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

DATE: September 1, 2021 
 
RE: Master Plan Update – Racetrack & S. Center St. Sub-Area Plan Concepts 
 
We have updated the Racetrack and S. Center St. sub-area plans based on comments provided at the 
August 17 Planning Commission meeting, and comments provided from individual Commissioners.    
These comments addressed the topic of residential density.   
 
The updated sub-area language is attached, as well as the individual comments received from 
Commissioners.   As you can see, there were a number of ideas of how to address density.  The Racetrack 
spreadsheet (page 6) illustrates these varied ideas, and includes additional questions to help develop a 
consensus. 
 
Also attached is a copy of the Guiding Principles, which will be used to frame the discussion of density. 
 
Please review the draft concepts in preparation for discussion at the September 7 Planning Commission 
workshop.    
 

 
 
Cc: Patrick Sullivan 

Dianne Massa 



The Downs Development Density Study
Prepared By: Andrew Krenz 

KNOWNS
6119 2020 Census Population 2.06 Northville total area
6459 Peak 2000 Census Population 2970 residents / square mile (2020)

640 acres / square mile
48.12 Downs acreage
0.075 Downs in sq miles

COMPARISONS at 0.075 Miles squared … [additional residents on Downs
2,440 Milford people / sq mi -> 183
2970 Northville people / sq mi -> 223
4151 Plymouth people / sq mi -> 312
4179 Birmingham people / sq mi -> 314
5714 Berkley people / sq mi -> 430

WHAT IF (THIS IS A RESIDENTIAL STANDARD]
R1 Zoning (7200 size lot, 2.3 / household) -> 664
R1 Zoning (7200 size lot, 3.0 / household) 866

ADD AN "URBAN MULTIPLIER" (1.2 - 1.4)
R1 Zoning x 1.2 (2.3 / househood) -LOW 797
R1 Zoning x 1.4 (2.3 / household - MID 930
R1 Zoning x 1.4 (3.0 / household) - HIGH 1213

support 900 - 1100 
estimated population in 
The Downs

NOTE:  we are curretnly 
about 350 people below 
our peak population



From: Hay Family
To: Sally Elmiger; Donna Tinberg
Cc: David Hay
Subject: As requested - thoughts on Density
Date: Thursday, August 19, 2021 6:16:50 PM

Sally and Donna,
Following are some thoughts on DENSITY that can be considered during
our work on the Master Plan sub-areas.

The concept of DENSITY varies by Land Use type: Residential,
Non-Residential, and Mixed Use.

RESIDENTIAL DENSITY
Can be adjusted when considering Natural Resources on site.  An
example would be to cluster development at a "higher" density of
dwelling units per acre to preserve wetlands, woodlands, or other
natural features.

Can be affected by retention of Open Space accessible to the public
and grouped into usable features, such as public parks and common
areas.  This is the essence of comments recently provided by Stephen
Calkins in an email to the Commission.  By itself, the identical
Density could result in very different outcomes.  For example, the
TOTAL Open Space on a site could remain the same under the following
scenarios.  One development pattern (e.g., row houses) could include
adjacent, Public open space, while a different development type (e.g.,
single family detached houses) would contain the same amount of Open
Space but in Private use as front yard, back yard, and side yard.
Same Site Density as defined as the number of dwelling units per acre,
with radically different outcomes. So ... DENSITY without specifying
DESIGN and CHARACTER is incomplete.  However, it may be desirable to
specify a specific DENSITY in the context of a "Holding Capacity" or a
CAP of total dwelling units allowed on a site.

NON-RESIDENTIAL DENSITY
When discussing Non-Residential Density, many people are really
describing perceptions of Building SCALE, PROPORTION, MASSING, HEIGHT,
CONTEXT, ADJACENCY and SITE COVERAGE or residual Open Space.  People
want to know if a particular development is appropriate on this site.
Is it Harmonious in context?  Does it "fit in" with the character of
Northville?  Or, does it appear, and function, like a "suburban
development"?

SOME THOUGHTS on NORTHVILLE HOUSING UNITS
Any discussion of future residential density, in addition to the
issues of CHARACTER and DESIGN (not style) discussed above might
consider if Northville is "objectively deficient" in certain
residential housing types.
For example, does the city have "too many" single family detached
houses on individual lots and "too few" apartment units, as one
example.  Does the city want to encourage more "starter homes"?  More
accessory or secondary housing (sometimes called granny flats, or
teenage cottages; not available for short term rental)?  More public
housing, or senior housing like Allen Terrace?  Does the PC and City
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Council believe the city should encourage (incentivize) one housing
type over another?  Or, is this primarily "market driven" as
identified by a private developer?

There are several apartment buildings above commercial uses in the CBD
such as over the coney island and over a bike shop.  Do we have a
count of these individual apartments, and know their occupancy rate?
Are they routinely fully occupied?  Do we account for residential
housing units such as these, as well as allowing upper floor housing,
and do we want to encourage, or just allow, this in the 3 sub-areas
under review?  It makes for a difficult or impossible Residential
Density (units per acre) calculation.

CONCLUSION
The above are my initial thoughts on DENSITY in the sub-area
discussions we are engaged in, along with some related thoughts.  In
addition, I was intrigued with the suggestion of Commissioner Maise
that our existing Zoning Ordinance with its varying residential
categories and provisions may provide a good jumping off point for
future discussion on RESIDENTIAL DENSITY in Northville.

Productive meeting Tuesday night, with both Sally and Donna providing
appropriate guidance in structuring the discussion, and moving the
group toward a timely conclusion!  Thank you both!
Regards,
David Hay



DENSITY CONCEPTS/LANGUAGE from DT: Draft 8/23/21 
 
The Racetrack, South Center, and Cady subareas should be viewed as an aggregate when 
considering density.  Any numeric description of density must be informed by the desired land 
uses (residential and otherwise) for these subareas.  Density also may be influenced by 
building height, setback, and massing requirements which appear elsewhere in the Master 
Plan and Zoning Ordinance.   
 
These subareas (collectively) must include a mix of single-family homes, townhouses/row 
houses, and lower-density, multi-family units (duplexes, quadplexes, etc.)  The subareas also 
may include apartments; however, smaller-scale apartment buildings are preferred (i.e., a 
dozen or fewer units per building), and generally these should be part of a mixed-use building 
that includes commercial uses on the ground floor with residential above.   
 
While the overall intent is to see these various residential types mixed within the same block 
or series of blocks (rather than placing large numbers of one housing type together in a single 
area), we anticipate that density will flow in the following general pattern: 

• Highest density in the Cady Street subarea. 
• Moderately high density in the northern portion of the Racetrack subarea along a future 

Beal Street extension. 
• Moderately high density along South Center Street and where the Racetrack subarea 

abuts Center Street. 
• Decreasing density in the internal Racetrack subarea as it extends south from Beal and 

east from Center. 
 
A graphic representation of density might look like shading rather than hard-edged colors, 
something like this (red=high, yellow=lower): 
 

 
 
In considering the mix of residential types collectively across the 3 subareas: 

• Not less than 50% of the residential acreage shall be occupied by single-family units, 
lot sizes for which should be consistent with the average existing lot size in the City of 
Northville (approximately 7,200 square feet.) 

• Not less than 15% of the residential acreage shall be occupied by low-density, multi-
family units such as duplexes, quadplexes, etc. which are of a scale compatible with 
single-family homes. 



• Not more than 30% of the residential acreage shall be occupied by high-density, multi-
family units (i.e., townhouses and perhaps apartments.) 

 
New information regarding the floodplain suggests that we can prescribe lower density overall 
in the 3 subareas because we no longer need to cluster residential development away from 
the floodplain as it was previously understood.  By spreading residential development out 
over a larger percentage of the Racetrack parcel (exclusive of the daylighted river and 
surrounding park area), lower overall density can be achieved.   
 
We also know that traffic conditions have changed since the previous Master Plan update, 
with continued development outside the City of Northville contributing significantly to 
increased congestion within the City, including the intersections that are closest to these 
subareas (7 Mile/South Center, 7 Mile/Hines Park, 7 Mile/Northville Road, Center/Cady, 
Center/Main, Main/Griswold.)  This change in traffic conditions since the last Master Plan 
update warrants reconsideration of previously-established density and a recommendation that 
is lower than what was previously envisioned.   
 
I suggest the following framework specific to density (or some variation on this approach):  

• Density in the 3 subareas (collectively) may range from 4 to 10 DU/A but shall not 
exceed an average of 7 DU/A across the subareas collectively. 

 
I’m not sure my numbers are right for percentages and DU/A, but they’re included here to 
illustrate a concept.   



August 31, 2021 

Thoughts on Density: 

I agree with the concept that the development should look like it has evolved organically and should 
have a mix of housing types to break up the monotony of similar housing types grouped together. I do 
not think it would be appropriate to assign a cap over the entire site; especially if we want to encourage 
a mix of housing types. 

I think the density on Cady Street of 10-15 DU/AC is appropriate. Last night I heard 19 DU/AC. This may 
be too much, but I did not think the architectural treatment and scale was not out of line aesthetically. I 
believe this assigned density does not need a cap and can stand alone form the area to the south. 

The area south of Beal in the previous master plan was defined  6-12 DU/AC. As commissioner Gaines 
mentioned this range offered the developer some flexibility in housing types and design and to ensure 
the ROI is achieved. I agree with this designation and would not want to impose a cap over the entire 
area due to the reasons stated above. 

In my opinion, opening the river (River Park) provides an adequate buffer and distance from Beal Town 
and the housing on River Street that the DU/AC could increase.  Similarly, the density along South 
Center does not need to be the same as the existing density. As discussed last night the commercial and 
multifamily residential mix was desired along South Center. If the existing single family residence and 
converted offices remain along South Center this mix would be similar to what we are requesting of the 
Downs Sub Area and would be compatible.   

These areas will likely be developed as a PUD which will give the commission some latitude when 
reviewing the application.  

I do not think we should try to describe this graphically. Keeping it simple; north of Beal Street and south 
of Beal Street is clear and concise. However, if the streets are removed from the graphic (like the 
previous master plan) then something graphically like the previous master plan delineation of density is 
appropriate. 

 

Please let me know if you have any questions or require additional information. 

 

Marc Russell 

 

 

 

 



From: Steve Kirk
To: Sally Elmiger
Cc: Donna Tinberg
Subject: Density of Northville
Date: Sunday, August 22, 2021 7:08:09 PM

Hi Sally and Donna,

 

I took a detail look at the project in WA State (Issaquah Highland), which is unique however it is a
community/development that has an excessive amount of requirements, both in building,
landscaping, color requirements and code/ordinance restrictions that are in place through the
Issaquah Highland Mgmt.  Similar to HDC, but on steroids.  

 

Another interesting fact that one of the main selling points to this complex, as pointed out in their
brochure “Unmatched Freeway Access”.   Based on an aerial and street view from Google earth,
there is a blvd that leads directly to a major expressway with only a few intersections.   

 

We don’t have a direct access to any freeway.  In fact, our cities streets are now heavily used as
thorough streets to points outside the city, mainly due to the vast amount of development around
us. 

 

I ran some units per acre calculations for different sections in our city.

 

Beal town 13.77 ac, having 53 units = 3.85 units /ac, which is made up of both SF, MF and
apartments.

 

Historical District.  Dunlap – Dubuar / Rogers / Linden = 4.82 Ac, having 18 units = 3.76 units/ac

 

Cabbage town,  Baseline – Lake / Grace – Novi St = 12.84 ac, having 51 units = 3.97 unit/ac

 

Ely area, north of 8 mile

N. Ely – S. Ely / Jeffery – Carrington = 14.75 Ac, having 61 units = 4.14 units/ac 

 

While I understand the need for higher density for numerous reasons, I personally feel at this
present time and with our current infrastructure, along with what is proposed for the Cady
District/Sreet, a density of 6-10 units/ac., for the entire Racetrack sub-area, especially now that the
Flood zone building restriction area has been greatly reduced, is a range that we should strive for. 

 

 

Respectfully,

 

Steve Kirk
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Master Plan Update – Guiding Principles Exercise Results 
City of Northville 
 
 
Topic Category:  Design blends seamlessly 
 
Principle Title:  Ensure that New Development is Harmonious with Existing/Historic Parts of Town 
 
Guiding Principle Description:  Development will blend seamlessly and be harmonious with the existing 
character of our small urban village, with existing and new development sharing the same underlying 
principles of space, structure, elements, composition, proportion, ornament, charm, and character, 
regardless of style, that strengthens or improves the preexisting character, allowing the community to 
grow and change in accordance with historic patterns and styles, thereby assuring a continuity of 
character over time, invoking a sense of beauty and harmony while making the city more sustainable 
and just. 
 
____________________________________________________________________________________ 
   
Topic Category:  Walkability/Connections/Traffic/Parking – Circulation/Mobility 
 
Principle Title:  Mobility [Walkability / Connections / Traffic / Parking] 
 
Guiding Principle Description:  Development will provide safe, vehicular-calming design; integrated, but 
deemphasized parking solutions; and accessible non-vehicular connectivity that encourages walkable 
and bikeable circulation into and throughout the existing urban fabric of the city, future development, 
and adjacent land uses.  
 
____________________________________________________________________________________ 
 
Topic Category:  Public Spaces/Open Space/Daylight River & Johnson Creek/Farmer’s Market/Natural 
Resources 

Principle Title:  Public and Open Spaces / Daylighting River / Farmer’s Market / Natural Resources 
 
Guiding Principle Description:  Development will create public and open space designs that are rooted 
in the history of Northville, that are purposeful, accessible, welcoming destinations that restore and 
protect natural systems with green sensitive solutions, concepts of placemaking that encourage 
gathering, and spaces that allow for multi-purpose events. 
 
____________________________________________________________________________________ 
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Topic Category:  Land Uses (Commercial, Residential, Civic) 

Principle Title:  Encourage/Ensure Diverse Land Uses 
 
Guiding Principle Description:  Development will include a variety of land uses compatible with a small 
urban village, integrating multiple land uses within a single block or area (versus segregating uses in 
separate areas), including zoning that permits a range of housing sizes/types within a single zoning 
district, that creates an active/vibrant interface with the public/sidewalk, preserving a walkable, 
welcoming, neighborly environment which is affordable for and accessible to a variety of potential 
residents.  
 
____________________________________________________________________________________ 
 
Topic Category:  Density/Form/Massing/Concentration/Height/Architecture/Character 

Principle Title:  Sense of Community and Character 
 
Guiding Principle Description:  Development will promote a Sense of Community that is engaging, 
neighborly, and promotes social connections - all of which has Character, featuring identity and 
personality, which is appealing and authentic.  
 
____________________________________________________________________________________ 
 

Topic Category:  Historical Reference/Acknowledgement of existing land uses (Racetrack buildings, 
racetrack track, log cabin, open space) 

Principle Title:  Historical Reference/Acknowledgement of Existing Land Uses 

Guiding Principle Description:  Development will recognize Northville's Interesting past, its culture (past, 
present, and future) and the Significance that the City has had on the area and the surrounding 
population. Our history is our way to build connections between residents. 

Some specific examples to be considered are: 

• Equestrian activity 
• Race track 
• Log Cabin 
• Village Workshop and Foundry Flask sites 
• Fish Hatchery Park and Johnson Creek 
• Ford Waterwheel building - connecting neighborhoods by historical sites 
• Stitching Post and Wagon Wheel 
• Ford Field and the Middle Rouge River  

 
____________________________________________________________________________________ 
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