Low Impact Development (LID) Techniques 
such as deep-rooted plants, bioswales, permeable pavements, and other techniques, 
based on site conditions.  The developer shall work with City Engineers and Wayne 
County to identify more potential opportunities to increase infiltration and LID 
applications on the site. 
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Defer a recommendation to City Council on the following to DPAC: 
a. Cost sharing proposal to implement the development, as proposed by the 


developer, including payment for or contributions toward the daylighting of 
the river, the relocated Farmers Market, traffic improvements including the 
proposed roundabout, and improvements to the public utility infrastructure. 


b. Ownership, maintenance, and programing of the River Park and/or Central 
Park. 


c. Ownership and maintenance of gateway design, and landscaping within the 
roundabout. 


d. Per Section 24.08 of the Zoning Ordinance, the City will require a 
performance guarantee(s) in the form of cash or automatically renewable, 
irrevocable letter of credit to ensure faithful completion of the site 
improvements in conformance with the approved Final Site Plan and 
approved PUD Agreement.  


 
Phasing 


 
Developer shall comply with the Phasing Plan included in the 8-16-2022 submittal to the Planning 
Commission. Upon completion of each phase, each phase shall be capable of standing on its own 
in terms of the presence of services, facilities, and infrastructure to serve such phase and shall 
contain the necessary components to ensure the protection of natural resources and the health, 
safety, and welfare of users of the phase and the users of the surrounding area. 
 
Additional Requirements for Final Site Plan Approval of the First Phase of The Downs 


 


Incorporate the roundabout preliminary design provided from the City Engineer 
based on the preliminary engineering stage which is anticipated to begin at the 
conclusion of the approval of the Preliminary Site Plan.  This preliminary 
engineering effort by the City Engineer would include survey, ROW verification, 
Wayne County Review and input, 40% level design, customized design 
considerations to meet City needs, center island Gateway Design options, and shall 
meet AASHTO Design Standards (as well as applicable roundabout and 
transportation/design guidelines).  The roundabout will be designed as efficiently 
as possible utilizing available traffic data, City objectives, safety considerations, 
and Developer input, as well as Wayne County DPS review.  ROW needs shall 
anticipate future considerations for growth and possible expansion, but current 
design will provide for efficient, safe, and effective layout for roundabout vehicular 
traffic and pedestrian flow.  Roundabout design will include accommodations for 
pedestrian and bicycle facilities for safe non-motorized use of this intersection to 
accommodate circulation/connectivity in all directions. The duration of the 
preliminary engineering phase by the City Engineer is anticipated to be completed 
in approximately four (4) months from the authorization by City (including Wayne 
County DPS reviews).  Developer shall contribute the ROW needed based on the 
roundabout design, at no cost to the City. 
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Present an entryway design at the north intersection of 7-Mile/S. Center St. that 
indicates that the driver/pedestrian/cyclist is entering into the City of Northville, 
not a subdivision.  The architecture of the buildings should lead the gateway design, 
and landscaping should support the gateway. Gateway will contain some type of 
historical reference and create a significant entryway and may possibly be located 
in center island of roundabout, depending on road design guidelines and safety 
aspects. 
 
Investigate and present traffic mitigation techniques for Beal St. east of 
development, River St., and Fairbrook St. west of the Project. 
 
Further refine site and park designs to improve pedestrian accessibility, creating a 
comfortable experience for people in wheelchairs or those with mobility issues.  
Developer to meet with mobility-challenged residents and/or the Living and 
Learning Center in Northville for input and recommendations for refinements 
presented at the Final Site Plan stage. 
 
Provide signage and wayfinding locations and details. 


Developer shall submit a logistical plan to show how the development will proceed 
with minimal impact on the City and surrounding properties as development 
progresses through the various phases. 


 







Written 
Comments 
Received 







To:  The Northville Planning Commission                                                                   8-31-22 


From:  Jim Long 


Re:  The Downs Proposal 


 


DETRIMENTAL AFFECTS TO THE NORTHVILLE COMMNUITY: 


• Applicants plan is a radical community altering development 
• Repetitive nature of cookie cutter homes 
• Our wonderful town will change forever, the damage will be irreparable 
• People want to move to Northville for what it has been and what it is, sense of community, charm, 


legacy 
• Northville is a community of beautiful neighborhoods, some up to 150 years old 
• This proposal will result in a 17-20% increase in households 
• Density and character will be detrimental to adjoining zoning districts 
• No “healthful and balanced distribution of housing and population” Zoning 1.02 
• Does not “minimize adverse traffic impacts” Zoning 20.01 
• Mater Plan “Objective 1” states “discourage development which significantly increases neighborhood 


traffic” 
• Gateway from north Sheldon does not “Complement the downtown and provide an attractive 


entrance into the City of Northville” per Master Plan “Goals” 
• North Sheldon entrance, backside of row houses and the Center Street canyon. Regardless of minor 


setback adjustment 
• John Roby: “Safety, traffic, congestion and neighborhood serenity concerns” 
• City of Northville study: Traffic on Wing St. has increased 40% since 2020 
• City consultant to the PC: “unwarranted traffic effects throughout the city” “development will 


overload the streets” 
• PC member comment: “Traveling Center Street will give the impression of a gated community” 
• PC member comment: “Single family homes are less than 9% of the total dwelling units in this 


development” 
• PC member comment: “A development that looks like a complex is inconsistent with the Master Plan 


of preserving neighborhood character” 
• Parking on the south side of town is in short supply. Clearly evident during a typical busy weekend 


evening 
• If HP plan is approved, the paved parking lot south of the Cady St. parking deck will be gone. 
• The HP plan of removing parking will be very detrimental to the adjoining zoning district known as 


Downtown Northville 
• Traffic studies did not include any intersection-roads west of Center St.  
• There are currently pre-existing traffic conditions that the citizens are dealing with 
• 91 residents in St. Lawrence Estates will be severely impacted with the continual flow of a roundabout 
• Access to Seven Mile from south Wing is many times now only possible due to a red light at Seven and 


Sheldon  
• Access to Center Street from east Fairbrook is many times now only possible due to a red light at 


Seven and Sheldon  
• The large neighborhood northwest of Sheldon and Seven Mile will be severely impacted by the 


continuous flow from a roundabout 







• One traffic study rated the Fairbrook Center St. intersection from a C/C to a E/F 
• Beal, Yerkes and River St. traffic will be impacted 
• Why will these citizens have to suffer from this unwanted development?? 
• Applicant has stated that “27 of 28 intersections that were evaluated, no discernable traffic impacts” 


Absolutely not true. 
• Traffic study states that the traffic at Main and Hutton will improve from B/C to B/B, really? 
• HP proposed 50’ wide northbound Hutton will merge into the Hutton section from Cady to Main St. 


and that traffic at Main and Hutton will improve? 
• The proposed River Walk slopped bank runs right up to River Street for the full length. Will a guard rail 


be required? 
• The only public parking for the HP proposed River Walk Park is parallel parking in the narrow streets of 


the proposed row houses 
• Where are the front yards, side yards for the kids to play. Is this development family friendly? 
• The 2018 Master Plan states “The south fringe of the downtown should continue to retain a location 


for the Farmers Market” 
• The important walkable public benefit of the Farmers Market will be gone 
• What if the City cannot come to terms with the seller of the Seven Mile property? The market could be 


gone forever 
• HP 2-14-22 letter signed by Mr. Wertheimer “..we will work with the parties to ensure our site 


provides everything needed for a long term successful farmers market” 
• If this proposal is supposed to be good for our community, why will it require two roundabouts?  
• Why should the citizens of Northville be unnecessarily impacted by the numerous detrimental effects 


of this unwanted development? 
 
BOTTOM LINE: THERE ARE WAY TOO MANY DOWNSIDES TO THIS PROPOSAL THAT WILL FOREVER AFFECT THE 
CITIZENS OF NORTHVILLE 
 


One additional comment: 


1. Parking and the HP proposal for 18,000 sq. ft. of commercial along Cady St: 


HP presentation at the 8-23-22 DDA meeting presented a slide indicating 8 areas of available parking 
for this commercial area consisting of 338 spaces. 


The problem was their misrepresentation of the parking locations. Some were as far south as “Road A” 
and Fairbrook. All spaces were parallel parking along streets.  


Only 150 spaces were provided north of Beal St. The distance from Cady St. to Beal St. is 250’. How 
many of the 150 spaces will be needed for employees? 


 


Respectfully, 


Jim Long 


 


 















































From: Manfred Schon
To: Dianne Massa
Subject: To the Northville Planning Commission (PC)
Date: Wednesday, August 31, 2022 4:02:22 PM


Dear members of the Planning Commission,


For the upcoming PC meeting on September 6 I propose that the public receives a significant
(e.g. 60 minute) slot at the beginning of the meeting. The citizens' concerns or support for
the "Downs project" need to be heard.
Given the significance of this project for all citizens of Northville, I believe that feedback from
Northville's citizens should not be cut short or even become unpredictable by meeting
logistics.


Regards,
Manfred Schon
306 S. Rogers Street
-- 
Linkedin
+1.734.778.8182



mailto:manfred.schon@up2go.com

mailto:dmassa@ci.northville.mi.us

https://www.linkedin.com/in/manfredschon/





















From: Michelle Massel
To: Dianne Massa
Subject: FW: Urgent Questions Yet To Be Answered by the Planning Commission for The Downs
Date: Wednesday, August 31, 2022 8:43:30 AM


 
 


From: Mary Carbone <wpoulos@comcast.net> 
Sent: Tuesday, August 30, 2022 9:44 AM
To: wpoulos@comcast.net
Cc: agrinblat@dealersresources.com; Patrick Sullivan <psullivan@ci.northville.mi.us>; Michelle Massel <mmassel@ci.northville.mi.us>
Subject: Urgent Questions Yet To Be Answered by the Planning Commission for The Downs
 


Hi Dianne- and Michelle,


Please forward to the Planning Commission.


Thank you,


Mary Carbone


To: Planning Commission Members


Mary Carbone
8586 Napier Rd 
Northville, mi 48168


Urgent Questions Yet To Be Answered by the Planning Commission for The Downs
We feel that the developer’s plan is very well done. But is the plan right for Northville? The Citizens For Northville believe that the plan, in its current form, is not right for Northville. While the developer has made improvements to the original plan, the plan density was reduced only somewhat and together with Housing Types, foreign to Downtown Northville, remains the central issue in our view.


The Plan, in its present form, appears to be a high-risk plan with unknown consequences for Northville. Once implemented, becomes irreversible. Hopefully, working with the developer in good faith, the plan can be enhanced to mitigate this risk.


The key question that must be answered is “Is the HP Plan in keeping with Northville’s present Character and small-town Charm? We believe it must be answered based on a specific set of questions that we are requesting the Planning Commission (and later the City Council) adopt and respond to, item by item, as outlined below. Otherwise, all we have are opinions.


There is a secondary question. Is a high-density plan the only way to pay for the public benefits such as daylighting the river? Lower risk scenarios should be explored with the developer that would include daylighting the river.


These questions must be answered and made public so that the citizens are fully informed as the process unfolds.


Following are excerpts from the PUD (Planned Unit Development) Article 20 of the Zoning Ordinance with related Question numbers that tie into each of these sections:


20.01: Purpose and Intent: “…….to preserve significant natural, historical, and architectural features and open space……..” 2 3 6 7 10 13-17 
20.05: “…..The proposed use or uses shall be of such location, size, density and character as to be in harmony with the zoning district in which it is situated, and shall not be detrimental to the adjoining zoning districts….” 1 2 3 4 5 8 9 12 13- 17 
“…. The proposed type and density of use shall not result in an unreasonable increase in the need for or burden upon public services, facilities, roads, and utilities….” 1 4 5 8 9 11 12 13-17


20.8 1. PUD: “Reasonable conditions may be required by the Planning Commission before the approval of a planned unit development, to the extent authorized by law, for the purpose of ensuring that existing public services and facilities affected by a proposed land use or activity will be capable of accommodating increased service and facility loads caused by the land use or activity, protecting the natural environment and conserving natural resources and energy, ensuring compatibility with adjacent uses of land, and promoting the use of land in a socially and economically desirable manner.” 1 3 4 5 7 8 9 11 12 13-17


We request that the Planning Commission (and later the City Council) adopt and respond to the following questions to assess as objectively as possible the answer to the key question: “Is the Plan in keeping with Northville’s character and small-town charm?


Questions:


1.  Is Residential Density in harmony with surrounding neighborhoods?:
5.8 homes per acre current surrounding neighborhoods – the current plan calls for approximately twice the density of surrounding neighborhoods which are predominantly single-family homes.


2.  Are Residential Architecture and Housing Types in harmony with surrounding neighborhoods?:
Single Family Homes: yes, on front façades. Are large apartment and condo buildings, row, town and carriage houses appealing structures adjacent to Single Family Homes. Are these types of structures sustainable?


3.  Have Walkability requirements been met? :
4.  Will impact on traffic improve? :
5.  Is Commercial Density in harmony with downtown?:
6.  Is Commercial Architecture in harmony with downtown?:
7.  Have Landscaping requirements been met?:
8.  Will FAR restrictions be met?:
9.  Is Parking adequate (where do non-Downs residents park that want to use the green space?)?:


10.  Has a permanent location for the Farmers Market area been specified?:
11.  Has impact study been done for City Services/Aging Infrastructure/Utilities? Will a bond issue be required?:
12.  Has assessment been done concerning impact on surrounding neighborhood Property Values: ?
13.  Has the City conducted a Pro Forma Cost/Benefit Analysis?
14.  Have required developer escrow accounts been determined: ?
15.  Has the developer claimed net tax increase revenue for Northville been substantiated and will it offset incremental costs to the city?
16.  Has the developer’s ability to complete the Plan been assessed?:
17.  Will the Plan attract visitors to Northville: ?


We believe that whatever the Planning Commission ultimately recommends to the City Council, it must include a very specific, sober analysis of the enhanced plan and its impact on Northville’s small-town Charm and Character. And this analysis must be widely communicated to the public, demonstrating how the plan is in the best interests of Northville, in order for the plan to have broad based support by the public. Such an analysis is critical to clear-eyed decision making and even more so, given the highly volatile geopolitical and financial world that may be in the process of rapidly unravelling in ways that none of us have seen in our lifetimes.



mailto:mmassel@ci.northville.mi.us

mailto:dmassa@ci.northville.mi.us

















































From: Scott Baldwin
To: Dianne Massa
Subject: Downs Development - Attn Planning Commission
Date: Wednesday, August 31, 2022 2:39:28 PM
Attachments: image001.png


Dear Planning Commission,
 
Please add my name to the list of serious dissenters regarding the current downs development
proposal.  I attended the Monday meeting this week in hopes of voicing my opinion, but did not get
the opportunity.
In case the same scenario occurs next week, I wanted to let you know how, and how strongly I feel.
 
Although many of our friends are abandoning Northville at this stage of their lives, Susan and I
elected to stay.  We believe in Northville, love our little community, and voted with our actions:  we
recently purchased the old Allen residence on Fairbrook.
 
We are very worried that this new development will change the very nature of our entire
community.  Specific concerns revolve around population density, traffic, and community character. 
It appears to us that the variances that are being considered go directly against the Northville
Master Plan that we all had a hand in constructing.  This proposal will change our community
character…….a very bad trade for whatever possible economics it brings.
 
Much time and effort was expended Monday evening considering the minutia of the proposal: 
street width, diversity of buildings, and whether any of the developer benefit claims were actually
benefits.  The time would be far better spent discussing ‘character of the decision’ issues like who
might purchase these homes, how they might afford them, what the influx of population will do to
the character of our community.
 
It is clear that you do care, that you have invested much hard work and due diligence in this
project……but it is not good for our community.  This is why the guidelines were placed in the Master
Plan…..to save us from poor or impulsive decisions.
 
                NO MATTER HOW FAR YOU HAVE GONE DOWN THE WRONG ROAD, ONCE YOU KNOW IT,
TURN BACK
 
Thanks for listening,
 
Scott Baldwin
 
Scott C. Baldwin
Baldwin Capital Management, Inc.
120 West Main Street, Suite 203
P.O. Box 276
Northville, Michigan 48167
 



mailto:scott@baldwin-capital.com
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248.348.6677 phone
248.869.6088 fax
 


 
Securities and advisory services offered through LPL Financial, a registered investment advisor,
Member FINRA/SIPC.
 


The information contained in this email message is being transmitted to and is intended for the use
of only the individual(s) to whom it is addressed.  If the reader of this message is not the intended
recipient, you are hereby advised that any dissemination, distribution or copying of this message is
strictly prohibited.  If you have received this message in error, please immediately delete.
 
 







August 31, 2022 


 


To Members of the Planning Commission:  


As a business and property owner on Main Street in Downtown Northville, I witness daily the 
parking and traffic issues we are currently facing.  With the street closures (that are now long 
term) the corner of Main and Hutton has become a major intersection.  Hutton was not designed 
to be a major thoroughfare road.  Drivers come flying up the hill on Hutton (alongside the 
Presbyterian Church).  This creates dangerous conditions for pedestrians, families picking up and 
dropping off from preschool at the Church, and those trying to pull in and out of parking spots 
along Hutton. I listen to horn-blowing throughout the day, have witnessed numerous “fender 
benders” and multiple near accidents.    


As a resident of Northville, on Fairbrook Ct., we are very worried about what this proposed 
development will do to our neighborhood.  Fairbrook will no doubt become a major road.  At the 
August 29th Special Meeting, it was very frustrating to hear Commissioner’s disregard for those 
of us on these nearby streets.  Part of the Planning Commission’s job here is to make sure this 
development does not adversely affect the surrounding neighborhoods.   


The 2018 Master Plan states: “Discourage development which significantly increases 
neighborhood traffic” 


Common sense would tell anyone who has experienced the Downtown Northville area that 
traffic is already a big issue.  Side streets are being used as main roads, creating dangerous 
conditions.  Adding 1000+ daily drivers from new residences, hundreds of new daily drivers 
going to new commercial sites (customers, employees) and a roundabout to this area will make 
these issues worse; I don’t care what a traffic study says. 


Please refer to the Zoning Ordinance Section 1.02 Intent and Purpose: “It is designed to lessen 
congestion on public streets…” and, Section 20.01, Purpose and Intent of the PUD: “to 
minimize adverse traffic impacts…” and Section 20.05 for PUD Eligibility Criteria: “The 
Proposed use or uses shall be of such location, size, density and character as to be in 
harmony with the zoning district in which it is situated and shall not be detrimental to the 
adjoining zoning districts” 


The density of TWO TIMES the surrounding area is most definitely “detrimental to the adjoining 
zoning districts”! 


This plan, as it currently stands, is a direct contradiction of what our City’s governing documents 
have laid out.  


 


Thank you for your time, 


Allison Long 
392 Fairbrook Ct.    
 


Long Plumbing Company 
190 E Main St.   







From: Michelle Massel
To: Dianne Massa
Subject: FW: Urgent Questions Yet To Be Answered by the Planning Commission for The Downs
Date: Wednesday, August 31, 2022 8:43:22 AM


 
 


From: Anthony Grinblat <wpoulos@comcast.net> 
Sent: Tuesday, August 30, 2022 8:33 AM
To: wpoulos@comcast.net
Cc: agrinblat@dealersresources.com; Patrick Sullivan <psullivan@ci.northville.mi.us>; Michelle
Massel <mmassel@ci.northville.mi.us>
Subject: Urgent Questions Yet To Be Answered by the Planning Commission for The Downs
 


Hi Dianne- and Michelle,


Please forward to the Planning Commission.


Thank you,


Anthony Grinblat


To: Planning Commission Members


Anthony Grinblat
21908 Albion Ave


Urgent Questions Yet To Be Answered by the
Planning Commission for The Downs


We feel that the developer’s plan is very well done. But is the plan right for Northville? The
Citizens For Northville believe that the plan, in its current form, is not right for Northville.
While the developer has made improvements to the original plan, the plan density was reduced
only somewhat and together with Housing Types, foreign to Downtown Northville, remains
the central issue in our view.


The Plan, in its present form, appears to be a high-risk plan with unknown consequences for
Northville. Once implemented, becomes irreversible. Hopefully, working with the developer
in good faith, the plan can be enhanced to mitigate this risk.


The key question that must be answered is “Is the HP Plan in keeping with Northville’s
present Character and small-town Charm? We believe it must be answered based on a specific
set of questions that we are requesting the Planning Commission (and later the City Council)
adopt and respond to, item by item, as outlined below. Otherwise, all we have are opinions.


There is a secondary question. Is a high-density plan the only way to pay for the public



mailto:mmassel@ci.northville.mi.us
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benefits such as daylighting the river? Lower risk scenarios should be explored with the
developer that would include daylighting the river.


These questions must be answered and made public so that the citizens are fully informed as
the process unfolds.


Following are excerpts from the PUD (Planned Unit Development) Article 20 of the Zoning
Ordinance with related Question numbers that tie into each of these sections:


20.01: Purpose and Intent: “…….to preserve significant natural, historical, and architectural
features and open space……..” 2 3 6 7 10 13-17 
20.05: “…..The proposed use or uses shall be of such location, size, density and character as to
be in harmony with the zoning district in which it is situated, and shall not be detrimental to
the adjoining zoning districts….” 1 2 3 4 5 8 9 12 13- 17 
“…. The proposed type and density of use shall not result in an unreasonable increase in the
need for or burden upon public services, facilities, roads, and utilities….” 1 4 5 8 9 11 12 13-
17


20.8 1. PUD: “Reasonable conditions may be required by the Planning Commission before the
approval of a planned unit development, to the extent authorized by law, for the purpose of
ensuring that existing public services and facilities affected by a proposed land use or activity
will be capable of accommodating increased service and facility loads caused by the land use
or activity, protecting the natural environment and conserving natural resources and energy,
ensuring compatibility with adjacent uses of land, and promoting the use of land in a socially
and economically desirable manner.” 1 3 4 5 7 8 9 11 12 13-17


We request that the Planning Commission (and later the City Council) adopt and respond to
the following questions to assess as objectively as possible the answer to the key question: “Is
the Plan in keeping with Northville’s character and small-town charm?


Questions:


1.  Is Residential Density in harmony with surrounding neighborhoods?:
5.8 homes per acre current surrounding neighborhoods – the current plan calls for
approximately twice the density of surrounding neighborhoods which are predominantly
single-family homes.


2.  Are Residential Architecture and Housing Types in harmony with surrounding
neighborhoods?:
Single Family Homes: yes, on front façades. Are large apartment and condo buildings, row,
town and carriage houses appealing structures adjacent to Single Family Homes. Are these
types of structures sustainable?


3.  Have Walkability requirements been met? :
4.  Will impact on traffic improve? :
5.  Is Commercial Density in harmony with downtown?:
6.  Is Commercial Architecture in harmony with downtown?:
7.  Have Landscaping requirements been met?:
8.  Will FAR restrictions be met?:
9.  Is Parking adequate (where do non-Downs residents park that want to use the green


space?)?:







10.  Has a permanent location for the Farmers Market area been specified?:
11.  Has impact study been done for City Services/Aging Infrastructure/Utilities? Will a bond issue


be required?:
12.  Has assessment been done concerning impact on surrounding neighborhood Property Values:


?
13.  Has the City conducted a Pro Forma Cost/Benefit Analysis?
14.  Have required developer escrow accounts been determined: ?
15.  Has the developer claimed net tax increase revenue for Northville been substantiated and will


it offset incremental costs to the city?
16.  Has the developer’s ability to complete the Plan been assessed?:
17.  Will the Plan attract visitors to Northville: ?


We believe that whatever the Planning Commission ultimately recommends to the City
Council, it must include a very specific, sober analysis of the enhanced plan and its impact on
Northville’s small-town Charm and Character. And this analysis must be widely
communicated to the public, demonstrating how the plan is in the best interests of Northville,
in order for the plan to have broad based support by the public. Such an analysis is critical to
clear-eyed decision making and even more so, given the highly volatile geopolitical and
financial world that may be in the process of rapidly unravelling in ways that none of us have
seen in our lifetimes.







August 31, 2022 


 


To Members of the Planning Commission:  


 
The Downs proposal remains both inconsistent with the 2018 Master Plan and non-compliant 
with our Zoning Ordinance, and unless major changes are made – specifically related to density 
– I don’t see how the proposal can be approved. 
 
However, it has become abundantly clear through your deliberations and statements that you 
will approve the Preliminary Site Plan – even with significant unresolved or unvisited items.  I 
would be remiss if I didn’t point out some serious issues I have with the manner in which the 
process has unfolded.   To do so, I’ll highlight just a few instances from the August 29th meeting 
that serve as a microcosm of this entire process.    
 
You wonder why citizens don’t show up every week?  When we have to sit through hours of 
deliberations before we have the opportunity to voice our own concerns?  And then to have 
those concerns largely ignored – especially the vast majority of concerns raised during the 
Public Hearing related to: 


• Density:  Including detrimental effects to adjoining zoning districts  
• Farmers’ Market:   


o Required in the 2018 Master Plan to be retained in “south fringe of the 
downtown” (Cady Street, South Center Street and Northville Downs area)  


o Promised by Hunter Pasteur: “We will work with the parties to ensure our site 
provides everything needed for a long-term successful Farmers’ Market” 
(2/14/22 letter signed by Randy Wertheimer)  


 
These are the reasons we don’t show up every week.  And I’m not trying to minimize the 
importance of your deliberations, because they are truly important, but there are much bigger 
issues that should be confronted first regarding this Preliminary Site Plan before moving to 
things like roof pitch and shortening road lanes by one foot. 
 
  







EXAMPLE 1:  DISCUSSION OF NEED TO SEE COMPLETE 3D, FLY-THROUGH MODEL OF ENTIRE 
DEVELOPMENT 


• PC Member: “I’m still struggling to try to piece elevations together” 
• PC Member: “We’re kind of at the end of our work here” 
• PC Member: “We’ll let City Council deal with that” 
• Ultimate Consensus: Only need to see Center Street 


Requiring a 3D, aerial model of this development is not a burdensome ask.  It is absolutely 
essential to help understand how everything will look upon completion for a proposed 
development of this magnitude.  And, according to Hunter Pasteur’s website, they routinely 
provide this view. Why you are willing to kick the can down the road on this is baffling.  How 
can you approve this plan without having that important piece of information?  


Similarly, pushing a number of unresolved items out until Final Site Plan approval (ex. 
roundabout, 7-mile/Center entryway, traffic mitigation, building materials) appears to be a 
crutch for this group.  I understand that financial items are not your responsibility, but 
everything else regarding this proposal is totally under your authority.  If you have issues with 
ANYTHING, this is the time to speak up and let the applicant know and have them modify their 
Plan accordingly.  Now. Not later. 
 


As the City Consultant correctly pointed out: 


• “What you want to do is you want to be as clear as you possibly can in your development 
agreement so that you don’t get into dispute later and the plans that you’re approving, 
preliminarily approving, are typically attached to that agreement.  So, my recommendation 
is, get those plans as close to what you want them because they’re going to be attached.  
Yes, you could write some language, but then you’re kind of running into problems because 
the question will become why did you grant preliminary approval if you weren’t happy with 
it?” 


• “There’s some things such as that – the architecture – I would not want to defer to Final Site 
Plan because I wouldn’t want to argue later on, on what you want.” 


This!  This is so important.  Don’t rush this approval because you feel pressure related to a 
$2.5M grant for daylighting the river.  This has to be done thoughtfully and done right, because 
we only get one chance. 


  







EXAMPLE 2:  THERE WERE AT LEAST TWO OCCASIONS WHEN A PC MEMBER QUESTIONED OR 
WAS CONFUSED WHY AREAS OUTSIDE OF THE SITE PLAN WERE BEING INCLUDED IN YOUR 
DISCUSSION (EXAMPLE BELOW IS REGARDING TRAFFIC MITIGATION STUDY/FUNDS FOR BEAL, 
RIVER, AND FAIRBROOK) 


• PC Member: “Is this something we would want for them to contribute to?  I guess because 
this is outside of the development, that that falls under the monetary contribution, right?” 


• PC Member explaining why this is in-scope:   “But, you know, there’s other things that are 
outside the development that we’re negotiating with the developer.  Um, those roads are 
directly affected – and once again, if you go back to the language that says ‘and if they do, 
that there is a, there is a desire of the community from them to um, for the community to 
respond to that’.  And um, I think, at this stage, what we’re asking – what would those be, 
what would those be...because it is going to directly affect residential communities on both 
sides, and that is part of our charge, to figure that out, and we should not ignore it and then 
wait to see what happens” 


That there is ANY confusion on the PC that areas outside the development are indeed part of 
this approval process is deeply disturbing.  As section 20.05 PUD Procedure for Review states,  
“proposed use or uses shall be of such location, size density and character as to be in harmony 
with the zoning district in which it is situated, and shall not be detrimental to the adjoining 
zoning districts”.   


You also say you’re going to “figure that out”, but when?  You’re about to approve this Plan 
without having answers and resolutions to proposed uses that are clearly detrimental to 
adjoining zoning districts. 


 


EXAMPLE 3: WHEN DISCUSSING PUBLIC BENEFITS, A DESIRE FOR LESS MULTI-FAMILY UNITS 
WAS RAISED 


• PC Member: “I like their efforts.  I wish there was less multi-family dwellings, but that ship 
has also sailed.” This was followed by chuckling and agreement by PC 


How can that be your position?!  This is the time to work with the developer and require 
changes to the plan.  Why are you so willing to simply appease and concede? 
 
The density of this development is ~2x that of the adjoining zoning districts.  This is inconsistent 
with requirements in 1.02 and 20.05 of the Zoning Ordinance. 
 
  







EXAMPLE 4: WHEN DISCUSSING THE IMPACT OF CHANGING BEAL, RIVER, AND FAIRBROOK 
STREETS FROM RESIDENTIAL TO COMMUTING ROADS AND WHETHER THE BEAL STREET 
EXTENSION SHOULD BE CONSIDERED A PUBLIC BENEFIT 


• PC Member:  “But to overall connectivity that’s a benefit, right?” 
• PC Member:  “But I don’t know that the, um, developer has addressed the requests that 


we’ve had multiple, about how we mitigate the, uh, traffic congestion on Beale and how we 
maintain, slow that traffic down and there was a couple requests for them to look into that 
and I have not heard anything from them at this time.  So I am concerned.  So I agree with 
you about connectivity, but I think that it is directly affecting those spaces, and that is, that 
is part and parcel of the Master Plan that they don’t negatively affect community spaces 
outside their project, and I think that is happening with that connection” 


The developer has not responded to numerous requests regarding negative effects to adjoining 
zoning areas, and you’re fine with that?  Why is their response not required before approval?  
And how can you approve when there are clear negative effects to adjoining zoning areas? 


 


EXAMPLE 5: TRAFFIC/PARKING STUDY DISCUSSION 


• PC Member: “We will need to do another traffic impact study after this development is 
complete.  Who pays for that? I do not know.  But I know it needs to be done.  Because I 
think you’re going to have people coming to the City Hall, into the Planning Commission, 
going ‘it never used to be like this and it’s your fault’.  And we’re going to have to respond to 
that and we will have unforeseen issues.  We cannot foresee all the issues.  They will be 
unforeseen.” 


 
What is being acknowledged here is what every rational Northville citizen already knows – this 
development will lead to SIGNIFICANT traffic issues.  But, rather than confront that now, you 
kick the can down the road again because you have an “official” traffic study that you hang your 
hat on.  What happens to that study when you factor in permanent closures on Center and 
Main and the 4-way stop at Center and Cady?  No one has even addressed the fact that Hutton 
between Cady and Main was never designed to be a major thoroughfare, and it is now serving 
in that capacity.   
 
The Master Plan “discourages development which significantly increases neighborhood traffic”, 
and Section 20.01 of the Zoning Ordinance (PUD Purpose and Intent) mentions the requirement 
to “minimize adverse traffic impacts”.   The traffic studies clearly show a number of road ratings 
deteriorating as a result of this development. 
 
Commissioning a comprehensive traffic study AFTER the development is complete is almost 
humorous to me.  “Gee, traffic’s really bad as a result of The Downs development.  Let’s 
confirm with a study.”  Unfortunately, for those of us who remain in Northville, this will be too 
little, too late. 
 







You are not demanding answers to your (and our) concerns, you are not holding the developer 
responsible for complying with the 2018 Master Plan and our Zoning Ordinance, and you are 
passing the buck to City Council and / or Final Site Plan approval.  
 
This city doesn’t need its future dictated by an outside developer whose only goal is to 
maximize profit .  Follow the Master Plan, follow our Zoning Ordinances, and listen to the 
citizens who have made Northville the city that it is today.  A diverse, charming, small town that 
prioritizes green space, unique architecture, and single-family homes. 
 


 


Thank You. 


 


Billy Burns 


392 Fairbrook Court 







From: Donna Tinberg
To: Dianne Massa
Subject: Fwd: What If? REVISION
Date: Tuesday, August 30, 2022 11:00:04 AM


Hi Dianne—
Mr. Giroux has asked that this be shared with the Planning Commission.  Thanks—


Donna


Begin forwarded message:


From: "C.  GIROUX" <girouxreal@wowway.com>
Date: August 30, 2022 at 8:45:06 AM EDT
To: Kurt Kuban <kurtkuban@gmail.com>
Cc: brianpturnbull <brianpturnbull@gmail.com>, Donna Tinberg
<thayernorth@gmail.com>, Douglas Wallace <douglaswallace@northville.org>,
Denise Jenkins <denisemjenkins@aol.com>, Jim Long
<jrlong@longmechanical.com>
Subject: Fwd: What If? REVISION



(Mr. Kuban: Note that based on attending last night's Planning
Commission meeting and obtaining additional roadway info., please
accept the following more accurate paragraph** concerning a S.
Center Street boulevard, replacing the original version submitted
yesterday.  I apologize for any confusion this may cause.)


From: "girouxreal" <girouxreal@wowway.com>
To: "Kurt Kuban" <kurtkuban@thevillemagazine.com>
Cc: "brianpturnbull" <brianpturnbull@gmail.com>, "Donna Tinberg"
<thayernorth@gmail.com>, "Douglas Wallace"
<douglaswallace@northville.org>, "Denise Jenkins"
<denisemjenkins@aol.com>, "Jim Long" <jrlong@longmechanical.com>
Sent: Monday, August 29, 2022 5:47:43 PM
Subject: What If?


The long and difficult task of considering how to best protect the small-
town heritage of the City of Northville while balancing developer goals for
"The Downs" property continues for our Planning Commission.
Throughout this process the overwhelming concern expressed by many
city residents has been the density proposed for the project.  It's adverse
impact on traffic congestion/safety and the very small-town charm that
attracts and makes Northville so financially appealing for development is
being threatened to forever disappear.







The main party to this drastic change, Hunter Pasteur Northville (HPN),
has cooperated in making many positive revisions to its original plans, but
much more can and should be done to ensure an outcome agreeable to
all.  Their proposals from the beginning have consistently called for a total
of 450+ housing units on the Downs site of approximately 48 acres.  The
most recent plan revision contains 459 units or almost 10 dwellings per
acre, which is close to double the density of residences found in
surrounding neighborhoods.


We can do better!  What if... to address both concerns for more affordable
housing in the city and previously claimed water table building constraints,
that more modest single family homes were constructed on the same
foundation types as used on the massive number of townhomes proposed
for the south end of the development? 


** What if... a boulevard with plantings and trees was to be
constructed on S. Center Street (similar to those found at other city
entrances on N. Center,  Randolph, Northville Rd & Griswold
Street)?  The developer's most recent plan revision depicts an island
going north from the roundabout at 7 Mile Rd that could be extended
the length of S. Center Street.  Such a boulevard would provide a
more unique, impressive roadway to compliment the current revised
south gateway into town.  Most importantly, it would contribute to
having a desired calming impact, reducing traffic speeds and
offsetting the "canyon effect" on the area as well. 


Finally, what if... portions of the "City Park" concept proposed by the
Citizens of Northville group were reasonably adopted to reduce the overall
density of the project?


We need to make this development into a desirable addition to the city not
only for the present, but so that future generations can appreciate and
cherish the foresight of those who preserved the unique place our town
is...


Save Northville!


Carl Giroux 







































From: Linda Hodor
To: Dianne Massa
Subject: Northville Downs Redevelopment
Date: Wednesday, August 31, 2022 3:56:33 PM


Northville Downs
DEAR CLERK MASSA:


PLEASE FIND FOLLOWING A LETTER WE ARE SUBMITTING FOR REVIEW BY
THE NORTHVILLE DOWNS REDEVELOPMENT COMMITTEE FOR THE NEXT
SCHEDULED MEETING AND FOR INCLUSION IN THE MEETING PACKET. 


THANK YOU,
DANIEL & LINDA HODOR


Dear Committee Members:


As we continue to review input from other concerned residents regarding the Hunter Pasteur
proposal for the Northville Downs property, we are increasingly concerned that this proposal
will result in some level of future abandonment by the developer and a permanent alteration of
the small town character of downtown Northville. The negative impact on the surrounding
communities will be irreversible and potentiate the already high level of traffic noise and
density with which Northville residents are already contending with on a daily basis.


Many single family homeowners have invested heavily in their properties and paid tens of
thousands of tax dollars toward city infrastructure and schools. Expectations of extraordinary
careful stewardship of the scarce land remaining for development are not unreasonable.


For these reasons and others articulated in our previous letters to the commission, we believe a
pause is in order for the Hunter Pasteur proposal until the company’s prior projects are fully
vetted and until the proposal under consideration is thoroughly reviewed for compliance with
all zoning guidelines, regulations and restrictions governing the use of this land.


We believe alternative proposals should be sought for the property because doing the wrong
thing is far more damaging to the future of Northville than doing nothing at all with this rare
land opportunity for redevelopment.


Thank you for your consideration.


Respectfully submitted,


Daniel & Linda Hodor
47738 Dunhill Ct
Northville, MI 48167


Sent from my iPhone



mailto:lmhodor@aol.com
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From: David Stirsman
To: Dianne Massa
Cc: Dan Herriman; David Stirsman 101; Donald & Diane Rivard 420 ; Fran & Pat Collins 127 ; Kirk and Nanette


Yuhasz 326; Roger & Beti Kempa 422
Subject: Northville Downs Development
Date: Wednesday, August 31, 2022 5:28:40 PM


From Resident of St Lawrence Estates (SLE) expressing common concerns from our
96 home community.
 


1. In prior PC meeting minutes, a consultant recommended, and the PC agreed to
pursue a roundabout at Seven Mile and Center. The roundabout may keep
traffic moving but a continuous flow through the traffic circle will inhibit the
opportunity for St Lawrence Estates residents to enter and exit our community
during rush hour morning and evening. Exiting our community onto 7 mile is
already tenuous but the traffic lights help to create an opening for us to turn right
or left from our only entrance on Seven Mile. Look forward to written solution to
this concern.


 
2. Walkers from this community currently travel daily to downtown or to Hines


Park. Crossing Seven Mile to Wing St is the most convenient path to the post
office or downtown restaurants. Crossing Sheldon at the corner of Seven Mile is
the best route to Hines Park.  Placing a traffic circle at 7 and Sheldon will make
it both dangerous and difficult to cross.  Having a cross walk and island median
built at our exit to safely navigate 7 mile Having a button to push to stop traffic
and an island between the East/West traffic would go a long way for resident
safety and would not be used that often to significantly impede traffic. A similar
solution at Sheldon would be helpful.  Open to hearing how this concern is
resolved.


 
3.)  A written control plan for noise and dust during demolition and construction
phases was discussed at the August 30    PC meeting and is supported by SLE.
This plan should include reasonable hours of moving heavy equipment,
hammering etc. While we don’t know the specifics of what can be done but expect
with all this demolition and construction there will be silt, dust, dirt flying
constantly. Looking forward to the contractor’s written plans to address these
concerns.


 
 
David Stirsman 101 Hampton Ct Northville 48168
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August 31, 2022 


Ashley Peper 
Grandview Acres 
Northville (Twp), 48167 


 


Dear City of Northville Planning Commission, 


I would like to apologize in advance for the length of this letter; however, there is a lot going on with this 
development, some of which has been said, some of which hasn’t. Hopefully, this letter will remind you 
about the value of Northville’s land. 


I recently revisited the City’s website, the first thing I saw was “Savor small town charm”, which I found 
ironic considering the Downs Development. According to the Michigan Association of Planning, the goal 
of a Master Plan is to “guide communities in their decisions on land use development and preservation.” 
I reviewed the 2020 and 2021 survey updates for the Master Plan. Resident callouts included open space 
as a high priority, daylighting the river/creek, the farmer’s market, density/traffic concerns, and 
potential negative effects to the character and charm of Northville. As many of you know, it can be 
difficult to find parking currently in the city, which is crucial if we want to encourage not just city 
residents to visit Downtown but others as well, such as Township residents. This will ultimately 
discourage people from outside of downtown from visiting if there’s no place to park. 


The developer has talked a lot about numbers: number of residents, tax revenue, % traffic increase. So, 
let’s talk numbers … 


As part of Northville’s Master Plan update, the survey conducted found that more than 70% of 
respondents called for passive green spaces, spots for informal gatherings, and play areas as 3 separate 
callouts. Part of the purpose of the Master Plan is to preserve open space. Looking at their plan, they 
have 12.18 acres or 25.31% listed as open space. However, the actual public space is less than 20%, and 
that’s assuming you include the entire riverbank, a good portion of which will be the actual river. 
Regarding the pocket parks as a public benefit, while I don’t know about you, I have never gone to 
someone else’s neighborhood to use a park. As mentioned previously on Aug. 29, these parks will likely 
not be used by the public much but simply by people walking by, which from my perspective, will be the 
people living in this subdivision. 


As part of the Master Plan update, >77% said limiting density was important with >80% saying it is 
important for keeping the Farmer’s Market in the considered area, 2 things that aren’t being considered 
by the developer. When thinking about it, most people don’t want to go where they’re not wanted, 
which is how the developer is treating the Farmer’s Market, as unwanted. 


Also, looking at the new gateway depiction at 7 Mile and Center, you still get the canyon effect, and it 
looks like you’re entering directly into someone’s cookie cutter subdivision, not a thriving downtown 
community where people actually know their neighbors. With this, almost no one, or 2.8%, of 
respondents said taller buildings were effective for the gateway features (multi-select). Even the rainy-
day picture of the current gateway, which truthfully looks blah, looked more welcoming to me than the 
sunny day picture of their proposed entrance. 







Also, using the 2020 census data, the average income in the City of Northville is $129,426. With this 
income, the average current Northville family can afford and get approved for a $486,000 house 
(averaged from Zillow at $495k, Wells Fargo at $483k, and Intuit at $479k) with 20% down and assuming 
only $750 in additional monthly expenses, which I consider extremely conservative considering my car, 
phone, and groceries often reach or exceed this monthly. At this rate, current citizens couldn’t even 
afford to live at this development. Is that really providing diverse housing? As an individual in their mid-
20s who doesn’t live with a significant other, but makes good money, I would not be able to afford to 
live in this development. 


While there has been mention of the additional tax revenue created by this development, would it be 
worth it if it stripped Northville of what it values most? Does it consider that this development will likely 
add 1,100 people (see Appendix; an 18% population increase to Northville’s current 6,119) will be using 
the roads and sidewalks, meaning they will need to be replaced significantly sooner than if this 
development didn’t exist (or was significantly smaller). This is also significantly higher than the most 
recent, conservative population estimate I could find from HP’s presentation (March 2022), which 
estimates the population increase to be at 845. However, this same population coordinates with 474 
units, more than the currently proposed 443/459 units (see Appendix). 


There will also be an increase in costs to public works and parks. An 18% increase in population could 
mean an 18% increase in Parks & Recreation usage; however, costs such as this were not mentioned by 
the developer. The developer also mentioned the money Northville schools would get; however, I have 
numerous teacher friends, including a few at Northville High School, and not one has ever told me that 
schools are actually given enough money to take care of the students they have. Is it worth it to put this 
pressure on our already overworked, underpaid teachers? When you add all of these costs together, the 
additional tax revenue isn’t as beneficial as the developer originally proposed it. 


I’ve also done some research on Hunter Pasteur and some neighborhoods of theirs in the area. They 
have a history of incomplete projects in which they sell the project or have to bring on another builder 
because they can’t finish it. Dunhill Park (Novi, MI) with 31 homes was originally approved solely for 
Hunter Pasteur in March 2016. In August 2019, the project had yet to be completed and HP requested a 
reduction in the “required financial guarantees”. Compo Builders Inc ended up completing the project 
for HP and it appears the last home was sold in 2021, 5 years after the initial approval. At that rate, it 
would take HP XX years just to complete the single-family homes portion of the Downs Development. 
According to Franklin Property Co.’s website, this property was also developed with help from the 
Brownfield Authority. Similar situations occurred with Rathmor Park (South Lyon, MI), a good portion of 
which was completed by Pulte Homes, as well as Knightsbridge Gate (Novi, MI) which was completed by 
Winnick Homes. 


Northville’s Master Plan focuses on maintaining the integrity of its neighborhoods and encouraging 
development that is consistent with the character of the community. It’s important to keep this going 
for Northville, which this plan does not do. While I’ve missed a chunk of the Downs Development 
meetings, I’ve attended at least 5, and in each meeting, I haven’t heard a single citizen (who doesn’t 
have a stake in the property), truly support it. I’ve heard multiple citizens (and a few commissioners) say 
“it’s better than it was”, but I have never known Northville to settle. It shouldn’t matter how long the 
developer has been trying to get this approved or how much money they have lost in the process. When 
it comes down to it, the only thing that should be considered is, Is this best for Northville and its future? 







This current plan would be settling. The only thing Northville should “settle” for is what’s truly best for 
Northville and its citizens. 


As a member of the Northville Township Legacy Park Committee, I encourage the City to consider other 
ways of viewing this property, such as working with the developer to create a large park out of a portion 
of the site, such as 1/3 or about 15 acres. The Township has used bonds to purchase the Legacy Park 
property, something I encourage the city to do. This would offer the opportunity to significantly 
decrease the density while adding true public amenities, get rid of the current canyon effect proposed 
by the developer (if along 7 Mile and Center), and allow the developer to finish this project sooner. In 
doing this, it would ultimately significantly improve walkability, sustainability, and safety, while 
maintaining Northville’s small-town charm, integrity, and sense of community, much of which is lost or 
limited by the currently proposed development. Please, I implore you to strongly consider 


 


Thank you, 


Ashley Peper 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 







Appendix 


Now, the above rudimentary math balances the apartments and condos by assuming half will be 
occupied by 1 person, half by 2 people. The Townhomes, Row Houses, and Carriage Homes, assume 2-4 
people, which averages to 3 people. The Single-Family Dwellings assume half will have 3 people, half will 
have 4 people. Overall, even at 1,069 (rounded), this is a conservative estimate, particularly as it 
assumes there are 100 single individuals who can afford to live in this development on their own, which 
is unlikely. It also assumes none of the single-family dwellings will have more than 2 children. 


Also, I’m not sure which is the correct number of houses; I thought it was currently down to 443, but 
this document from the 8/16 presentation has both 459 and 443 units. 


 


 


Apartments 174 units 1.5 persons/unit 261 people 
Condos 53 units 1.75 persons/unit 92.75 people 
Townhomes, Row Houses, Carriage Homes 193 units 3 persons/unit 579 people 
Single-Family Dwellings 39 units 3.5 persons/unit 136.5 people 
TOTAL 459 units  1,069.25 people 











From: joette george
To: Dianne Massa
Subject: Saint Lawrence Estates
Date: Thursday, September 1, 2022 12:20:53 PM


Good Afternoon Dianne,
You recently received a letter from our Association President,  David Stirsman. I Just want to
reiterate how important the situation he mentioned is....I think by now we all realize The
Downs will be developed, But the traffic situation has to be FULLY addressed.  What they
want to do now with the round-about @ 7 & Sheldon will destroy the ability of residences at
Saint Lawrence Estates to cross 7 mile. By car. & most certainly by foot. There already is
enough traffic that makes it difficult during certain hours to cross & with the "Continueous"
flow that a round-about will create... Well, it will be near impossibile!...NOT to mention the
people trying to turn from the North side of 7 mile....PLEASE don't forget these Northville
Residences as we try to appease  the Developer!


Joette George
215 Saint Lawrence
Northville. MI.


Dianne would appreciate it
If you could forward my comment to the board, thank you.
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From: Kirk Yuhasz
To: Dianne Massa
Cc: David Stirsman
Subject: NORTHVILLE Downs Project.
Date: Wednesday, August 31, 2022 9:34:00 PM


A 12 year Resident of NORTHVILLE and resident in St Lawrence estates it is astounding how the development
planners and consultants  cannot without certainty solve vehicular and pedestrian traffic to the proposed
development.  The ability to safely enter and exit our condominium complex from our only entrance that is west of
Sheldon Road is most difficult during an extended rush hour window right now and it is inconceivable that without a
traffic signal at the expense of the first roundabout in Wayne County is a dangerous forced planning tool at the
expense of our 96 co owners.  To make my point our land area and boundaries are not even graphically depicted on
planning documents to show the geographic relationship to all aspects of the proposed plan as if it was deliberate to
qualify the roundabout proposal.  We are strongly opposed to the roundabout and exclusion from consideration to
how our residents will safely be able to enter or exit our complex by vehicle or foot.  Please inform us how our
concerns will be addressed in the overall plan. The mixed use PUD is contingent on providing a Public Benefit. 
Please inform us how this benefits the residents of ST Lawrence Estates.
Kirk and Nanette Yuhasz
326 St Lawrence Blvd, NORTHVILLE
Sent from my iPh
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From: Dennis Merlo
To: Dianne Massa; Brian Turnbull; Johncarter3@gmail.com; Barbara Moroski-Browne; dtprice07@aol.com
Subject: Downs Project
Date: Thursday, September 1, 2022 3:34:30 PM


To the planning commission:


My wife and I were driving last Monday night north on Sheldon, heading into downtown
Northville for the council meeting.  We came upon Seven Mile, stopped at the light and
visualized the proposed development project.  


It left us very sad, and asking why the city of Northville would even consider it.  


Our family has lived here nearly 26 years.  We've seen tremendous development, and support
the great majority of it.  The Northville community is celebrated and desired for reasons that
are diametrically opposed to what this mammoth project represents.


Northville is a small community, a peaceful town with a certain serenity.  It possesses great
charm and it's known for mature tree-lined streets and a friendly atmosphere.  


This project is totally overbuilt - it's not needed.  Contrary to what the developer says, any
common-sense person realizes that greater traffic will ensue, causing tremendous congestion,
not even mentioning the increased carbon footprint.
It will feature cookie-cutter homes, which goes against the grain of Northville today.  


My guess, and it's simply that, is that the residents moving in will have a larger turnover than
the current residences, due to the nature of the homes, apartments going up.  These transients
won't become as embedded and active in the overall community.  


Needless to say, we strongly oppose this development.


Additionally, can the council take public comments at the beginning of the meeting? Having
them at the end simply results in people getting tired and frustrated and going home.  Does the
council really have any sincere interest in hearing from their community members?


Finally, Northville is one of Metro Detroit's most beautiful cities.  Everything you read and
learn about Hunter Pasteur speaks to this company being one of the lesser developers in town.


Thank you
Dennis Merlo
248-420-0839
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MEMORANDUM 


 


TO:   PLANNING COMMISSION  


FROM:   NANCY DARGA 


SUBJECT:  CONGRATULATIONS GREAT JOB 


DATE:   SEPTEMBER 1, 2022 


 


Your performance at the “Special Meeting on August 30, 2022,” regarding the Down’s Project was 


impressive.  As the council chambers filled up with angry people, I became anxious the meeting would 


be bogged down by an on slot of negative comments that have been voice previously. However, the 


night turned into a very productive session thanks to the guidance of the Chair, Donna Tinberg and the 


dogged determination of the commission members to stay until you got through the list of conditions 


for the preliminary site plan review.  


The public needs to understand how hard you all have worked reviewing every detail of the site plan 


over many months and meetings.   The comments that I could hear sitting in the audience was about 


issues already discussed in detail and addressed through the review process and they obviously have not 


been following the progress on the project.  They also did not seem aware of the changes and 


improvements made over these months to the preliminary site plan and the ability to address additional 


details before the final site plan review.  


In the introductory start of the meeting Donna summarize the review process and what actions were 


needed in the meeting. I thought it was very helpful and I encourage that an explanation of the review 


process that was followed, the topics addressed and what the next steps will be explained again at the 


upcoming meeting.   


Once again thank you for your dedication to the City of Northville in making this a great place to live.  
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		C. On November 2, 2021, the City’s Planning Commission determined that the Project met the criteria for PUD Eligibility pursuant to Section 20.05(2) of the Zoning Ordinance subject to conditions.

		E. On December 14, 2021, Developer submitted the Preliminary Plan to the City. Developer submitted a revised Preliminary Plan on January 20, 2022.










