
From: Carl Stephens
To: Dianne Massa
Subject: Attn. Planning comm. & City Council / Downs project
Date: Friday, March 11, 2022 2:35:48 PM

I would like to express my concerns as a lifelong citizen of Northville.  This is just another
step in what is becoming a trend in turning a small town into another Livonia or Westland. 
Northvilles always touted its smalltown charm and Victorian architecture but planning
commisions and powers that be allow monstrosities like the condo development on N. Center
to be built.  This project flat out goes against everything that the Historical Comm. is supposed
to prevent from happening.  There will no longer be a Victorian charm to this city as you enter
down Sheldon in a two mile long traffic jam.  This is a mistake that once it takes place
everyone will have to live with for the rest of their and their future generations lives.

 Sincerely,  
 Carl Denton Stephens



From: Dennis Engerer
To: Dianne Massa
Subject: Downs Development
Date: Thursday, March 10, 2022 4:12:57 PM

Good afternoon:

I would like to voice my concerns to the Northville City Council and Planning Commission
regarding the Downs Development project currently pending before the city.

My family and I have concerns specifically about the high-density nature of the plan, and
encourage the City to do all it can to force an additional reduction in the size and scope of the
large number of residential units being considered, and ask the City to favor and encourage the
use of single family homes only moving forward in this development.

Dennis Engerer
999 Coldspring Drive
Northville, MI 48167 
-- 
Dennis Engerer, P.T.
Northville Physical Rehabilitation



From: Joseph Engerer
To: Dianne Massa
Subject: Downs Development, Street Closures
Date: Thursday, March 10, 2022 4:05:44 PM

Good afternoon,

I was told that this was the correct avenue for sending concerns related to the Northville
Downs Development and ongoing Main/Center Street closures so that they could be relayed to
the City Council/Planning Commission.  We will be unable to attend the planning commission
meeting in person on 3/15.

Like many other Northville residents, we remain extremely concerned about the Downs high
density, mixed use plan, which we are certain will negatively and permanently alter the
character of a town we have lived in nearly our entire lives.  We strongly discourage the City
Council from endorsing and otherwise green lighting this polarizing and unwise project.

We also want to voice our opposition to the continued year-round closure of Main and Center
Street.  During summer months the space is great. During winter it makes the town look closed
and seems to be hurting businesses there. 

Joseph Engerer
528 W. Dunlap St.
Northville, MI 48167

Get Outlook for iOS



	 	 	 	 	 	 	 	 	 March 11, 2022


City Council Members

Planning Commission Members


This letter is regarding the Downs Development PUD request and my particular concerns about 
the development plans as currently proposed.


I voice the same concerns as many other Northville residents about the current plans as 
submitted.  They are:

• Extreme density and the proposed building height of the planned development

• Increased traffic and walkability concerns

• Architectural design and current proposed aesthetics

• Lack of connectivity and cohesion between existing historic town and the new development


The Downs residential plans may look nice but do not show the complete picture.  They forgot 
to add the multiple cars per residence, kids, dogs, garbage cans, bikes, delivery trucks, buses, 
mailboxes and utility poles to name a few!


I am not convinced that the developer-Hunter Pasteur Homes has fully recognized the requests 
and desires of the community of Northville.  The developers do not appear to have embedded 
the recommendations of the 4 reports that the city provided into their overall plan.  These 
substantial reports provided valuable context for the developer and shouldn’t be dismissed.

These reports include:

- Sustainability report

- Gibbs report

- Dan Burden report

- Mobility report

 

I am also concerned about the city managing a project this large. We have already seen 
evidence on a much smaller scale that monitoring and oversight on existing projects in the city 
requires time and manpower to assure that the project is completed as proposed.  A project of 
this magnitude will take years and years to complete.  Does the city have the ability and 
manpower to stay on top of the construction completion, lay out of materials and construction 
traffic that will ensue over an extended period of time?  Even more so will the residents of 
Northville be able to tolerate the extended construction disruption?


I want all new residents of the city of Northville to be able to “Savor our Small Town Charm” as 
the city of Northville website states but I am in doubt this can occur if the current Downs plans 
are accepted as currently presented.


I thank the planning commission for their depth of knowledge and dedication to this “city 
changing” project.


Sincerely,

Marianne Barry

239 High St.

Northville




From: Kristin Evans
To: Dianne Massa
Cc: Bob Evans
Subject: Downs Project
Date: Thursday, March 10, 2022 10:10:07 PM

To the planning commission:

We are residents of downtown Northville in the historic district. We have watched the progression of the Downs
Project over the last few years with great interest. While we have expressed concern at times, we are pleased with
the progress that has been made regarding architecture, quality and impact on downtown Northville. We trust that
the Planning Committee will continue to move the project in a direction that will ultimately benefit the citizens and
City of Northville. We are hopeful with the improvements of the site plan, that we might some day find our future
home in the Downs Project.

Thank you,

Kristin and Bob Evans
109 N Rogers Street
Northville, MI 48167



From: mary keys
To: Dianne Massa
Subject: Letter for the Upcoming 3/15/22 Planning Commission Meeting
Date: Friday, March 11, 2022 2:38:27 PM

 Dianne — Could you please make sure that this letter goes to the Planning Commissioners in
advance of their 3/15/22 Meeting.  Thanks — Mary

Chairperson Tinberg and dedicated Planning Commissioners:

Thank you for your patient, thoughtful and vigilant reviews of the proposed Northville
development, The Downs.  I have been slightly mortified and saddened by the negativity
associated with a recent flyer and with many of the public comments made in your forum, as
well as at City Council.

I know divisiveness is having a moment in our culture right now, but somehow I hoped the
usually dependable civil discourse that our residents generally are able to have would be
undeterred.  I was wrong.

The purpose of my letter is not only to commend and thank you for your service, but also to
communicate my personal experiences with the Hunter Pasteur Homes (HPH) team.  I believe
many of our various committee participants have experienced the same, but I will focus on my
direct interactions.  Up front, I would like to say that I don’t think the plan for The Downs is
“there” yet, but I do believe we have what we need in HPH to be a reasonable, responsible
development company that is negotiable.  And we have come a long way.

I have worked directly with Randy Wertheimer, Tim O’Brian, Seth Herkowitz, Greg Presley,
and Alex Martin.  I directly and publicly criticized HPH and Toll Brothers for their
architecture and inappropriate materials choice.  In response, I got an immediate invitation to
address the issue in a series of Zoom calls and emails, in which I found open ears and a
willingness to make wholesale changes.  I found Alex to really embrace and enjoy learning
more about Victorian architecture and specifically what styles and materials were indigenous
to Northville...  When the River’s History subcommittee raised the issue of the historic Downs
log cabin being vulnerable as it was in the path of construction, I was at that Zoom meeting
when it came up:  Randy Wertheimer was hearing about the issue for the first time.  Randy
said HPH would commit to moving the log cabin because it was the right thing to do.   It was
not a public benefit/condition for the PUD:  It was just the decent course of action for a
historic structure that needed a hero.  Since then, Seth has been involved in researching and
adding this to HPH’s project plan. 

I mentioned that this happened at a Zoom meeting:  The actual reason I was on the call was to
discuss saving and repurposing historic records and artifacts from Northville Downs.  Local
architect Greg Presley had been asked by Mr. Wertheimer to create a plan to preserve and
showcase the site’s wealth of racetrack artifacts.  Greg, knowing of my interest in local
history, and my efforts to preserve artifacts from Main Street Elementary, thought I’d be
interested in assisting, and I was.  For HPH to be concerned about safeguarding our history,
impressed me greatly. 

Recently, I wrote to Randy and mentioned many people’s displeasure with the “Center Street
Canyon” created by the townhouses.  Wertheimer acknowledged that many were displeased in



a timely response, saying Greg Presley was already on it and told me about the changes to the
plan that Seth will reveal at the 3/15/22 meeting.  He mentioned other course corrections to
criticism, as well.

These are just a few of the direct interactions I have had with Randy Wertheimer and his team.
 I have also made many other suggestions that he responded to in a respectful and positive
manner.

I know it’s easy to become part of the great “Wall of No” about this change to our city. But I
would encourage everyone involved to be constructive and positive in their discourse, as HPH
is open to making alterations.  Residents need to become regular visitors to the City’s website,
attend Zoom meetings, and read meeting minutes to get the facts.  HPH has a dedicated
website area for The Downs, as well.  It will take all of us to get to a Win/Win scenario.

Thank you for your time and attention.

Mary Elwart-Keys
502 W. Main St.
Northville MI 48167
248/349-0758



March 8th, 2022 

To: Northville Planning Commission 

My name is Martha Bolio and I am a resident of Northville, living at 362 Debra Lane. I 

am writing in opposition to the Hunter Pasteur plans for the Downs site. My family 

moved from the Birmingham area, in part due to the extreme overdevelopment and loss 

of downtown character. In a short period of time, developers turned a quaint Michigan 

town into a grossly out-of-scale city center, ignoring local residents in favor of outside 

developers. The cityscape became alien to local residents, and many now avoid their 

own town center. Now we see the same threat here in Northville. We’re so fortunate to 

live in a town with a 19th century character, yet Hunter Pasteur proposes an absurdly 

overscaled development that would be more appropriate for a big city, not a quaint 

Michigan town. This is not why we live here, and we’re confused why city officials 

consider a project so absurdly oppositional to Northville’s essential character. 

We’re also very concerned about effects on schools. Families with children move to 

Northville for the outstanding schools, as good as any in Michigan. This is probably 

Northville’s greatest draw. Why would we put our schools and community desirability at 

risk? Northville High School is already among the largest high schools in the state, 

Ammerman Elementary, which serves downtown, is very small and overcrowded, and 

Northville’s overall student population has been rising over time. We’re very concerned 

that the district is eager to pack more children into the schools, to get more school 

funding. It’s almost inconceivable that a project of this size won’t affect student counts. 

Finally, we’re worried about traffic and safety. Downtown Northville isn’t downtown 

Birmingham. There are no thru-streets. Main Street turns into a dirt road. In contrast, 

downtown Birmingham has eight-lane Woodward Avenue, four-lane Old Woodward, 

and four-lane Maple Road. Traffic in downtown Northville is already terrible at certain 

times of the day. Adding hundreds of units of housing, plus commercial space, plus 

amenities attracting non-residents, is a recipe for disaster. Downtown has schools, 

daycares, a library and lots of small children, and there will be more accidents and 

injuries. 

Please, on behalf of my family, neighbors, and community friends, do not approve this 

nightmare plan. It will destroy the characteristics of Northville that drew us to this 

wonderful community. 

______________________________________ 

Martha E Bolio 

248-568-3653







From: Elie chidiac
To: Dianne Massa
Subject: Re. The Downs development
Date: Friday, March 11, 2022 11:54:04 AM

Hello.

My name is E.J. Chidiac and I live at 525 Linden Court in the City of Northville. My wife and I cannot attend next
week’s Planning Commission meeting, so sending this via email.

We’re very much in support of the current proposed development. We love the two huge parks, daylighting the
river, and the mix of housing that caters to all: young adult families, families with children, plus and empty nesters.
Also love that the developer hired a local architect and kept the color mix and front designs that resemble Northville
homes. Also love the increased retail space along Cady, giving the town more destination shopping.

We disagree with those who worry about losing Northville’s charm. For them, I say that we still have Dunlap and
Main streets, I say that the two new buildings on Cady are no different than the current building at Main and Center,
and I mention that we’ll get two parks and the daylighted river, which will enhance the downtown experience. I say
that “Old Charm” is well and good, but what do they propose that we do with that enormous eyesore of dirt and
gravel as we drive on Center, which actually takes away from the “Old Charm”.

We’ve been living here since 2017. Before this, we lived closeby and frequently spent time here. After becoming
empty nesters, since we were tired of subdivision living, we started looking for a home in a downtown of a Detroit
suburb. I remembered that when I was in school in Ann Arbor, in the years preceding the opening of M-14, I used to
take a public bus to visit friends here. I loved the charm of this little town and convinced my wife that downtown
Northville was the right place for us. Now we walk to the local shops, restaurants, Ford Field and the Thursday
Farmers’ Market, and we’re looking forward to more walks in the new parks and along the river. So we’re thrilled
that the developer is not building yet another subdivision.

I mentioned Ann Arbor above. As you probably know, they’re trying to create their own downtown feel with a
downtown park, but they have no space. To do that, they’re considering tearing down a library and a parking
structure at Liberty and Division. Unlike them, we have a huge lot in town that we can develop. And we’ll get two
parks and a river. And finally get rid of the embarrassing lot of dirt and gravel.

Thank you for your time. 

E.J. Chidiac
525 Linden Ct.
Northville, MI 48167
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To: Northville Planning Commission March 10, 2022 
 
From: Northville River Restoration Task Force 
 
Subject: Public Hearing Comment Downs Redevelopment 
 
 
Dear Donna Tinberg, Chairperson,  
 
As you know, the Northville River Restoration Task Force has been working since its founding, in 2020 on 
the development of an interconnecting riverwalk linking all of our public and regional parks with multi-use 
trails. The keystone connecting the trails is the daylighting of the Walled Lake Branch of the Rouge River 
(which is entombed underneath the Downs site) and planning for safe routes for the Riverwalk. This 
achievement is essential if we hope to realize an accessible healthier river with positive economic impact 
for the community at large.   

 

 
 
A.  Riverwalk and River Park  

Recalling the Planning Commission's two public surveys that were conducted in 2020 and 2021, the 
importance of daylighting the river scored higher than any other opportunity. As part of the site plan 
review of the Downs project, the River Task Force asked that daylighting the river and establishing the 
proposed River Park be deemed an essential public benefit and protected from competing suggestions.  
 
The proposed Down’s redevelopment project is poised to reverse the negative impacts caused by 
Northville’s long lumber and manufacturing history by restoring the river to its natural function and 
providing recreational opportunities. The proposed parks in the Down’s plans are strategically significant 
for many reasons, namely: 

  
I. The proposed River Park significantly reduces downstream flooding. The redesigned daylighted river 

channel has the capacity to contain a 100-year storm event and encourages infiltration. Without it, 
much of the surrounding property is vulnerable to flooding. 

II. The proposed Central Park provides storm water holding capacity from the underground storage 
basin and reduces the velocity of discharge into the waterways. The grass area also provides onsite 
infiltration.  

III. The project plan relocates a sanitary sewer that currently runs through the underground channel 
protecting the area from possible sewage leaks.  The project also relocates old stormwater pipes that 
currently discharge sediment and other contaminants to the Johnson Creek.   

IV. Currently, several millions gallons of undetained stormwater is discharged to the river. The project will 
detain the majority of this discharge, allowing sediment and some pollutants to be filtered out.  
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B.  Mobility Network Connections   
 
In order to plan for safe, comfortable le and engaging routes for the riverwalk, the River Task Force 
collaborated with the Sustainability Team the “Northville Network Mobility Study”. This study advocates for 
improved connections in specific areas of the site to improve traffic flow and elevate the priority of walkers 
and cyclists.   
 
The Task Force acknowledges that the City and Wayne County need to make final recommendations to 
the Planning Commission regarding required roadway improvements. We also realize that many of the 
road improvements needed fall outside of the Downs development. The final designs, financing and 
construction will be the responsibility of the road agencies, with some participation by the developer, in 
both right of way and funding. The Task Force is asking the Planning Commission to give serious 
consideration to the road improvements identified in the study that impact the Downs site plan.   
 

1. Center St (Cady to Seven Mile) Recommendations: Retain bike lanes along Center Street to 
provide access to the business district and the Downs site.   

 

 
2. Center Street and Seven Mile: The Mobility Plan 

outlines the benefits of both a cruciform intersection with 
improved turn lanes and replacement bridge over river or 
a roundabout intersection. Both solutions will require 
safety island for pedestrians. The River Task Force 
requests a shared-use path along Johnson Creek be 
integrated into the cross-section’s designs.  
 
 

 

 

 

 

 

 
3. Cady Street and South Main Recommendations: 

Straighten out the layout of Cady Street at the 
intersection of South Main St. to improve safety. 
Cady St. will become a major feeder road with the 
developments from the Downs and Foundry Flask.  
This intersection will also become the point in which 
the proposed riverwalk will cross over to Ford Field 
East Area. 
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4. River Street Improvements:  Pave two-way lanes with curbs to control storm water runoff and 
parallel parking along Downs River Park. Establish landscape buffer and shared-use pathway. 
Install safe crosswalk at River St and Seven Mile into Hines Park.  

 
5. Pedestrian connection to River Street from the Downs.  
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6. Seven Mile improvements (Main to Hines Drive) 

Recommendations: Separate roadway and delineate driving 

lanes from parking lots. Establish stormwater controls. Develop 

a separate defined bike lane or path along roadway.  

 

 
 

7. Seven Mile and Hines Drive Recommendations: Develop 
a roundabout at the intersection of Hines and Seven Mile to 
create a safe transition. This roundabout can provide a 
needed access point from the Down’s development to Hines 
Drive.  

 

 
The River Task Force is grateful to the Planning Commission for allowing us input to this most important 
development. Your considerations are greatly appreciated. 
 

Respectfully submitted,  
 

The Northville River Restoration Task Force  
Nancy Darga  Michelle Aniol  Dave Gutman  Luci Klinkhamer 
Rick Birdsall  Kathy Spillane  Nancy Jeffers  Ray Krahe 
Jennifer Maude Doug Moak  Diane Pittaway Carol Schrauben 
Dan Stedem  Bill Stockhausen Don Webb  John Roby 



From: Eric Spadafora
To: Dianne Massa
Subject: Development of Northville
Date: Sunday, March 13, 2022 12:45:51 PM

Dianne, 

I noticed an advertisement in the local Northville magazine that recommended opposition to
commercial development to the Northville Downs Site. Unlike the goal of the advertisement, I
SUPPORT DEVELOPMENT of the site for residential and commercial development.

We need to remake downtown Northville into what it can be without a legacy gambling
establishment at the entrance to the town and watch it grow.

Thank you 
Eric



           March 12, 2022 
To the Northville Planning Commission: 
 
There are many issues with the Down’s development, too many to put in this letter, but the two main 
objections continue to be the density of the site (474 mixed dwellings of which 174 are apartments) and 
the resultant traffic flow and congestion.  In addition, there are 79 apartments being built nearby in the 
old foundry flask area.  Do we really need 253 apartments in downtown?  Where are all these renters 
coming from?  A low guesstimate for occupants for all of the Down’s  site, using 2 people per unit (some 
will have less, others as many as four), we would have an additional 350 people (plus their cars) in the 
Down’s apartments and possibly an additional 600-800 residents in the various houses (based on 300 
units) - then add all their cars.  This is crazy and unmanageable, no matter how many traffic circles are 
planned.  It’s like putting a big subdivision right in the middle of town.  There’s nothing charming or 
small town about it. 
 
As to the traffic concerns, Sheldon Road was already overcrowded and congested before some of the 
streets were closed.  Cars were often lined up back to 6 Mile during the worst of times.  And we’re 
thinking we can add approximately 900 cars and take care of all the traffic with roundabouts?  Those of 
us who already live here will definitely be adversely affected just trying to get in and out of our 
neighborhoods.  It will be a nightmare for those who live in St. Lawrence Estates. 
 
The developer stated at one meeting that this is the minimum density they can offer in this project.  
What they mean is that in order for them to make a profit, they need to put in as many units as they can 
possibly fit.  At another meeting, we were told that Northville NEEDS this development.  These 
statements clearly show that having risked an investment in this property, they are the ones who need 
this development and need the density.  Should that be what we are basing our decisions on regarding 
the size and density of this major change in Northville’s future?  Their problems should not become our 
problems.  Forcing us to accept what they are offering is wrong; however, that is pretty much what we 
all feel is happening.  We don’t want to be a big town.  Most of us settled here just because it was a 
small town.  Look at Rochester or Brighton and you can see what happens to small towns when builders 
take over.   And the traffic in both towns is out of control.    
 
Everyone needs to take a drive in the 2 - 3 mile area surrounding Northville.  Count the number of new 
developments.  Count the many townhouses, condos, row houses, etc., that are being built or are 
already in place.  Look where they are located.  None are built in the middle of an existing small town.  
None look like the neighborhoods we have and enjoy nor is there any small town ambiance to any of 
them.  And the sheer number of these units surrounding Northville begs the question of who is going to 
be buying in the Down’s development.  Do we have facts to substantiate the building and selling/renting 
of this many units?  Who did the marketing studies?  What happens if they all don’t sell/rent and we are 
left with half built or worse, empty buildings?  Or if they’re bought by investors who then rent them out?   
Where are the surveys that determine what size development will meet the demands?  Has Northville 
done their own traffic studies?  Are we taking the word of the development on the various statistics?  
Can we really support this as it’s being presented?  We need to see actual facts and figures (not just 
those presented by the developer) regarding costs – who’s paying for what, tax abatements, upkeep of 
the property, traffic studies, infrastructure costs, return of investment?  We know the ROI is the key to 
the number of residences and the density.  Higher density equals more money. 
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How does this additional 474 units affect our local real estate market?  This development isn’t for the 
good of all.  It is bound to lower our values as it offers additional residences for purchase which takes 
away from the number of prospective buyers for the existing homes.   
 
These residences have been allowed variances that would not be allowed in the city.  Why 3-story 
buildings, smaller lots, smaller front yard requirements, buildings too close together to name a few.  
Why are we giving up what is normally required for present residents for this new development?  Have 
we done our own research on the water levels, the flood plain, daylighting the river, etc.?  Maybe the 
river should be left out of this whole equation for another time.  Trade-offs seem to favor the developer, 
not Northville.    
 
There are many other issues with this development that need addressing (commercial space, parks, river 
walk, schools, etc.) but  hopefully others will cover them.  Is there any chance that a development of this 
magnitude could possibly be put to a vote by the residents of Northville?  We can’t take this lightly.  
There’s no going back to correct any errors or issues.  It has to be right the first time.  For now the future 
of Northville is in your hands.  Please handle with care. 
 
Sincerely, 
 
 
Joelle and George Sarkozy 
672 Thayer Blvd 
Northville 
 



From: Ryan McKindles
To: Dianne Massa
Subject: Letter in Support of Downs Project
Date: Saturday, March 12, 2022 10:32:37 PM

Dianne,

As an initial proposition, I'd like to acknowledge all the hard work of the Planning

Commission, Mayor Turnbull and countless others who have been charged with evaluating

this project. We're fortunate to have these leaders in place during this critically important

and transformative time. 

I am in support of this project for the following reasons:

The daylighted River/River Park & Central Park will serve as iconic and uniquely

Northville landmarks/attractions for generations to come;

Annual tax base increase estimated at $2.1m, providing add'l support to city

infrastructure and capital projects;

Diversity of housing types will draw a broad demographic of future resident;

The financial wherewithal, experience and acumen of the development team has me

confident they can see this project through to completion;

Northville Downs, in its current state, does not contribute positively to the City. 

I'd also like to note that with an ambitious project like the Downs, it is often those who are

opposed who are the most vocal. Please be aware that there are plenty of residents who

are excited about this project, but don't take the time to write letters or show up at

community meetings. 

In short, I look forward to this project moving forward and want to again thank all those

doing their level best on behalf of the city. 

Ryan McKindles
President
o: 248/430-5777
c: 248/444-0522
www.healthrise.com



From: David Zurek
To: Dianne Massa
Subject: Northville Downs
Date: Saturday, March 12, 2022 12:26:54 PM

To Whom It May Concern….I have a great concern regarding the development of Northville Downs. If you look at
the development that occurred on the corner of Beck and 5mile road, a repeat of this will occur on the Downs
property.  There is not room for a large complex in Northville.  The roads can’t be expanded and I am concerned
about the traffic flow and the lack of school buildings to accommodate so many additional citizens.  Please let me
know if there is something specific I can do to assist with the planning of this project.  Thanks.  Linda Zurek



From: justin fabian
To: Dianne Massa
Subject: Northville downs development plan
Date: Sunday, March 13, 2022 7:58:13 PM

The Hunter Pasteur proposed Preliminary Plan is a high-risk plan to
the city.  We urge the Planning Commission to adopt the Criteria
Listed in this email to objectively evaluate if the Plan meets the PUD
requirements as stated in Article 20 of the Zoning Ordinance.  I (we)
feel that the current Plan does not meet the PUD requirements, in
particular, Section 20.05

Therefore we do not support the Plan in its current form.
Respectfully,

Justin and Myranda Fabian 

Sent from my iPhone



From: Barbara Ulbrich
To: Dianne Massa
Subject: Northville Downs Project
Date: Monday, March 14, 2022 7:52:07 AM

Please forward this to:

City Council Members, Mayor and Mayor Pro-Tem

I am surprised how far the unpopular plans for the race track property have progressed. Most of you have been
elected to represent the citizens of Northville, who I have yet to find ANY in favor of the proposed changes. For a
city that seems to be overly concerned about square footage verses lot size; I find it interesting that larger projects
seem to be immune from the same restrictions. It was disappointing to see the unappealing condominiums built on
Center Street. Now a company is proposing 40 acres to be developed in the same unattractive way. Just because the
plans show some green space imbedded doesn’t make an attractive development.  It appears most residents like this
city for it’s small town appeal. To allow a developer to come in and ruin that so they can make top dollar is
disappointing. The saddest part is, this means nothing to them. The city will be left to deal with future issues of
traffic, additional services and overcrowding, not to mention all the others that will eventually surface. To think
stress isn’t going to be put on two lane roads, is ridiculous. Apparently no one involved here, was subjected to the
City of Troy’s traffic jams as they continued to develop and didn’t address all of their two lane roads.  I don’t see
where or how (especially Sheldon/Center) can be expanded into a multi-lane road in the future. I’m not sure why
this plot of land isn’t being developed into another regular city residential area, with a small park and normal plotted
streets, single family residences with actual yards. I can’t find anyone excited about multi dwellings or more
commercial space.  The developers should have done their homework beforehand instead of thinking if they just
keep proposing over and over, with minor adjustments, they would finally get their way.  Please have the best
interests of the current city residents in mind and don’t feel pressure that the developer’s situation is the city’s
problem.

Thank you

Barbara Ulbrich
City Resident

Sent from my iPhone



From: Harriet Hitchcock
To: Dianne Massa
Subject: Personal comments regarding Northville Downs Development
Date: Sunday, March 13, 2022 10:14:30 PM

Hello Dianne,

I filled out the comments section on the Citizens of Northville site. Just to be sure I have sent my thoughts
to you as well. Some of the ideas have already been mentioned, but I just wanted to voice my thoughts on
how important it is to really think about how we go forward to make sure this is a unique development to
the Northville community.

  We have lived in the Northville area for about 30 years. Part of the reason we moved here was because of
the small town charm good schools afordable living and great family community. I grew up in Birmingham
and I saw it go through the same changes that are now facing Northville. Downtown Birmingham  went
from small town downtown to knocking down and rebuilding Bigfoot homes. The city eventually lost all the
family owned stores to chains and high rise office buildings and businesses. I am not against progress or
building development. I just think we must be very very aware of the way Northville Downs is developed. 

Some thoughts below:

- A large landscaped Central Park area is important adjacent to the opened up Rouge River, for concerts and
gatherings, Farmers markets,( Example Plymouth, Birmingham parks)
- Expand the downtown business into the Downs area, we need more interesting shops and restaurants (not
chains) to bring people downtown (like Plymouth)
- Parking Lot/Structure, we need and will continue to need more parking in Northville
- Smaller affordable single family homes ( in keeping with the architecture of Northville), not just million
dollar big foot homes
- Please NO more apartments! Novi is full of new apartments, seven mile is full of apartments, this plot of
land can not handle a large influx of renters

- You can mix contemporary architecture with traditional home styles, several newer buildings downtown
have done a great job ( Northville Brewery building, building across from the Mags Building, Our Lady of
Victory School, the new law office on the corner of Griswold and Caddy streets.

Stop the Bad architecture. Example: the newly developed town houses kiddy corner to Kroger on Center
street are an example of boxy Monolithic cheap boring looking architecture. How did these get approved?

-It's so important to make sure we plan for Northville's future. Without good planning we get regrettable not
desirable. We need to keep what makes Northville unique. We don't want a glossy crowded development
that only looks good for 15 years, Novi has already done that in spades( look at their downtown disaster and
all the malls everywhere)

Northville has a strong city planning commission and city council, and a concerned group of citizens who
are willing to fight for their community. Please listen to their voices, these are the voices of people who
actually live here. 

Question, does this developer really care about the density or traffic, or even architectural integrity? What
does this developer REALLY want from this project. Do they want to develop something really outstanding
and special or award winning, something that will attract attention set an example and draw people to our
community. A timeless development, done right will only get better. This could be a standout in their
portfolio.
 Or will this be just another average suburb development maximizing density with big profits.



Thanks for listening,
HMH



From: Jackie Dobson
To: Dianne Massa
Subject: Re: Downs Development
Date: Saturday, March 12, 2022 10:10:57 AM

Dear Planning Commission Members,
I am resending my original correspondence sent in September with a new question and
an additional comment.  I recently saw a posting where an individual indicated he sent information regarding Hunter
Pasteur performance/compliance/concerns  in other Hunter Pasteur developments.  I would appreciate knowing if
the committee has received any due diligence on any issues regarding Hunter Pasteur not complying with
obligations/promises that went unfulfilled in other of their developments?  While I appreciate everything that has
been completed by this commission, I want to encourage you to keep pressing for details and written commitments
from this developer.  I appreciate all of your hard work, and especially appreciate the committee’s focus on resident
engagement and keeping focus on the magnitude of this project.  My original concerns from September are provided
in the attached thread from September.  Thank you so much for your time and talent.  Each of you exemplify what
makes Northville special. 

Kind Regards,

Jackie Dobson
235 Rayson
Northville, MI 48167

Sent from my iPad
>
> -----Original Message-----
> From: Jackie Dobson <jdobson@ameritech.net>
> Sent: Sunday, September 5, 2021 9:33
>
> Diane Massa,
> Would you please forward this email to Donna Tinberg with my comments for the planning commission?  Thanks
in advance.
> Jackie Dobson
>
> Donna,
> First, I would like to acknowledge your leadership during the Downs meeting last week.  I appreciated your
concise overview and expectations for what would occur during this initial meeting.  Now I will follow with my
concerns, most were addressed during the meeting.
> 1.  Traffic I am very concerned when the developer states “he will do whatever the City tells him to do regarding
traffic mitigation.  When and how will an accurate study be completed (especially with the downtown area closed
down) and who is responsible for the cost?  As the development, in its current iteration, almost doubles our
population, we need to think big and demand more in advance.  What leverage does the city have to make this an
investment that needs to happen before shovels hit the dirt?
> 2.  Density.  The density is far too great for our city.  I am not anti-Downs development.  I want a vibrant and
diverse Northville, but what has the developer researched regarding the number of apartments, condominiums and
row houses would be viable here? I know for a fact there are apartments available for rent at Main Center.  If these
are not renting, why would we want so many more?  I also agree that the lots for the single family homes should be
larger and smaller based on the footprint of the home.  Finally, I also liked the idea of mixing apartments/single
family homes/row houses in every area instead of the separations.
> 3.  Storm water runoff.   Building a retaining pond for storm water management feels like an old school option for
a new world of neighborhood flooding.  I live at the corner of Grace and Rayson, and we had muddy, flooding water
streaming down Grace trying to get to the river.  With so much increased cement and decreased green space, I have
visions of likely flooding at seven mile.
> 4.  I can’t help but wonder what is the possibility that this development could agree to the City’s requests, but in
the end ignore them and do as they please (thinking the Center Street Condo issues)?



> In closing, I do appreciate the inclusion of neighborhood involvement with small groups and meetings.  I hope the
developers continue to engage the citizens, ask questions and be flexible with their current plans.  I do like this
iteration of the Downs Project far more than the initial plan.  I can see the possibilities and appreciate all of the
homages to our town.  As indicated during the meeting, this is our once in a lifetime chance to get it right.  Thanks
for your time, and keep up the good work!
>
> Jackie Dobson
> 235 Rayson
> Northville, MI 48167
>
>
>
> Sent from my iPad



From: Gloria
To: Dianne Massa
Subject: Re: Northville Downs plans
Date: Saturday, March 12, 2022 12:38:48 PM

To Northville’s Planning Commission
on the Northville Downs

Please take a look at the current large OPEN
racetrack area - now envision it with a tiny open area at southern right where trees are now as the only green space
and the rest is filled in with 2-4 story buildings and same buildings across the street where farmers market currently
is!   All closed in, no open sky as you drive by, you won’t even see our quaint little downtown we have as you travel
Center street. 

Why cant this whole track area be kept as a paved walking track and also have the river opened too?  This is the
easiest area to turn into a greenspace!
AND be unique to outsiders wanting to come and spend outdoor time walking the real track used in Northvilles
history all these years!!!
Add some trees and benches in the center and what a lovely outdoor inviting space!

But noooo money talks…put up taller buildings, more housing so more congestion, more traffic, nothing inviting to
come into town and spend time.  Sad when its right there…..

I’ve been a resident of Northville since
about 1989 and was drawn to the quaint small town atmosphere and have seen so many good changes to enhance
and take care of our town.  But the last 10 years or so it’s more about development that changes the towns’s charm
and just adds more buildings and not adding to it’s charm.

We only have one cross street area here that
is our downtown and it’ll be lost in a blink
if we dont pause here and think about
what we really need to enhance it versus
pack the area with more residential and business’s.  
You keep saying lets bring people to our town with business’s but think about why you travel to see places - it’s
something there that attracts you, that intrigues you, that invites you.  Northville needs something to put it unique on
the map.
The current planning does none of that
as it is only adding too many residences
and business’s.  So its nothing special. 

As a current resident, it doesn’t even interest me as to coming downtown more than i do now.  
Please reconsider what is being proposed and OPEN your minds and future envisions
by keeping OPEN the main track area for all to enjoy. 
 Thank you for your time,

Gloria Hubberth

Sent from my iPhone



From: Luke B
To: Dianne Massa
Subject: Regarding the Downs Development
Date: Sunday, March 13, 2022 6:55:51 PM

Hello Dianne!

I saw a disturbing advertisement pushing to stop the Northville Downs Development. As a
Northville resident of four years, I just wanted to share my voice of support for the project!

Thank you for working to make Northville a better place.
Luke Broses



From: JAMES KINCADE
To: Dianne Massa
Subject: The Downs development
Date: Sunday, March 13, 2022 11:29:09 AM

We are very concerned about the traffic, the roundabout, the congestion, the lack of

infrastructure, and the parking issues this development is going to cause. It is bad

enough now trying to get to and thru town with the streets closed. This is a small town

and should remain so. We do not have the the available space for this expansion. My

husband is a retired semi-truck driver. He drove for over 40 years on all types of

roads and conditions. He is very concerned that a roundabout at the bottom of a hill is

very poor planning and dangerous. Anyone coming down the hill, especially in the

winter, could have real problems. 

Jim and Dianne Kincade

49016 Ridge Court

Northville, MI 48168



From: Josh Doerr
To: Dianne Massa
Subject: The Downs public comment
Date: Sunday, March 13, 2022 3:21:54 PM

Northville’s beloved small-town charm took shape over 100 years, but it will take only a fraction of that time to
disfigure it. This development project is not a “grow or die” decision that many small towns face when deciding
whether to approve large growth projects that risk its character. Our town’s population, finances, schools, and
businesses are strong and healthy; and they will remain healthy for the next 100 years without this project. Hunter
Pasteur, a private unaffiliated entity, must not be permitted to enrich itself by capitalizing on Northville’s high value
and desirability and turning a historic venue into congested suburbia. Our elected representatives must act as
caretakers and stewards of the city and not delude themselves into accepting this proposal-even the revised one- as a
preordained outcome. Extracting small concessions to advance pet project like a river walk, while nice, is still a
losing outcome. Any new housing developments should match the form and density of our existing neighborhoods.

The Doerrs
Northville Residents





From: Barry
To: Dianne Massa
Subject: Northville Downs Plan & Center Street
Date: Monday, March 14, 2022 3:38:24 PM

Dianne Massa:

    Please distribute this letter to the Northville City Council members
and the Mayor.
    The Hunter Pasteur proposed Preliminary Plan is a high-risk plan to
the city.  We urge the Planning Commission to adopt the Criteria
Listed in this email to objectively evaluate if the Plan meets the PUD
requirements as stated in Article 20 of the Zoning Ordinance.  We feel
that the current Plan does not meet the PUD requirements, in
particular, Section 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….” 
  Therefore we do not support the current proposed plan for the
Northville Downs.
    On another matter I feel Center Street in Downtown Northville
should be opened to traffic.  I walk though Downtown Northville many
days and never see anyone using the outdoor dining on Center Street.
 The last time I was at the Main Street Grille and tried to sit outside
they said it was closed.  It really make no sense why this street is still
closed.  
Regards, 

Barry and Debbie Kempa



From: Douglas Bingham
To: Dianne Massa
Subject: Downs; Historic & positive progress, 
Date: Monday, March 14, 2022 2:52:26 PM

I am so impressed with the due diligence, patience, hard work and long hours of the many committee & commission
volunteers. No doubt in my mind that this methodical approach will bring to Northville, what’s best for Northville,
present & future. Thank you Planning Commissioners.

Douglas Bingham
Former City Council member



From: Ed Kowalski
To: Dianne Massa
Subject: Downs development
Date: Monday, March 14, 2022 2:46:57 PM

Within the past two years, the residents of Northville
wanted to see the implementation of FAR in hopes of
controlling density.   If the current proposed plan for the
Downs Development proceeds without a sizable
reduction in the number of units suggested FAR  is
meaningless.   The next step would be to consider a
name change for the city since it won’t be Northville
anymore.  Will Article 1; Section 1.02 the Intent and
Purpose of the City of Northville Zoning Ordinance
Chapter 58 of the City Code of Ordinance  mentions in
part:  “the healthful and balanced distribution  of
housing and population, and the regulation  of the
density of population,  the promotion of good
development design and arrangement”,  be considered
for this development?



 
 
 
 
March 14, 2022 
 
 
 
First Presbyterian Church of Northville 
200 E. Main St. 
Northville, MI  48167 
 
Dear Planning Commission: 
 
We are writing in response to the proposed Downs development.  This letter is meant to be neither pro 
nor con the development, but instead an explanation of how our faith community utilizes its current 
space and could interact with portions of the proposed changes.   
 
Our congregation has been in existence since 1829, and located on our current property since 1835, 
when purchased directly from congregants, the Yerkes family.  For nearly 200 years, we have been an 
active and vital congregation in the heart of downtown Northville.  We take our role in the community 
seriously and look forward to serving Northville for years to come.  As such, we are mindful of the need 
to easily access our property.  Our chief concern is about parking.  In addition to our needs on Sunday 
mornings, we also host a preschool with classes Monday-Friday.  We regularly welcome Christian 
education, youth group, musical ensembles, funerals, weddings, athletic activities, and mission 
opportunities as ministries of the church throughout the week.  As community partners, we also 
regularly host Scout Troop 755, Alcoholics Anonymous and Al-Anon, the Northville Rotary Club, and Red 
Cross blood drives.  In recent history, we’ve played host for area nonprofit events with partnerships with 
the Northville Public Library, Living and Learning Enrichment Center, Northville Heritage Festival, 
Northville Art House, Tipping Point Theater, and Civic Concern.  Our building is constantly in use. 
 
We currently utilize our courtyards for Easter sunrise worship, preschool activities, and small gatherings 
(helpful during COVID times).  We see potential to expand beyond the limitations of our courtyards and 
the walls the building to further interact with the Northville community.  The proposed Central Park 
could serve as a location for congregational picnics, concerts, outside worship, play space for the youth 
group, Bible studies, and book clubs.  We also would utilize the proposed parking lot on the northside of 
the Central Park, immediately across from our preschool.  
 
Thank you for your willingness to hear the needs of the community, a community we are grateful to 
serve. 
 
Sincerely, 
The FPCN Session  
(Rev. Jacqueline Spycher, Senior Pastor, Rev. Linda Cochran, Parish Associate, and Elders Adam Danes, 
Debby DeLaby, Brandon Giroux, Lynda Heaton, Nancy Kaatz, Jennie Macy, Dianne McCulloch, Tim 
Mizerowski, Wanda Moon, Cal Strom, Jim Ward, and Dick Werther)  
  
 



From: Gerry VanAcker
To: Dianne Massa
Subject: Northville Downs Project
Date: Monday, March 14, 2022 10:44:48 AM

Dear Ms. Massa,

I am writing to express my concern about the density of the Northville Downs project.  As
presented at the February 1 Planning Commission meeting there would be 472 housing units
on the existing property, 174 of those being apartments.  There would also be over 1300
parking spaces to accommodate that housing.  

This housing density on 48 acres is two to three times what currently exists in our
neighborhoods within our city.  This development will have a huge impact on our small town. 
We are a town of great neighborhoods that have unique architecture and appeal, not a town
of look-alike housing.  This project will certainly result in more crowded streets, parking
problems, increased storm water issues and commuter grid lock.

I am vehemently opposed to this development as proposed.  Either re-work it to lower
housing density or start over.

Please distribute this letter to the Planning Commission, City Council and Mayor Turnbull.

Sincerely,

Gerry and Sharon VanAcker
360 Fairbrook Court
Northville, Mi 48167

Gerry VanAcker 
Chief Operating Officer 

Phone: (248) 336-5713 

Email: gvanacker@dzs.org 

Detroit Zoological Society 

8450 W. 10 Mile Rd., Royal Oak, MI 48067 

Celebrating and Saving Wildlife and Wild Places 



From: James Young
To: Dianne Massa
Subject: Develop Northville Responsibly
Date: Monday, March 14, 2022 1:58:11 PM

The Downs Development 
I am against the plan submitted

James L Young
734/896/0551
Jameslyoung71@gmail.com
1065 N Center
Northville, 48167 , MICHIGAN 



From: Jim Petres
To: Dianne Massa
Subject: Comments Regarding Proposed Downs Development Project
Date: Monday, March 14, 2022 4:10:01 PM

To the Northville Planning Commission:

I am writing in opposition to the current proposal by Hunter Pasteur for the

development of the Northville Downs property.  I question whether the proposal

meets the requirements of section 20.05 of the Zoning Ordinance specifically with

regard to the impact of the type and density of the project on the need for public

services, facilities and roads.  I do not believe that it is harmony with the public safety

and welfare of the City. 

The project proposes a considerable number of townhouse units, including along

South Center.  I believe that this would create the look of a canyon as people enter

the City from the south.  In the diagram, the setback for these properties appears to

be small and would seem to replicate the situation that exists at the new development

on North Center and has created issues regarding adequate green space and

pedestrian access.  I have noticed the townhouse development at 5 Mile and Beck

and do not believe that this type of development is in keeping with the harmony of the

historic nature of the City.

There has been considerable talk of the increase in vehicle traffic that would be

generated by the project.  The traffic study prepared indicates that the increase in

traffic will be a small percentage of the traffic that currently flows through the

intersections surrounding the project area.  This would seem that the impact would

not be significant as some believe.  While I am skeptical that the volume of traffic will

be as low as predicted, I note that the firm retained by the City concurs with the

findings.

The proposed development would extend several current residential streets into and

through the development, this would likely increase the traffic through the existing

neighborhoods.  The study by Fleis and Vandenbrink (F&V) indicates several

intersections with poor levels of service (LOS) at certain times of the day.  While the

predictions for future conditions do not show a significant decrease in the LOS for

most locations, there is one of particular concern to me.  On page 32, for location 21,

Fairbrook Street and Center Street, the LOS for eastbound traffic would change from

C to F.  The prediction for westbound traffic, which currently does not exist as

Fairbrook does not extend east of Center, would be at level F from the onset. 

The traffic studies mention current traffic levels at intersections and discuss options to

improve the traffic flow.  Seven Mile and Center has been the topic of considerable

discussion as traffic in this area has been observed for a number of years as to have

congestion problems.  Specifically, there are times particularly during the afternoon

and evening rush hour when traffic has backed up from the downtown area to

Fairbrook and south from 7 Mile for a considerable distance.  While this seems to

have lessened recently, possibly due to Covid and possibly the closure of Center



Street, the issues could return as the development in the area continues.

Several options were mentioned in the studies.  One adding a northbound left turn

lane on Center at 7 Mile to help with the traffic flow.  Unfortunately, the narrow bridge

just south of the intersection limits the length of any left turn lane.  This was discussed

with Wayne Count a number of years ago.  During my tenure as Police Chief, I

worked with the Traffic Improvement Association (TIA) in an attempt to do this. 

Wayne County would not agree to this improvement due to the short distance to the

narrow bridge and low number of vehicles that it would accommodate.

Other options included widening the bridge to accommodate more traffic and a round-

about.  While these may have merit, the intersection is under the jurisdiction of

Wayne County and these changes would need considerable planning and work to

accomplish.  To be fair to the applicant, I don’t know that it is appropriate to include

these as conditions to the PUD, other than leaving sufficient land available to

accommodate the round-about should that be done in the future.  The diagram of the

proposal shows a townhouse building at the northwest corner of the intersection that

might encroach upon needed right-of-way.

The traffic studies also address 7 Mile and South Main (Northville Rd.)  Traffic for

some movements at this location currently have a LOS of F.  This would not improve

with the development.   Adding traffic signals at this location is suggested.  Again, this

intersection is under the jurisdiction of Wayne County and not within the control of the

applicant.  The City should pursue this to improve the traffic flow and to encourage

through truck traffic to take the designated route rather than using Center Street and

surrounding neighborhood streets.

The Sustainability Task Force made a suggestion to add an access from the

proposed development to connect to the 7 Mile and Hines intersection.  This would

require the addition of a bridge over the Johnson Drain.  As part of the development,

this would likely be an additional bit of infrastructure that would be responsibility to

maintain in the future. 

I have a concern about the extension of Hutton south into the development.  With the

closure of Center Street, more traffic has been using Hutton between Main Street and

Cady.  Road width here and the proximity to the sidewalks and buildings creates a

potentially unsafe situation.  The extension into the development will likely increase

the traffic flow through this area.  This area is not part of the proposed development

area, but this area would need some improvements.

Downtown parking has been an issue for years.  I have concerns about whether there

will be adequate public parking available for any businesses in the area and for the

green space that is being considered.  I believe that the proposed lot at Cady and

Hutton should be left as proposed. 

Another parking concern that I have that may not be in harmony with the character of

the City is the on-street parking shown on the diagram in the area of the development

with single family homes.  The City has prohibited overnight on-street parking for

decades.  This has been helpful for street maintenance and for officers on patrol in



looking for suspicious activity.  Northville doesn’t look like some communities where

cars are parked on residential streets leaving one lane for traffic.  I hope that these

homes have on-site parking and that the streets are not the intended parking for the

residents.

A final overall comment about traffic.  I believe that through truck traffic and the

regional traffic flow issues have been and will continue to be issues.  We also now

have the downtown street closures.  While these issues may not be the responsibility

of the Planning Commission, other than as they relate to a new development, I

believe that the City is missing an opportunity to address these issues before

approval of the development of the Downs property. 

To conclude, I’d like to comment on the Farmers Market.  I believe that this is nice

amenity that has become an important part of Northville.  Since the inception of

planning of the development of the Downs property, the location and size of any

future Farmers Market has been an issue.  Initial thoughts were that it would be part

of the Downs development.  Recently, the Farmer Market Task Force has

recommended the old McDonald Ford property as the preferred site for a permanent

Farmers Market.  However, the City does not control this site and currently, there is

no agreement to permit the Farmers Market to be located there.  As a result, the

issue is again part of the discussion in regard to the Downs development project. 

This is another issue that the City needs to resolve before approval of the proposed

project.  It’s only fair to the applicant to include this in the discussion or take it off the

table.  

Jim and Sue Petres

343 Fairbrook Ct.

Northville, MI



From: Jim Notarianni
To: Dianne Massa
Subject: Northville Downs Development Project
Date: Monday, March 14, 2022 4:08:10 PM

Hi Dianne--

As a resident of Northville for many years, I wanted to share my thoughts on the current status
of the development plans for the Northville Downs site.

I want to go on record to say that the 474 units currently in the Hunter Pasteur design are far
too many and are not in line with the PUD requirements that state, among other things:

"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."

 In an area adjacent to the proposed Downs site there are currently about 60 well-spaced
residences.  This number compares to 474 residences in the proposed Downs development. 
 474 new residences are far too many for the site.  They will permanently ruin the traffic
patterns in the area, and add far too much strain on current City services, including schools. 

Please do not let profits for the developers win out over the long-term best interests of the
City.  The total number of residences in the proposed Downs Development plan must be
significantly reduced before the project moves forward.

Best regards,

Jim Notarianni
314 W Dunlap Street
Northville, MI 48167



From: I speak against the proposed development plans for the Downs property as there are way too many proposed
units for the site.

To: Dianne Massa
Subject: Northville Downs development
Date: Monday, March 14, 2022 12:19:10 PM

I am opposed to the proposed project, based on the number of units proposed for the site.

The traffic increase form this project will be ridiculous for a very important gateway to the city.

Surely the Planning Commission has, or should have. considered  that.

Northville is a small quaint town.

In my opinion, adding a substantial number of units, in the hundreds, from what I read, in one
location, would greatly alter the small town feel that makes Northville a true destination place to
visit and, ultimately, live.

A project of much less density, more single family homes as opposed to apartments and condos,
would go further to build upon the historic feel of the city.

I understand that the developers have proposed a plan that will yield them the profit needed to
undertake the development, but is it at the expense of the Northville  community as a whole?

Thank you.

John O’Brien
530 Baseline Rd.
Northville, MI  48167

Projects of this scope always take longer than anticipated and the
Sent from Mail for Windows



From: John Roby
To: Dianne Massa
Subject: In Support of Downs Project State and Progress
Date: Monday, March 14, 2022 10:42:48 AM

Dianne:

Please add to the present deluge.  Sorry...I should have done this last week.

Thanks again.

Best of...

John R.
(248)348-7047

From: John Roby <johnroby@luxsci.net> 
Sent: Monday, March 14, 2022 10:32 AM
To: Planning Commission and Consultant

Subject: In Support of Downs Project State and Progress

Dear Planning Commission and Consultant:

We’ve heard much and said much and done much...you as prime movers and process owners, me as
activist, all doing our best.  Much more is to come.

Understanding the criticality of incomplete and uncertain neighborhood integration, both
aesthetic and connectivity, I fully support The Downs Project, wholeheartedly including opportunity
for more residents at less rarified pricing.

My support is only qualified that work continues and intensifies on those highlighted issues as I know
you intend.

Best of...

John R.
(248)348-7047



From: Josephine Kowalski
To: Dianne Massa
Subject: northville downs
Date: Monday, March 14, 2022 3:28:06 PM

very sad .....i am very opposed to the development of northville downs that you have
proposed......northville will never be the same if this goes  thru...i looked at some of the info
on the developer.....very bad marks....how far do you have to go?behind us we now have large
homes on very small lots....little by little not good....northville to  northful



From: Kate Knight
To: Dianne Massa
Subject: Planning Commission Comments Re: Downs PUD
Date: Monday, March 14, 2022 2:56:10 PM

Dear Planning Commission:

Do you know what kind of people rent the higher density residential units proposed for the Downs
project?  The kind who walk into downtown and spend a good portion of their household income at
the businesses there.  That number was cited as roughly $18,000/ household at the annual Michigan
Downtown Association conference in November 2021 by Dan Carmody, Director at Eastern Market
Corp.  The renter who chooses the Downs does do because of the location, the walkability, the
adjacency to historic Downtown Northville as well as the Hines Parkway. 

Thriving communities have different types of residential models for their residents.  This includes
empty nesters, young professionals, retirees, and families that have lived in other areas of the
country or world that have a more current experience in market trend.   All residential trends
indicate that increasingly, households have less interest in obtaining a thirty year mortgage.  The
rapid evolution of gig work (at all, even executive levels), means that in the next decade, almost half
of jobs may be for a contract range of 18 months to a few years.  We need flexible, rentable
residential stock in all Michigan communities, and increasingly so when we have the opportunity to
develop thoughtfully, intentionally, with great design, next to our historic downtowns. 

Our stellar Northville Public Schools generate class after class of highly prepared students who hit
the ground ready to hit college and work.  They typically head to campuses and work destinations
that have amenities such as walkable downtowns with coffee, cafes, retail, cultural programming
and trails.  They continue to seek those community amenities upon graduation and carry this
preference into renting or purchasing their first home.  Where would they return to live in our
community as young professionals?  Should they get three roommates to live in a 5,000 square foot
starter castle in Northville Hills?  (Answer: They’re not interested.) Build beautiful, walkable, rentable
high density residential, and they will come. 

It seems that everyone who moves to our wonderful Northville community would prefer to be the
last one in.  Change is inevitable, and the Planning Commission has the professional talent and
experience to understand that this PUD has the potential to impact the downtown, city, and
surrounding community positively.  Higher density, with multiple residential types is the appropriate
approach to ensure a thriving investment in the future of our historic downtown.  The vocal minority
will protest change that yields development they can’t imagine for their own household living
preference.  This isn’t a true reflection of the market reality, and should not sway the Planning
Commission against support for this crucial density adjacent to downtown.  Scrutinize and hold the
developer to a high expectation for quality of construction and urban design, but move this PUD
forward.

Your downtown advocate and Northville Township resident of twenty years,

Kate Knight



 
Kate Knight, MUP
Executive Director
Farmington DDA
248-474-5500, ext 2214
www.downtownfarmington.org
 



From: Luci Klinkhamer
To: Dianne Massa
Subject: Downs Development Public Hearing Comments
Date: Monday, March 14, 2022 10:28:09 AM

TO:  Northville City Planning Commission

FROM:  Luci Klinkhamer, 430 Lake St., Northville

DATE:  March 14, 2022

RE:  Northville Downs Development Public Comments

I am in support of the proposed PUD development and feel confident that the Developer and Planning
Commission will continue to work out the details of the site plan to the benefit of our City.

Public Spaces and Parks:
Daylighting the Rouge River will be an asset to the community and the health of the river.    It will create
public spaces for recreation and non-motorized connectivity by providing walking and bicycling pathways. 
It will improve the health of the Rouge River Watershed by reducing sedimentation into the river and
mitigating flood plain concerns.

Architecture and Landscaping:
I support the Developer utilizing local architects to work towards integrating architectural details that
complement our existing historic neighborhoods.

I support the rear-facing garages in the residential units.

I would encourage the use of environment-friendly landscaping — using native plants and best practices to
handle storm water runoff wherever possible.

Roads, Connections:
Connectivity needs to be increased so the development will blend seamlessly with existing neighborhoods
and downtown.  I support a north-south vehicular connection to Seven Mile - Hines Drive; possibly Hutton
street extension.  I also support an east-west connector with Fairbrook extending into Bealtown.  I would
prefer not to see a “cul-de-sac” development created as a separate entity in the City.   Only by opening up
the north-south and east-west vehicular connectors, in my opinion, would this integration be achieved.



March 15, 2022 

Planning Commission, City of Northville, MI 

Concerns for the Northville Downs Development 

My name is Mary Poole.  I am a resident of the city of Northville, 320 Fairbrook Court, since 1974.  It has 
been almost 50 years of residency.  I have raised three wonderful women here where two of them 
continue to take an active part in the community.  I have been involved in the community in many ways 
throughout my life.  From PTA, Chamber of Commerce board member, Rotary, merchant’s groups, a 
business owner in the downtown and various other small committees within the community.  I have 
seen many changes to the downtown starting with the Main Street ’78 plan.  We have been good 
stewards of this community.  I hear many say they wish for the good old days, which is a fond memory 
for most of us.  But without progress our community wouldn’t have the value in both housing and 
services that we enjoy today.   

In reading through the Master Plan of 2018 and the update of 2022, I have reviewed many documents 
associated with this plan.  Let me clarify, I am not an expert.  I am a concerned citizen.  What I have 
heard through this process is the desire to daylight the river, to be concerned with high density of 
residents, to retain the character of the community, to be concerned with the surrounding 
neighborhoods to be impacted by this development.  There are concerns regarding traffic congestion, 
heights of buildings and the extension of the downtown business district.   

My thoughts first and foremost are with density.  Currently, as of 2022 our population stands at 5,901.  
We are the 134th largest city in Michigan.  We have a declining population at a rate of -0.32% annually 
and it has decreased by 1.16% since the most recent census in 2010.  Our density per square mile is 
currently 2894 people.  (World Population Review) Northville Downs property development is 48 acres.  
(640 acres in a square mile.  Northville is 2 square miles=1280 acres.) 

Currently less than 5 people live per acre in Northville.  Proposed: 480 units with population of over 700. 
This translates to 1.45 people per unit. Which means 15 people/per acre x 48 acres = 720 people.   This 
is an increase of 12% of the population.  This seems incredible high and a real challenge for the 
community planners.   

Another concern is the flood plain on the Downs property.  With daylighting the river we cannot rely on 
the FEMA report from 2021.  It appears that the river flood plain was reduced because of the culvert 
running under the property from 7 Mile to South Main St.   Certainly, the flood plain is reduced by the 
culvert holding back the water, but what happens to the water when daylighted?  As we see in Edward 
Hines recently, the water greatly extends the banks during spring thaws or excessive rains.  As climate 
changes, our storms are stronger, bringing more rain, we need to be concerned as we daylight the river.  
The current information in the City’s masterplan shows the flood plain extending on a great portion of 
the Downs property.  I ask which is it?  Should we recognize FEMA’s updated plan from 11.21 or the 
current plan illustrated in Northville’s master plan? 

Another concern is the retention pond planned next to the river.  The water table is 3’ in this location. 
What is to happen to the river as the soil is leeched with storm water?  Do we have environmental 
concerns? 



As the Master Plan shows currently, most residences will require flood insurance.  (For those with a 
mortgage backed by the Federal Government.)  The limits are $250,000 for building, $100,000 for 
contents.  Nothing outside your home is covered.  Average cost for a policy is $1100.00 in Michigan.  
Also, contents in your basement are not covered.  This means your furnace, hot water tank, and storage.  
Basements in flood areas are not to be finished.   

 

I have concerns about architecture.  Though the drawings of the facades are lovely, what is going on 
with the sides and rears of the buildings?  Is it vinyl siding, brick?  

Also, it would be of some concern that we don’t develop a “new downtown” on Cady, and Main Street 
become the “Old Town”.  It took Plymouth over 40 years to redevelop their “Old Town”. 

And lastly, traffic.  This seems like a deep concern for the community.  How do we manage?  Our streets 
are not wide enough like Plymouth.  How will we not disturb the surrounding neighborhoods with traffic 
to bypass the congestion?  We currently see the disruption by the need to navigate around the closure 
of downtown. 

In my review of the plan, I have environmental concerns, daylighting/flood concerns, density overload, 
aesthetics and traffic overload.  Please be good stewards of our community.  Please be conscious of this 
very large development that will forever change our community.  There is no going back.  Thank you for 
all your hard work and dedication to this wonderful community.   

Sincerely, 

Mary Poole 

 

 

 

 



































From: Michelle Smith
To: Dianne Massa
Subject: Hunter Pasteur proposed Preliminary Plan for Northville Downs
Date: Monday, March 14, 2022 3:07:44 PM

Ms. Massa,
Please deliver the following message to the Planning Commission and City Council -
thank you.

We are residents of Northville, living at 378 Fairbrook Court, just west of the proposed 

Downs Project.  We vote in every election.  We will be substantially affected by the 

proposed Downs Project. 

We are very concerned that the Hunter Pasteur proposed Planned Unit Development 

(PUD) Plan is a high-risk plan to the city.  We urge the Planning Commission to adopt 

the Criteria Listed in this email to objectively evaluate if the Plan meets the PUD 

requirements as stated in Article 20 of the Zoning Ordinance.  We feel that the current 

Plan does not meet the PUD requirements, in particular, Section 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 .”

We live in the adjoining district, which is a residential neighborhood.  We believe the 

current plan’s density and character are out of character with the adjoining district in 

which we live.  While the developer has made improvements to the original plan, the 

plan density was reduced only somewhat.  The density together with Housing Types, 

is out of harmony with the housing areas from S. Wing Street west to Orchard and 

would be detrimental and foreign to that adjoining zoning districts.  The density and 

housing types remains the central issue in our view. We therefore do not support the 

Plan in its current form.

We support the following provisions (which are largely from the Citizens for Northville 

recommended Approval Criteria) and urge the Planning Commission and City Council 

to carefully review the Downs Project with respect to how it meets or fails to meet 

each criteria:

1. Is the Plan in keeping with Northville’s present Character and small-town Charm?

We believe this fundamental issue must be answered based on a specific set of

criteria that we are requesting the Planning Commission (and later the City Council)

adopt and respond to, item by item, as outlined below:

2. 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.

3. Is the Residential Density in harmony with surrounding neighborhoods?

4. Are the Residential Architecture and Housing Types in harmony with surrounding

neighborhoods?

5. Have Walkability requirements been met?



6. How will the development impact traffic on Seven Mile? On Center Street? On 

Fairbrook? On Cady?  On River Street? On Beal Street?  How will the impacts of the 

increased traffic be addressed with the current street closures (such as the current 

closure on Center Street)?

7. Should an entrance/exit onto Seven Mile Road be required? Should a traffic circle 

on Seven Mile and Hines Drive, with an entrance from Seven Mile into the 

development, be helpful to improving traffic flow?

8. Will speed bumps on residential streets such as Fairbook be required to deter cut-

through traffic and speeding? 

9. Is the Commercial Density in harmony not only with downtown but with the 

adjacent residential neighborhoods?

10. Is the Commercial Architecture in harmony with downtown?

11. Have Landscaping requirements been met?

12. Will FAR restrictions be met?

13. Is Parking adequate?

14. Has a Farmers Market area been specified? Is it visible and adequate?

15. Has an impact study been done for City Services/Aging Infrastructure/Utilities?  

What is the cost of these upgrades?  How much of the cost will be paid for by the 

Development? How much by existing City residents?  Can the City’s current water 

and sewer facilities handle the additional flows?  What is the risk of the Development 

contributing to sewage backflows into existing homes in the adjacent 

neighborhoods?  Will a new Development of this size and density increase peak 

demand and thus contribute to further water and sewer rate increases to all City 

residents? 

16. Has an assessment been done concerning impact on surrounding neighborhood 

Property Values, including the residential neighborhood west of Center Street? 

17. Has the City conducted a Pro Forma Cost/Benefit Analysis?

18. Have required developer escrow accounts been determined?

19. Has the developer’s claimed $2.1 million net tax increase for Northville been 

substantiated and will it offset incremental costs to the City?

20. Has the developer’s ability to complete the Plan been assessed? How long is it 

expected that each phase or the Plan will take to implement?  Is the daylighting of the 

river contingent upon other parts being completed first?  What is the susceptibility of 

the river daylighting or other key provisions of the Plan in getting delayed or 

abandoned if the economy goes into a recession?

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 character and desirability. The City’s 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.  



The Plan, in its present form, appears to be a high risk plan with unknown 

consequences for Northville. Hopefully, working with the developer in good faith, the 

plan can be enhanced to mitigate this risk.

 
Respectfully submitted,

Ralph and Michelle Smith

378 Fairbrook Ct.

Northville, MI 48167    



February 22, 2021 

RE: Hunter Pasteur Homes 

To whom it may concern: 

For many years, we have worked with Hunter Pasteur Homes on numerous 
developments in our community. I have always found them to be an excellent 
company to work with in all phases of development. Hunter Pasteur Homes fully 
understands the development process and works within it to achieve a quality 
product. 

In my opinion, Hunter Pasteur Homes projects have been excellent additions to 
our community. Hunter Pasteur Homes ranks at the “top of the class” as 
developers 

I am sure the same would be true in your community.   

Sincerely, 

 Robert J. Gatt, Mayor 

CITY COUNCIL 

Mayor 
Bob Gatt 

Mayor Pro Tem 
Dave Staudt 

Laura Marie Casey 

Hugh Crawford 

Justin Fischer 

Brian Smith 

Ericka Thomas 

City Manager 
Peter E. Auger 

City Clerk 
Cortney Hanson 

City of Novi 
45175 Ten Mile Road 
Novi, Michigan 48375 
248.347.0460 
248.347.0577 fax 

cityofnovi.org 



 

 

 

 

Charter Township of Orion 
 

2323 Joslyn Rd., Lake Orion MI 48360 

www.oriontownship.org 

Phone: (248) 391-0304 

  
 
March 11, 2022 
 
City of Northville 
Donna Tinberg, Planning Commission Chair 
215 W. Main Street 
Northville, MI 48167 
 
 
Re: Hunter Pasteur Homes  
 
Dear Ms. Tinberg, 
 
It is my pleasure to recommend Hunter Pasteur Homes, specifically Randy Wertheimer and his team, for 
their proposed development project in the City of Northville. 
 
Hunter Pasteur Homes recently developed the Stonegate Subdivision in Orion Township. Stonegate is a 
single-family home community located at the southeastern limits of Orion Township. It was a very 
challenging site for a multitude of reasons, that Randy and his team were able to successfully overcome 
to produce a truly superb residential addition to the Township.  Most recently, the Lake Orion 
Superintendent purchased a home in this community and could not be happier with his decision! 
 
Randy and his team have displayed reliability and honesty in their partnership with the Township on this 
development project. As I am sure you can agree, such integrity is important to a municipality, especially 
when developments and redevelopments are concerned. 
 
Should you desire more specific information about Hunter Pasteur Homes, please do not hesitate to 
contact me, or other members of my team here at Orion Township. 
 
 
Sincerely, 
 

 
 
Chris Barnett 
Township Supervisor 
 
 



From: patrickdruss
To: Dianne Massa
Subject: Downs Development Opinion
Date: Monday, March 14, 2022 12:11:26 PM

Good afternoon Dianne,

This email is to voice my opinion of the proposed Downs Development to the Northville
Planning Commission.  Although I agree that developing the area may be needed, I am
strongly against the current proposed plans. As a resident at 113 High St., I do not believe
what has been presented is in the best interest for the Northville residents.

The commission should reject the plans as presented. Please forward this communication to
the commission members and city council.

Thank you,

Patrick Donald Russell

313.657.8357
patrickdruss@gmail.com



From: PAULA Walworth
To: Dianne Massa
Subject: Roundabout in Northville
Date: Monday, March 14, 2022 11:23:56 AM

Diana, I hope this finds you well. 

I saw your name as the person to reach out to about the Northville Downs project.  But I'm
not sure if you are the right person to send this to but it is at least related.  If not, maybe
you can direct me.

We live at we 6 mile and Sheldon.  I only recently learned that there may be a plan (I hope
not final) to implement a roundabout at 7 Mile and Sheldon/Center Street.  I am strongly
opposed. 

I see articles claiming that roundabouts are safer then regular intersections but my personal
experience is contrary to that.  While "in theory" roundabouts may be a good idea, the
reality is that US drivers do not know how to navigate them safely - particularly multilane
roundabouts with significant traffic volume.  

As an example, the roundabout at Orchard Lake and 14 mile is ranked as one of the most
dangerous intersections in the state based upon # of accidents.  And beyond the actual
crashes, there are numerous near misses (we see one almost every time we have to hazard
that intersection).  Near misses at a traditional intersection are exceedingly rare in
comparison.

If the city is determined to proceed with these plans, I would minimally ask that you
consider how to prevent people from speeding through the roundabouts.  That is a big
contributor to the danger of the above mentioned Orchard Lake/14 mile example.  And at
the Sheldon/7 Mile location, the issue is likely to be even more difficult given the
northbound traffic coming down the steep hill. At least with a normal traffic light, they know
whether they need to slow down due to a red / yellow light or a stale green. 

Yes, there are problems at that intersection with the amount of traffic and backups.  And
the Northville Downs development will no doubt make that worse.  But a roundabout is not
a positive solution.

Thank you for considering this feedback. 

All the Best, Paula Walworth



From: Rsmithla
To: Dianne Massa
Subject: Northville Downs Project - comments from a concerned Northville family
Date: Monday, March 14, 2022 3:12:56 PM

Northville City Clerk, Dianne Massa

Please submit our comments about the Downs Project to the Planning
Commission and City Council
We are residents of Northville, living at 378 Fairbrook Court, just west of the proposed

Downs Project.  We vote in every election.  We will be substantially affected by the

proposed Downs Project.

We are very concerned that the Hunter Pasteur proposed Planned Unit Development

(PUD) Plan is a high-risk plan to the city.  We urge the Planning Commission to adopt

the Criteria Listed in this email to objectively evaluate if the Plan meets the PUD

requirements as stated in Article 20 of the Zoning Ordinance.  We feel that the current

Plan does not meet the PUD requirements, in particular, Section 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.”

We live in the adjoining district, which is a residential neighborhood.  We believe the

current plan’s density and character are out of character with the adjoining district in

which we live.  While the developer has made improvements to the original plan, the

plan density was reduced only somewhat.  The density together with Housing Types,

is out of harmony with the housing areas from S. Wing Street west to Orchard and

would be detrimental and foreign to that adjoining zoning districts.  The density and

housing types remains the central issue in our view. We therefore do not support the

Plan in its current form.

We support the following provisions (which are largely from the Citizens for Northville

recommended Approval Criteria) and urge the Planning Commission and City Council

to carefully review the Downs Project with respect to how it meets or fails to meet

each criteria:

1. Is the Plan in keeping with Northville’s present Character and small-town Charm?

We believe this fundamental issue must be answered based on a specific set of

criteria that we are requesting the Planning Commission (and later the City Council)

adopt and respond to, item by item, as outlined below:

2. 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.

3. Is the Residential Density in harmony with surrounding neighborhoods?

4. Are the Residential Architecture and Housing Types in harmony with surrounding



neighborhoods?

5. Have Walkability requirements been met?

6. How will the development impact traffic on Seven Mile? On Center Street? On

Fairbrook? On Cady?  On River Street? On Beal Street?  How will the impacts of the

increased traffic be addressed with the current street closures (such as the current

closure on Center Street)?

7. Should an entrance/exit onto Seven Mile Road be required? Should a traffic circle

on Seven Mile and Hines Drive, with an entrance from Seven Mile into the

development, be helpful to improving traffic flow?

8. Will speed bumps on residential streets such as Fairbook be required to deter cut-

through traffic and speeding?

9. Is the Commercial Density in harmony not only with downtown but with the

adjacent residential neighborhoods?

10. Is the Commercial Architecture in harmony with downtown?

11. Have Landscaping requirements been met?

12. Will FAR restrictions be met?

13. Is Parking adequate?

14. Has Farmers Market area been specified? Is it visible and adequate?

15. Has an impact study been done for City Services/Aging Infrastructure/Utilities? 

What is the cost of these upgrades?  How much of the cost will be paid for by the

Development? How much by existing City residents?  Can the City’s current water

and sewer facilities handle the additional flows?  What is the risk of the Development

contributing to sewage backflows into existing homes in the adjacent

neighborhoods?  Will a new Development of this size and density increase peak

demand and thus contribute to further water and sewer rate increases to all City

residents?

16. Has an assessment been done concerning impact on surrounding neighborhood

Property Values, including the residential neighborhood west of Center Street?

17. Has the City conducted a Pro Forma Cost/Benefit Analysis?

18. Have required developer escrow accounts been determined?

19. Has the developer’s claimed $2.1 million net tax increase for Northville been

substantiated and will it offset incremental costs to the City?

20. Has the developer’s ability to complete the Plan been assessed? How long is it

expected that each phase or the Plan will take to implement?  Is the daylighting of the

river contingent upon other parts being completed first?  What is the susceptibility of

the river daylighting or other key provisions of the Plan in getting delayed or

abandoned if the economy goes into a recession?

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 character and desirability. The City’s 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. 

The Plan, in its present form, appears to be a high risk plan with unknown

consequences for Northville. Hopefully, working with the developer in good faith, the

plan can be enhanced to mitigate this risk.

 

Respectfully submitted,

Ralph and Michelle Smith

378 Fairbrook Ct.

Northville, MI 48167      

 



From: Beti Kempa
To: Dianne Massa
Subject: Downs PUD - Hunter and Pasteur Homes
Date: Monday, March 14, 2022 2:24:59 PM

Dear Planning Commission and City Council,
    We STRONGLY oppose the current proposed Downs Development PUD plan. To us, this development will
result in a significant  and adverse change to the character of the community of Northville, with its very high density
and housing types that aren’t in harmony with the surrounding community.
   We also strongly oppose the proposed roundabout at Seven Mile Road and Sheldon Road. Combined with the
increased traffic from this high density PUD, pedestrian and cyclists traffic would be at great physical risk trying to
cross the road at the roundabout. The roundabout would seriously degrade “walkability” at this intersection.
    Thank you for your consideration of these concerns.
Mr. and Mrs. Roger Kempa
422 Covington Ct.
Northville, MI 49168

Sent from my iPhone

mailto:betikempa@sbcglobal.net
mailto:dmassa@ci.northville.mi.us














From: Jennie Macy
To: Dianne Massa
Subject: Message for Planning Commission, City Council, Mayor - Downs Development
Date: Monday, March 14, 2022 7:55:45 PM

Please distribute this to the Northville Planning Commission Members, City Council
Members, and Mayor. 

I am writing to make sure that somewhere in any plan for the demolition of the Northville
Downs site there is something done to control rodent population. When the Hazel Park
Racetrack and stables were demolished and the area was rebuilt, there was a tremendous
increase in the number of rats in the neighborhoods nearby. My brother trapped and disposed
of over 50 rats at his home 8 blocks from the Hazel Park Raceway the winter after the
demolition. He was not alone in having a huge rat issue that year; the local hardware store was
ordering rat traps by the pallet. 

Thank you for your attention to this matter.

Sincerely, 
Jennie Macy



From: John Neihoff
To: Dianne Massa
Subject: Northville Downs project
Date: Monday, March 14, 2022 8:29:12 PM

I am not in favor of this project.

Sent from my iPhone



From: Kevin Martin
To: Dianne Massa
Subject: Downs development
Date: Monday, March 14, 2022 8:59:48 PM

Dianne,

We are reaching out to express our concerns about the proposed Downs Development.  We are
very concerned about the scope of the development, the increased population, the traffic and
congestion.  We love the the small town charm of Northville and don’t want to lose our
wonderful community.

The development we could support would be one that doesn’t include such large increase to
our population.

Please feel free to contact us.

Thank you,
Kevin & Richelle Martin
865 W Main St, Northville, MI 48167



From: Laurie Coppock
To: Dianne Massa
Subject: Northville
Date: Monday, March 14, 2022 7:08:36 PM

No vote from my family and   I

This project will look like 5 mile and Beck rd which is awful

I am also worried about the added car traffic.  For every home x that by 2 or 3 cars.  We do not have the
infrastructure in place. 

Let’s use the money to invest in a world class horse and sports betting arena.  My grandparents would dress in their
finery and make a night of it.  Instead of destroying the history let’s lift it up

NO TO BUILDING NEW HOMES

YES TO UPLIFTING AND IMPROVING THE DOWNS

Laurie Coppock resident for 40 years in Twp now in city

Sent from my iPhone



From: Martyn Hunt
To: Dianne Massa
Subject: Planning Commission
Date: Tuesday, March 15, 2022 12:53:57 AM

Good Morning

Please record that I do not support the housing plan as currently proposed. 

The Hunter Pasteur proposed Preliminary Plan is a high-risk plan to
the city. 
I would like to urge the Planning Commission to adopt the Criteria
Listed in this email to objectively evaluate if the Plan meets the PUD
requirements as stated in Article 20 of the Zoning Ordinance.  I feel
that the current Plan does not meet the PUD requirements, in
particular, Section 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….”
And therefore do not support the Plan in its current form.
Respectfully submitted,
Mr. Hunt 



From: Mike Lapinski
To: Dianne Massa
Subject: March 15 PC Meeting
Date: Tuesday, March 15, 2022 8:52:04 AM

Hello,

Thank you for opening this channel of communication for tonight’s March 15 PC meeting on Downs’ development.

I will attend my granddaughters confirmation at OLV tonight and the timing conflicts with tonight’s PC meeting.

I’m a resident of Northville since 2015 and believe it to be a top community in SE Michigan.  The PC should
leverage this power in developing the Downs.

In my opinion, the current density of the Downs must be reduced - the recent decrease in apartment units is not
sufficient.   I question the city’s capability to handle this project from an education, policing and traffic perspective.

The PC needs to approach this development with ironclad knowledge of what the city can support in terms of
education, policing and traffic.  Based on these factors, the PC must mandate how many residents may be added and
use that knowledge to determine number of units/density.

I would be pleased to meet with city personnel to better explain my thoughts (including working with developer) as
required.

Thank you,

Mike Lapinski
347 Rayson
Cell: 734-812-3059

Sent from my iPhone



From: RICHARD P PROBST
To: Dianne Massa
Cc: ICE
Subject: Hunter Pasteur Preliminary Plan for Northville Downs
Date: Tuesday, March 15, 2022 8:35:53 AM

TO: Northville Planning
Commission and Northville City Council

As a City of Northville business and property owners, We are extremely concerned about the proposed Hunter
Pasteur development plan for the Northville Downs property.  The size and scope of the plan, specifically the
density of units,  obviously does not reflect the character of the community.

Being a neighbor to the recent ( long unfinished) condo complex on North Center Street, we can provide first hand
comments about how such a development impacts the surrounding neighborhood in a negative way.

We are particularly upset that the revised proposal includes a “Canyon” of tall, townhomes lining the Center Street
entry to our quant little victorian village.  Not a particularly attractive or welcoming entrance.  We also lament the
fact that we will be losing our beloved “Farmer’s Market” because Hunter Pasteur has not made any firm
commitment to accommodate one of the best features of our town’s living experience.

The plan to open the River, might sound positive but the current proposed plan has little value to our current
residents without parking, or access.  It seems more about selling condos with a green view.

I urge the Planning Commission to stay with an objective evaluation of the PUD requirements in Art. 20 of the
zoning Ordinance.  This plan clearly does not so we encourage the commission and council to hold the developer to
the PUD requirements.

Perhaps a more suitable project would call for 50 to 75 single family homes in a parklike setting. If this density does
not fit with the developers projected return, I’m sure they can rely on contingencies in their purchase agreement to
re-negotiate or walk away.  The Northville Driving Club, as current owners of the property would just continue to
do business as usual.

In closing, surrendering this site to development under this proposed plan is to journey down a very risky path for
the City of Northville, the Township and it’s residents.  Surely, a more fitting plan can be proposed.

Sincerely,
Richard and Tracy Probst  



From: Sandra Guerro
To: Dianne Massa
Subject: Northville Downs Project
Date: Monday, March 14, 2022 8:03:17 PM

My husband and I have lived in Northvillle Township for 40 years.  We’ve always loved the downtown area and
frequented it often. However, as much as we’d like to see Downtown Northville become more vibrant like
Plymouth, we do not feel that the present plan being considered would benefit Northville.  We need more open
space, not more density of homes/condos/apartments. The area of Sheldon and Hines is already a traffic issue.   We
do not need to turn a small town into a traffic and pedestrian nightmare.  It’s bad enough that we don’t have enough
parking as it is to support the businesses, especially with Main and Center being closed off.  We have not dined in
Downtown Northville since last summer, even though some of our favorite restaurants are there. As Senior citizens,
we don’t need to walk a mile to find parking.

Please do not let Northville be turned into a traffic nightmare.  The infrastructure cannot support this large of a
development.  It’s hard to see any upside to approving it.  It’s too dense and it will definitely lower property values. 

Thank you,
Sandra Guerro

Sent from my iPhone




