
From: Sally Elmiger
To: Dianne Massa
Subject: Comment on the Downs
Date: Friday, February 4, 2022 2:23:50 PM

Dianne:

Mr. Jim Koster spoke with Sandi, and wanted to pass along the comment that he thinks the
developer’s population estimate of 867 new residents was low.  I think we could treat this comment
as “correspondence.”

Thanks,

Sally

Sally M. Elmiger, AICP, LEED AP
PRINCIPAL
Carlisle/Wortman Associates, Inc.
PH: 734.662.2200
Fax: 734.662.1935
SElmiger@CWAPlan.com
http://cwaplan.com
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To:   Northville Planning Commission 2/11/22 

From: Bill Poulos, 968 Coldspring Dr, Northville 48167 

Subject: The Downs Redevelopment Process 

While the developer has made significant 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 my 
view.   

So, the superordinate question that must be answered is 
“Is the HP Plan in keeping with Northville’s Character and 
small-town Charm?”  I believe it must be answered based 
on a specific set of criteria that I am proposing the 
Planning Commission adopt as outlined 
below.  Otherwise, all we have are opinions.  You will see 
that these criteria have not been met for the most part.  

There is a secondary question.  Apparently high density is 
the price necessary to pay for the public benefits such as 
daylighting the river.  (This appears to not be the case, as 
the Brownfield TIF and other grants are expected to fund 
most of this expense.)  If so, is the community ready to 
say goodbye to Northville’s Character just to daylight the 
river?  I think we can do better than that.  On the other 
hand, if the community is unconcerned about all of this, 
then so be it.  But look no further than North Center 
Street.   

Rec'd by email 2/11/22



Regardless of the Planning Commission’s decision 
regarding plan approval, the answer to the question: 
 “Is the HP plan in keeping with Northville’s character and 
small-town charm?  Must be answered and made public 
so that the citizens are not mislead or shocked as the 
development unfolds. 
 

It appears that neither  

  20.6 Preliminary Plan Approval or   

  20.7 Final Plan Approval  

asks this question.   

However, the Zoning Ordinance does say: 

  20.01: Purpose and Intent: “…….to preserve   
 significant natural, historical, and architectural   
 features and open space……..” 

  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….”  

 “…. 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….”  

 



  

  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.”  

 
 
   
 
I propose that the Planning Commission adopt the 
following criteria to assess as objectively as possible the 
answer to the question (my assessment shown for each): 
“Is the HP plan in keeping with Northville’s character and 
small-town charm?   
 
Criteria: 
 
*Residential Density: No 
 



 5.8 homes per acre current surrounding 
neighborhoods–  48 acres x 0.70 (to account for 
roads/unbuildable areas/parks) = 34 buildable acres.  474 
units/34 = 14 homes per acre.  More than twice the current 
density of surrounding neighborhoods. 
 
*Residential Architecture? 
 
 Homes: yes on front façade, no on rear facing Center  
  Street units.   Apartment and Condo Buildings: No 
 
*Walkability: Yes 
 
*Traffic: No 
 
*Commercial Density:? (33,000 sq ft) 
 
*Commercial Architecture: Yes 
 
*Landscaping: Yes 
 
*FAR restrictions:? 
 
*Parking (where do non-Downs residents park that want to 
use the green space?): No 
 
*Farmers Market: No 
 
*City Services:? 
 



*Property Values:?  Impact if development not executed 
properly? 
 
*HP Reputation:? 
 
*City conducted Cost/Benefit Analysis? 
 
 
 
 



From: Shannon Hurley
To: Dianne Massa
Subject: PROPOSED DOWNS PROJECT
Date: Monday, February 14, 2022 1:54:29 PM

Hi Dianne,

I am writing as a concerned and long time resident, who has watched the planning
meetings online as well as done a lot of research into the builder and proposed plan
for the Downs project.  

I happen to side with many residents who have deep concerns over the prospect of
this project getting passed.  The duration (years) of construction traffic, traffic
concerns/problems that no one has addressed/resolved and the history of this builder.
That is what I would like to share with you and also ask that you fan out to each
commissioner today.  I am hoping that each and every one of them will read this
before tomorrow's meeting and take the information to heart.  Everything I have
stated was found by driving all of their previous developments, calling the city and
townships for information.  

 
Dear Northville City Commissioners, 

As a lifetime resident of Northville for 50+ years, I have lived through many changes of our growing 
town. I like many, find change difficult, but discover ways to accept or embrace it when we see the 
benefit to future generations. While I believe a residential development could have strong potential 
to further enhance our community, I also believe the projected Downs plan as it sits could 
permanently decimate the appearance and accessibility of the downtown, surrounding 
communities, roads and school system. There are far too many planned residents with no solution 
for traffic, congestion or sustainability of commercial properties. As it stands, we currently have 
vacant buildings where Bank of America and Yogurt Palooza sat.  Do we want to open ourselves up 
to more? Hunter Pasteur cannot guarantee there will be a continual lease for their proposed 
commercial properties. Sidenote, The Villages in Northville at Beck and 5 Mile still have empty (never 
used) commercial buildings and that corner development is 3+ years old.  

Furthermore, there are concerns with HP Homes and their ability to complete this project after 
examining their history. In the interest of the project and its overall impact, I took it upon myself to 
research Hunter Pasteur as a builder. I have driven their previous communities and even stopped to 
talk to residents. What I learned is that HP Homes has a consistent practice of selling off their 
residential properties before they reach completion.  Hunter Pasteur Homes owned the following 
properties, designed a product, but never finished the community as it was advertised. They have a 
consistent record of finding a buyer for lots that do not sell within a desired timeline. These 
properties can be verified through city and township records (or talking to residents).    

1. Orchards of Commerce: This property only has 26 lots. Hunter Pasteur built several houses 
but then sold to Clearview Homes. HP did not complete community. 

2. Stoneleigh: This total property was divided into 4 phases. Phases 1 through 3 held 122 lots.   
Hunter Pasteur sold lots to other builders; 21 to Healy Homes and a few to a person by the name 

mailto:kathleen906@yahoo.com
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Thank you for your time.
Sincerely,
Judy Hurley
45138 Emery Dr.

of Bruce Gilbert.  Phase 4 was sold in its entirety to Pulte Homes. HP did not complete 
community. 

3. Dunhill Park: This property has only 32 lots. HP built some houses, but then sold lots to Compo 
Builders, Cranbrook Builders, and Toll Brothers. HP did not complete the community. 

4. Rathmor Park: This property has 3 Phases. Phase 1 was built mostly by HP. Two lots were sold 
to private builders and one to Healy Homes. Phase 1 was completed years ago, but to date Healy 
Homes has not built on their purchased lot, leaving the street looking incomplete.  Phase 2 was 
developed by HP but sold off in its entirety to Pulte. HP built many houses in Phase 3, but 
ultimately sold the last 12+ lots to Pulte. Once again, HP did not complete the community. In 
doing so, the HP homeowners who built in Phase 3, have Pulte homes which do not match the 
detail or price they purchased.    
City Modern: I have not been able to get the answers as to if they sold to another builder. They 
began work in 2017, and their work downtown Detroit is still incomplete, and with many 
building problems. 

 
Hunter Pasteur may sound confident in their explanation of design and scope of the project, but I 
have a contrast opinion after driving their previous residential communities and speaking to the 
residents. A repeated sentiment was shared with me. Home buyers bought into the product AND the 
neighborhood design they were presented with in the lead up to buying a home with them. They 
bought the vision and promise of the builder. But in each and every location listed above, 
homeowners shared their contempt for the HP’s decision to sell off the neighborhood to another 
builder. Neighborhoods look choppy and lack continuity. If they truly had concern for longevity of 
their projects, their history would reflect it. 

Is this what we want for our downtown? I ask this very seriously because there is no going back. 
Does anyone from Hunter Pasteur Homes live in Northville? Do their children attend school here? If 
not, just how vested is their interest in the future of Northville, other than what they can financially 
earn? 

A man by the name of Joe Laura stood up at the last meeting and expressed his concern over HP 
Homes but did not expound on what his concerns were. I am hoping he does tomorrow. He lives in 
Dunhill Park and can attest to what I have written.  I would encourage you all to ask Hunter Pasteur 
Homes about their previous properties. Ask them if they have ever sold them off to other builders 
premature of closing and listen to how they answer. Since I am unable to attend tomorrow's 
meeting in person, I ask you to strongly consider not advancing the proposal as it is today. 




