

  
PLANNING COMMISSION AGENDA 


August 16, 2022 – 6:30 PM     
 
LOCATION:  City of Northville Municipal Building – Council Chambers, 215 W. Main St., Northville, MI 48167,  


        248-449-9902 (the public may attend the meeting in-person or use the Zoom option below)  
 


        Zoom public participation option:  Members of the public may participate electronically as if 
                      physically present at the meeting using the following links:   
                      https://us02web.zoom.us/j/88543373054, Or Telephone: +1 646 558 8656  or +1 646 931 3860   
                      Webinar ID: 885 4337 3054 


 


                     
1. CALL TO ORDER 
 
2 ROLL CALL  
 


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


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


 
6.  APPROVE AGENDA 
 


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


 
7.  PUBLIC HEARINGS 


      


   
8.  SITE PLAN AND ZONING CHANGE APPLICATIONS 
 


   - Downs Preliminary Site Plan Review 
 


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


 
9.  OTHER PLANNING COMMISSION BUSINESS 
  


  
 
10.  ADJOURN         


 
 
   


 
 
 



https://us02web.zoom.us/j/88543373054





                                                 DRAFT 


 
 


  CITY OF NORTHVILLE 
Northville City Hall 


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


August 2, 2022 
6:30 PM 


 
 
1. CALL TO ORDER:  
 


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


 
2. ROLL CALL: 
 


Present:  Thomas Barry 
Paul DeBono 
Jeff Gaines  
David Hay 
Steve Kirk 
Carol Maise 
Donna Tinberg 


     
 Absent: William Salliotte 


  AnnaMaryLee Vollick 
       
Also present: Mayor Turnbull 


City Council Members Carter, Moroski-Browne, Price 
City Manager Sullivan  
Planning Consultant Elmiger 
Building Official Strong 
DDA Director Ward 
Engineering Consultants Bayley and Tsakoff 


  
Audience: approximately 5 in person, 25 on ZOOM call    


 
3. APPROVE MINUTES: July 19, 2022 
 


MOTION by DeBono, support by Barry, to approve the July 19, 2022 meeting minutes, amended as 
follows: 
 


• P. 11, line 2, delete: . . . and DDA staff . . .  
• P. 11, par. 3, line 1, delete: . . . their . . .  
• P. 11, par. 3, line 3, amend: . . . they want ownership of the . . .  
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Motion carried unanimously by voice vote. 
            
4. AUDIENCE COMMENTS: (limited to brief presentations on matters not on the agenda) 
 


Nancy Darga,  516 North Center Street,  River Restoration Task Force Chair, spoke regarding 
progress toward receiving a $2.5 million grant through Wayne County from the American Rescue 
Plan Act of 2021 to help daylight the river. The City's legal counsel was reviewing the contractual 
agreements with the County and the developer in order to ensure they meet all federal 
requirements. The funding agreement requires that the daylighting of the river be 70% complete by 
October 2024 and fully complete by October 2025. This schedule requirement has almost no wiggle 
room. Meeting this timeframe requires the commencement of the river park design and permitting 
steps; this cannot happen until there is a preliminary site plan review. If preliminary site plan review 
is not completed in August for the City Council to vote on in September, these dates are in jeopardy. 
DPAC (Downs Project Advisory Committee) also needs preliminary site plan approval to go through 
the process of delineation and cost estimate of plan development. Timing was critical. Ms. Darga 
asked the Commission to eliminate any items that are not required in the preliminary site plan 
review or defer them to the final site plan review, and to schedule an additional meeting in August 
in order to complete preliminary site plan items so that a recommendation can be made to City 
Council by the end of August.  


 
5. REPORTS & CORRESPONDENCE  
 


A. CITY ADMINISTRATION:   
 


City Manager Sullivan  
DPAC will meet tomorrow.  
 
Building Official Strong  
No report. 
 
DDA Director Ward   
City Council took action last night to keep North Center Street and East Main Street closed to 
vehicular traffic permanently. The DDA has prepared an RFP for design and management 
services to help make a plan for what the entrances will look like, what other amenities need to 
be put into place for the permanent street closures, and how those are going to be managed 
going forward. The permanent street closures will impact traffic, circulation, and parking, and 
the need for better connectivity between the core downtown area and new development. 


 
Discussion included: 
• How did this change affect the traffic studies for The Downs development, as those traffic 


studies assumed the streets would open? 
• City Manager Sullivan said there were two traffic studies done prior to the street closings 


and two traffic studies done after Main and Center were closed. 
• City Manager Sullivan also said there was some discussion of how to handle construction 


traffic. Council preferred that a construction route be established for The Downs project 
where truck traffic and construction traffic would be directed off of Seven Mile through the 
south end of the site, and not through residential neighborhoods.  
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• The Historic District Commission will be involved in the permitting and design of street 
kiosks, seating areas, and so on. 


 
Mayor Turnbull  
• Regarding the street closures, work will need to be done regarding supporting businesses in 


the closed section during the winter (Jan/Feb/Mar). 
• The City was actively working with Wayne County regarding the $2.5 million grant. Much 


work was being done behind the scenes and he believed the deadlines would be met.  
• Water main break on Seven Mile Road will be repaired by tomorrow. 
• Eight Mile from Taft to Haggerty will be repaved in the next few weeks. The bridge just east 


of Novi Road will be engineered in 2023 and rebuilt in 2024. An opening was planned under 
the bridge for a non-motorized path that will go from the river walk to Rotary Park in Novi. 


 
B. PLANNING COMMISSIONERS:    


 
Commissioner Gaines, Historic District Commission 
HDC met July 20: 
• Kelly and Kelly law practice, 422 E. Main, scaled back plans for ramp and covered access at 


the back of the building  
• HDC reviewed portions of The Downs located in the Historic District, including part of a 4-


unit townhome facing Griswold, part of single family attached units facing the site interior, 
and a row house building on Cady Street. The HDC made recommendations for façade 
improvements. While the HDC only had authority for those portions inside the District, 
Hunter Pasteur indicated that when only a portion of a building was inside the District, the 
changes would be consistent for the whole building. 


• The apartment and condominium buildings will be reviewed at a future HDC meeting. 
 


Commissioner Maise, Downtown Development Authority 
No report. 
 
Commissioner Hay, Brownfield Redevelopment Authority 
• Next meeting date TBD;  will be between mid-August and 1st week of September. 


 
Commissioners’ Task Force Reports 
None 
 
Chair Tinberg, Board of Zoning Appeals 
• No August 3 meeting.  
 
Chair Tinberg, The Downs Project Advisory Committee  
• Next meeting is tomorrow, August 3, at 3:00 p.m.   
• Approved DPAC minutes will be included in Planning Commission packets. 
• Chair Tinberg and Vice Chair Kirk met with Planning Consultant Elmiger and Special Counsel 


Rosati and Saarela regarding intersection of responsibilities between the Planning 
Commission and DPAC. Chair Tinberg summarized key take-aways from that meeting in a 
PowerPoint entitled  Update to Planning Commission: Decision-Making Process for PUD 
Preliminary Site Plans. 
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o The main responsibility of the Planning Commission relative to the PUD preliminary site 
plan is to develop a recommendation to City Council, based on whether the public 
benefits meet the intent of the PUD regulations and justify the deviations from the 
zoning ordinance requested in the site plan.  
- Public benefits: 


 Are unlikely to occur without the PUD.  
 Not all can be seen or touched. 
 Do not have to be owned by the City. 
 Do not have to be 100% funded by the developer. 


- DPAC was created to work with the developer and make informed 
recommendations to Council regarding the costs and financing of a variety of site 
plan components.  It is not the responsibility of the Planning Commission to 
determine the cost or financing of public benefits that are being offered in the site 
plan. 


o Planning Commission responsibilities: 
- Obtain from the developer which components the developer intends to fund, and 


whether funding will be whole or partial. 
- Identify components that the Planning Commission expects to see in the plan. 
- Under the Planning Enabling Act, the Commission cannot defer its authority to 


another party. 
- Set the expectations to which the Planning Commission can hold the developer 


accountable at final site plan review. 
o Recommendation to City Council 


- Elmiger and Rosati will provide an analysis of the public benefits balanced against 
the deviations being requested. 


- Elmiger and Rosati will provide draft language for a motion making a 
recommendation to City Council, based on Planning Commission deliberations, 
including any missing items and expectations.  


- Draft language will include any conditions identified during deliberations. 
- Full Planning Commission to review, discuss, and modify the draft motion at a public 


meeting. 
• Attorney Rosati will be at next Planning Commission meeting. 
 
Commission discussion included: 
• Does a special meeting need to be scheduled, per Ms. Darga’s comments on timing of the 


$2.5 million grant? Would supply chain, labor, and materials availability further impact the 
schedule, if the Commission does not meet the initial timeline? 
 
Chair Tinberg said she was in close communication with the City Manager regarding the 
timeline for completing review of the preliminary site plan. 
 


• Commissioners should let the Chair know if there are items they want addressed during 
either remaining preliminary or final site plan review. Offering conditional approval is an 
important tool when meeting a schedule deadline.  


• The Commission was unlikely to be unanimous in all matters. 
• While it was important not to rush final deliberations, the entire review process thus far has 


not been rushed, and the applicants had provided a list of all the meetings they had 
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attended during their July 27, 2022 conceptual presentation to the Brownfield 
Redevelopment Authority. 


 
C. OTHER COMMUNITY/GOVERNMENTAL LIAISONS:   


None. 
 


D. CORRESPONDENCE:   
Dates listed reflect dates correspondence was received: 
• July 19, letter from Jim Long  regarding the Farmers Market.   
• July 20, letter from Rev. Jacqueline Spycher, Senior Pastor at the First Presbyterian Church of 


Northville, regarding The Downs project. 
• July 21, letter from Mr. Bill Poulos regarding The Downs project. 
• August 2, letter from the Elders of the First Presbyterian Church regarding The Downs 


project. 
 


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


 
6. APPROVE AGENDA 
 


MOTION by Hays, support by Maise, to amend and approve the agenda as follows: 
 
• Reverse the order of agenda items 8 and 9, so that the Dubuar Lot Split request is heard first. 
 
Motion carried unanimously by voice vote. 
 
Consideration of agenda items generally will follow this order:  
A.  Introduction by Chair  
B.  Presentation by City Planner 
C.  Commission questions of City Planner 
D.  Presentation by Applicant (if any) 
E.  Commission questions of Applicant (if item has an applicant)  
F.  Public comment 
G.  Commission discussion & decision  


 
7. PUBLIC HEARINGS:   


None 
 
8. OTHER PLANNING COMMISSION BUSINESS 
 


Dubuar Lot Split / Parcel Id 48-002-02-0378-000 / Thomas Prose  
 
Chair Tinberg explained that Sec. 78-166 of the Lot Split Ordinance states that: 
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“Within 45 days of the receipt of the application under this article, the planning commission shall 
meet and grant approval, conditional approval, denial or an action to refer the application back 
to the applicant for additional information to the parcel division.”  


 
The application for lot split was received on June 20, 2022 and the Planning Commission needed to 
take action this evening. 
 
Planning Consultant Elmiger said that the applicant was still working out some issues regarding this 
lot split, and they were fine with the Planning Commission referring “the application back to the 
applicant for additional information to the parcel division,” as allowed per ordinance. 


 
In response to questions, Planning Consultant Elmiger said that the applicant was proposing to 
divide his 6-acre property into two lots. Unresolved issues included the location of the existing 
gatehouse and setback issues regarding the wall along Dubuar.  
• The fence ordinance states that fences and walls cannot be in a front yard setback, unless the 


parcel is at least two acres in size and has 200 feet of frontage along the road. In order to give 
the second parcel 200 feet of frontage, the new lot line needs to be a little contorted, or the 
applicant has to get a variance for a straight line which would allow for the wall in the front yard 
to stay. 


• An accessory structure cannot be located on a lot without a principal building. The gate house 
needs to be on the same lot as the existing house or a variance granted. 


• The lot is zoned R-1B. 
 
In response to questions regarding stormwater runoff, Building Official Strong said that he was 
unaware of issues with the existing driveway. Any private road or new development would come 
before the Commission to be reviewed, and would have to go through engineering and DPW review, 
including stormwater management review. 


 
Applicant Presentation:  
None  
 
Public Comment:  
None  
 
MOTION by Hay,  support by DeBono to refer Dubuar Lot Split / Parcel ID 48-002-02-0378-000 / 
Thomas Prose back to the applicant in order to work with Carlisle Wortman and city staff to resolve 
issues. 


 
Roll Call: Ayes -  Barry, DeBono, Haines, Hay, Kirk, Maise, Tinberg. Nays – None. Motion carried 7-0.  
 


9. SITE PLAN AND ZONING CHANGE APPLICATIONS 
 
-Downs Preliminary Site Plan Review 
[Vacant parcels on the south side of Cady St. (between S. Center & Griswold), the Northville Downs 
racetrack property south of Cady St. (between S. Center and River Streets), and two areas on the 
west side of S. Center St.] 


 
Chair Tinberg explained that tonight the Commission will continue its deliberation regarding Parks, 
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Public Spaces, and the Farmers Market as part of Preliminary Site Plan review. The Commission 
should continue to identify whether the PUD and preliminary site plan address the standards in the 
ordinance, and balance and support the deviations being requested.  If the Commission wanted to 
recommend additional items, or capture changes, that should be noted on the site plan or included 
as a condition in the Commission’s recommendation to Council. While the Commission should come 
to consensus about those items, consensus did not necessarily mean 100% agreement. 
 
Regarding a second pedestrian bridge over the river 


Chair Tinberg asked for clarification regarding whether the Commission thought a second 
pedestrian bridge over the river, as discussed at the last meeting, was a component the 
Commission expected to see addressed in the final site plan. After discussion, one Commissioner 
said a second bridge was a “high want,” with the other six Commissioners stating a second 
bridge was an “expectation.”  


 
Regarding the log cabin, including location 


It was the Commission’s responsibility to set an expectation regarding the future location for the 
log cabin. Should the Commission recommend that the log cabin remain somewhere on The 
Downs site? 
• Remaining on site was preferred by some Commissioners,  with a location close to the river 


as already suggested by the developers. However, placing the log cabin in the river park 
would take up space and perhaps create a wall between the public and the park. 


• A passive use such as providing necessary storage for parks-related items would preserve 
the log cabin and maintain its historical integrity. An historic plaque could be provided, and 
appropriate landscaping planted. 


• On-site location would best help preserve the log cabin’s history. 
• Mill Race Village did not want the log cabin, as it did not fit within the Village time period. 
• It was important to preserve the log cabin, no matter where it was located.  
• At least one Commissioner preferred a “walk-thru” experience. 
• Using the log cabin as a restroom/museum would involve costly ongoing maintenance, 


including retro-fitting for ADA compliance. Ford Field location was optimal for maintenance 
funding. 


• Who will own and maintain the log cabin? The City? Parks and Recreation Department? 
Non-profit Commission? The Downs HOA? 


 
Chair Tinberg summarized that consensus appeared to indicate that it was important to 
preserve the log cabin, although not necessarily on The Downs site. It was better to preserve the 
log cabin on The Downs rather than have it thrown away. Use could be a passive aesthetic use. 
It will be up to DPAC to determine City costs on top of the $125K maximum contribution from 
the developers. The Commission has no strong recommendation regarding log cabin ownership, 
which will probably ultimately be based on final location, and will be a topic for DPAC to 
consider. 


 
Regarding the Farmers Market 


The 2018 Master Plan that governs this PUD application suggests that the Farmers Market 
should be permanently located within The Downs, something the Farmers Market Task Force 
does not recommend.   
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• The Farmers Market Task Force has looked at this issue in great detail, and has come up 
with a thoughtful recommendation based on a number of critical data points.  


• The community survey that was conducted as part of the 2021 Master Plan Update 
supported a more robust year-round farmers market, as did a recent City Council survey.  


• Sites within The Downs do not meet Task Force criteria to realize their future vision of the 
Farmers Market. 


• Knowing more now than in 2018, the consensus of the Commission was to support the 
recommendation of the Farmers Market Task Force to locate the future Farmers Market 
outside The Downs site.  


 
The original decision regarding PUD eligibility was based on the significant public benefit of 
providing a permanent home for the Farmers Market. Offering a temporary location for the 
Farmers Market was not an equivalent benefit to offering a permanent home. Was there 
enough other public benefit offered in the preliminary site plan to offset the loss of the original 
benefit of a permanent location for the Farmers Market?  
• The two most significant public benefits now being offered are the central park and the river 


park with a daylit river. Other benefits might include mixed-use development, enhanced 
cross-town pedestrian traffic, a southern gateway, and others. 


• The developers could be asked to support the permanent Farmers Market location in some 
way. 


• The farmers market was deeply loved by the community. However, the current agreement 
($1/year for 2 acres used 7% of the time) could not be duplicated.  


• Surveys completed at the start of the Master Plan update process showed the community 
prioritized the Farmers Market above almost anything else;  the Market was part of 
Northville’s identity. Again, Providing a permanent location for the Farmers Market had 
been key to PUD eligibility.  


• Loss of the Farmers Market would be public loss. The Planning Commission accepting the 
loss of the Farmers Market as part of this development was as if the Commission was 
negotiating against itself.  


 
 Chair Tinberg invited the Hunter Pasteur team to address this issue. 
 


Randy Wertheimer, Hunter Pasteur, said they agreed that when reading all of the responses 
from the surveys that the Farmers Market was critically important to The Downs plan.  The exact 
words used in the eligibility determination were: Applicant considers the addition of a farmers 
market as a public benefit. Since receiving eligibility, the development team worked very closely 
with the Farmers Market Task Force, and had offered three options on the site for a permanent 
location. The Farmers Market Task Force decided they had a better alternative, and asked The 
Downs for a temporary location while they worked out the details of the permanent location. 
The Downs team agreed to do this, and offered a temporary location for 2023, 2024, and 2025. 
 
The Downs team believed they had upheld their end of the bargain on what the PUD eligibility 
called for, including $26M of upfront money for public benefits, although $16M was projected 
to be returned from brownfield tax increment financing. They were providing $200,000 for 
paving an area on the site for a temporary Farmers Market. While a full presentation on public 
benefits was still to come, they believed the spirit of PUD eligibility was met by the team 
working with the Farmers Market Task Force.   
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Discussion included: 
• Due to phasing concerns including the loss of parking, the Farmers Market could not be kept 


at the present location through 2025. The developers had agreed to postpone constructing 
18 units in order to provide parking at the temporary locations. 


• The Commission could not decide the question regarding the loss of a permanent location 
for the Farmers Market on The Downs site until a complete list of benefits was presented. 
However, expectations for the temporary location, contingent on a decision regarding public 
benefits, could include: 
o Paving temporary site. 
o Provide utilities including water and basic electricity 
o Provision for porta-potties. 


• Susan Haifleigh, Farmers Market Task Force, agreed that currently basic utilities were 
provided, as were porta-potties. Very basic utilities would be all that was required for the 
temporary site. 


• Mr. Wertheimer said they would provide water and electricity. As at present, the porta-
potties would be provided by the Chamber. 


 
Chair Tinberg called a break at 8:48pm and reconvened the meeting at 8:55pm. 
 
Regarding ensuring the public knows the public parks are public. 


The developers’ written comments indicate they will work with the River Task Force and the 
Central Park study group to ensure the design of the public parks is inviting to all park guests. 
The pocket parks will be privately owned and maintained by the HOA, but will be designed for 
public use and enjoyment.  
 
How will the public know the parks, including pocket parks, are public? Consensus expectations 
included: 
• Signage. 
• Sitting benches, play or climbing structure (such as large rocks), identifying markers such as 


public art. 
• Design should clearly invite members of the public to use the parks. Design was more 


important than signage. 
 
Regarding recommending specific routes or elements within The Downs that contributed to overall 
walkability plan. 


Side-by-side schematic of mobility team-suggested pathways and the preliminary plan had been 
provided. 
• Pedestrian routes should complement the regional network of recreational pathways, and 


not just satisfy the internal needs of the development. This characteristic should be 
demonstrated at the next presentation, and include east/west and north/south walking 
experiences, with amenities along the way. 


• There was no way for the public to comfortably access the west side of the detention pond, 
which effectively acted as a backyard for the townhomes there. 


 
Alex Martin, Toll Brothers, said the area behind the townhomes at this location was not 
considered a public pathway, nor was it safe to be used as one. The Planning Commission 
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had not included the detention pond as part of the river park open space. There was a 
sidewalk in front of the townhomes. 
 
Bob Emerine, development team engineer, said that Wayne County required a 25-foot 
infiltration buffer around the pond, with no pavement or permanent structure permitted.  
 
The Commission noted that this issue demonstrated the importance of delineating between 
public space and private space. For instance, if the townhomes were not at the southwest 
corner of the detention pond, the public space would be more clearly read, though this 
would mean eliminating those units. 
 
It was important for people not to feel like they were interfering with the space belonging to 
private homes. 
 


• The sidewalk space in front of the 3 single family homes to the north of the river park could 
provide a public walkway in that area. 


• The river park had limited dedicated parking, and relied on street parking, in front of homes. 
 


Public Comment 
Chair Tinberg opened the meeting for public comment regarding Parks, Public Spaces, and the 
Farmers Market. 
 
Lenore Lewandowski, 119 Randolph, agreed the pedestrian walkways needed to be open and 
welcoming, and the public needed to know public areas were public. The central park area 
should not be viewed as a separate activities space from town square. It was important not to 
have a new Northville and an old Northville. How was long term maintenance of the public 
benefits going to be funded? She pointed out that less than 5% of the units will not be built until 
later so the developer can provide temporary space for the Farmers Market; this did not seem a 
huge benefit. 
 
Theresa Folina, 601 Orchard Drive, thanked everyone including the developers for their hard 
work during this process. She opposed the log cabin being used as restrooms. She supported 
any location for the log cabin as long as it had a historical element to it. Could it be placed at the 
new Farmers Market location? There was also an underutilized public park behind the Wagon 
Wheel that could offer space for placement. The development was supposed to be senior-
friendly, as a place where seniors could go after downsizing, but accessibility including rampage 
was not apparent on the plans. Access and use of the parks needed to take the needs of seniors 
into consideration. 
 
Kathy Spillane, Central Park study group, supported the central park as encouraging people to 
walk and linger, rather than using their cars to access downtown. The Planning Commission had 
called for diversity of architecture, and appropriately sized roads and sidewalks to enhance 
walkability, and the developer and investors had responded to these requests. A critical 
component of walkability was the potential for social encounters, either formal or casual in the 
external environment, and at a minimum Quadrant 1 of the central park required comfortable 
tables and chairs, and umbrellas. Other amenities that facilitate lingering and social interaction 
include playground equipment, benches, and lighting. If the colder months require special 
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attention, winter amenities such as a skating rink could be constructed. Family activities 
occurring within the closed-street downtown social space can also occur at central park. 


 
John Roby, 511 West Dunlap, said that with recent changes in design, the delineation between 
park space and private space was worse than muddled. The Planning Commission needed to 
decide whether the detention pond is part of the public access portion of the site or not, and 
whether the space now being perceived as back yard space will be public space. 
 


Seeing that no other public indicated they wished to speak, Chair Tinberg closed public comment 
and asked for closing comments from the Commission regarding tonight’s discussion on Parks, 
Public Spaces and the Farmers Market. 


• The developer was requested to provide an example of a typical footbridge such as what 
was being proposed at river park. 


• The developer was requested to provide more information regarding natural plantings along 
the river, the time it took to establish growth, and maintenance of the planting area. Would 
a warranty be provided? 
 
Planning Consultant Elmiger noted that maintenance, type of installation, and time to 
establish growth should all be included during final site plan discussion. Requirements 
regarding these topics could be included in a final PUD agreement, and a landscaper who 
specializes in this type of planting should be hired. 


 
• The developer should address accessibility and what options are being provided for seniors 


in terms of walkability and accessibility. There was consensus support for asking the 
developers to put forth extra regarding providing accessibility above and beyond being ADA-
compliant. 


• Developers should provide clear connectivity and edge delineation between private and 
public spaces. Even though it was old, Bath England provided an example of good urban 
design, including a series of processions for people to experience as they visited the City. 
The idea of a procession would work in the new development, with components of public 
spaces being clear regarding accessibility and use. River park should be an asset, as opposed 
to something that was left over with a few houses backed up to it. 


 
Next topic: Infrastructure, Financials and Phasing. 


The Commission brainstormed ideas regarding infrastructure, financials, and phasing. 
 Tax revenues. 


• DPAC will deal with items on the original list under this topic, including providing a detailed 
spreadsheet that shows what is being proposed, who is paying for what,  and what tax 
revenues are anticipated to be generated.  


• The Commission needs to understand the value of benefits offered. This includes some 
awareness of ongoing costs to the City for maintenance of the parks, as well as 
infrastructure costs. 


• The Planning Commission will recommend components of the plan, including benefits. DPAC 
will come up with how much those benefits will cost. Based on that, ultimately City Council 
will make a decision. 


 
Cost and financing of public benefits. 
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• The developer should provide a list of the components they plan to fund in full and in part. 
 
Anticipated and potentially unanticipated impact on City services. 
City Manager Sullivan explained that there was no exact science to calculate impacts of this 
development on various City departments individually. The approach the City was taking is to 
look at the existing tax base per capita and/or per acre, and compare that with like projections 
of tax revenue 20 years from now in terms of what the development will generate, also taking 
into consideration any brownfield agreement. The key piece will be finalizing the list of what the 
public improvements and benefits are; this will be more accurate after final site plan approval. 
 
Stormwater management solutions 
This information is being covered by Wayne County and the City’s engineering consultants, as 
well as by the Sustainability Team. Engineering design will commence following preliminary site 
plan approval. The Planning Commission will address landscaping and how that impacts 
stormwater management. The Commission also will need to suggest any priorities that may get 
missed by the developer, based on the preliminary site plan provided. For instance, the 
Commission might provide a list including underground detention, pervious paving, green roofs, 
and so on, while taking into account site conditions that will influence what is possible. 
 
From the audience, Dave Gutman, Chair of the Sustainability Team, pointed out the importance 
of a stormwater management plan that will eliminate the current 100 year storm floodplain and 
detain over 30 million gallons of stormwater that would otherwise continue to discharge 
contamination and sediment into the Rouge river.  


 
Ensuring appropriate phasing and accountability.  
While the PUD agreement formalizes phasing and accountability, are there recommendations 
the Planning Commission can make regarding this topic? 
• Planning Commission can give direction regarding protecting the public from construction 


nuisance, and the developer should provide a plan showing mitigation of construction 
issues. 


• Mitigating construction nuisance will also be important for existing and potential new 
businesses. 


• Planning Commission should review the phasing plan, and specifically discuss expectations 
about what public benefits are included in each phase.  


• Accountability will include long term maintenance of any open space areas. 
 
The Commission discussed the schedule going forward. The development team will make a final 
presentation. Following that, once deliberations are complete, a draft motion will be provided to the 
Commission for review. Commissioners should continue to think about potential conditions to a motion 
that will reflect recommendations by the Planning Commission, focusing on the balance between public 
benefits as compared to requested ordinance deviations. 
 
There will be no further formal public comment period. The public always has opportunities to comment 
at every meeting, and public input has been strongly encouraged throughout this entire process.  
 
10. ADJOURN 
 


MOTION by Maise, support by Hay, to adjourn the meeting at 10:27pm. 







Planning Commission Meeting – August 2, 2022 – Page 13    DRAFT
  
 


 
Motion carried by voice vote. 


 
 
 
Respectfully submitted, 
Cheryl McGuire 
Recording Secretary 
 
 
 







August 9th, 2022 


 


Dear Northville Planning Commission, 


The Hunter Pasteur team is pleased to provide the attached submittal package containing updated 
designs to the Downs development based on the culmination of several years of public engagement, 
collaboration with City task forces and committees, and review by the Planning Commission. 


Attached you will find: 


1. Revised site plan and civil engineering package for the entire Downs site 
2. Revised landscaping package for the entire Downs site 
3. Revised architectural package for the NW apartment building and NE condo building 
4. Revised architectural package for the row houses and single family attached homes north of 


Beal Street 
5. Memo from Seiber Keast Lehner outlining modifications to the site plan south of Beal Street 
6. Revised architectural package for the Toll Brothers site south of Beal Street 


  


The table below represents the updated unit count based on the revised architectural designs and site 
plan included in this package: 


Housing Type Units 
NW Apartment Building 178 
NE Condo Building 42 
Cady Street Row Houses 7 
Griswold Row Houses 8 
SFA North of Beal 16 
SFA South of Beal 32 
Single Family Detached 38 
2.5 Story Townhomes  43 
3 Story Townhomes 51 
Carriage Homes 28 


Total: 443 
  


Please note that the revised landscape package and site plan do not show a secondary bridge in the 
River Park, however, Grissim Metz Andriese and our development team is working on the location 
of the secondary bridge and will be prepared to present the additional bridge during the August 16th 
Northville Planning Commission meeting. 


 


Sincerely,  
Randy Wertheimer, Seth Herkowitz, Tim O’Brien & The Hunter Pasteur Team 
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ALPINE ENGINEERING, INC. GRISSIM METZ ANDRIESE ASSOCIATESKING & MACGREGOR ENVIRONMENTAL, INC.
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PRELIM. SITE PLAN12-14-2021
P.C. PRELIM. REVIEW01-18-2022
HDC CONCEPT REV.05-02-2022


PRELIM. SITE PLAN08-09-2022


CADY STREET BUILDING:
EXTERIOR ELEVATIONS


A301


north elevation
scale: 1/8" = 1'-0"


east elevation
scale: 1/8" = 1'-0"


2nd FLOOR ELEV.
= 24'-0"


1st FLOOR ELEV.
= 0'-0"


2nd FLOOR ELEV.
= 36'-0"


2nd FLOOR ELEV.
= 12'-0"


ROOF HEIGHT
= 44'-2"


ROOF HEIGHT
= 44'-2"


PARAPET F HEIGHT
= 39'-11"


UNIT 7UNIT 4UNIT 1 UNIT 2 UNIT 3 UNIT 6UNIT 5


south elevation
scale: 1/8" = 1'-0"


ASPHALT SHINGLES


ELEVATION KEYNOTES, THIS SHEET:
1


2 CONTINUOUS METAL COPING


1


6


3 BRICK VENEER


4 6" HORIZONTAL SIDING


5 BRICK SOLDIER / ROWLOCK / SURROUND COURSE


6 STONE TRIM


7 ALUMINUM RAILING


8 RECESSED BRICK DETAIL


9 STONE DETAIL


10 METAL ROOF


11 WOOD LOUVER


12 4" SMOOTH FIBER CEMENT TRIM


13 6" SMOOTH FIBER CEMENT TRIM


14 8" SMOOTH FIBER CEMENT TRIM


15 10" SMOOTH FIBER CEMENT TRIM


16 12" SMOOTH FIBER CEMENT TRIM


17 FIBER CEMENT PANEL


3


11


6


6


9


10


1


10


6


3


2


12


14


15


12


14


18


17


2


12


17


3


18 FIBER CEMENT ACCENT


13


17


14


14


5


10


15


19 ALUMINUM CLAD WINDOW


20 ALUMINUM CLAD ENTRY DOOR


19


20


19
21


21 12" FIBER CEMENT CLAD COLUMN


115


3


11


13


21


22


22 8" FIBER CEMENT BASE


2


16


12
13


20
19


3


3


1


6


8


6


9


4


13


7


14


12


13


12


7


65


14


6


23 ALUMINUM GARAGE DOOR


23


4


20


19


13


13


12


7


14


6


65
3


7


6


1
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PRELIM. SITE PLAN12-14-2021
P.C. PRELIM. REVIEW01-18-2022
HDC CONCEPT REV.05-02-2022


PRELIM. SITE PLAN08-09-2022


GRISWOLD STREET BUILDING
NORTH: EXTERIOR ELEVATIONS


A302


2nd FLOOR ELEV.
= 11'-5 1/8"


1st FLOOR ELEV.
= 0'-0"


WINDOW HD. HT.
= 9'-8" AFF


WINDOW HD. HT.
= 8'-0" AFF


ROOF HEIGHT
= 31'-6 1/2"


ASPHALT SHINGLES


ASPHALT SHINGLES


8" RAKE BOARD


8" SUB-RAKE BOARD


2" TRIM


8" FASCIA BOARD


12" FRIEZE BOARD WITH
3" MOULDING
2" TRIM


2" ALUMINUM FLASHING
8" TRIM BOARD WITH
6" EXPOSURE
6" TRIM BOARD WITH
4" EXPOSURE


8" x 4'-8" BRICK RECESS


48" DIA. WINDOW WITH BRICK
SURROUND


BRICK SOLDIER COURSE


BRICK ROWLOCK COURSE


8" TRIM BOARD


CONCRETE SLAB


NOTE:  BRICK STEPS DOWN TO GRADE;
QUANTITY TO BE DETERMINED WITH
FINAL SITE GRADING


16" SMOOTH PANEL FRIEZE
2" TRIM


12" SMOOTH COLUMN WITH
2" CAPITAL AND  12" BASE


4" STONE CAP east elevation
scale: 1/4" = 1'-0"


UNIT 2


UNIT 3


ROOF HEIGHT
= 31'-3"


UNIT 4


north elevation
scale: 1/4" = 1'-0"


UNIT 1


ASPHALT SHINGLES


8" RAKE BOARD


8" SUB-RAKE BOARD


8" FASCIA BOARD


12" FRIEZE BOARD


2" ALUMINUM FLASHING
8" TRIM BOARD WITH
6" EXPOSURE
6" TRIM BOARD WITH
4" EXPOSURE


6" TRIM BOARD


BRICK VENEER


6" HORIZONTAL SIDING


6" TRIM BOARD


7
12


BRICK VENEER


BRICK VENEER


BRICK VENEER


ATTIC FLOOR ELEV.
= 21'-6"


1'-0"1'-0"


1'-0"


10
12


10
12


10
12


10
12


BRICK SOLDIER COURSE


BRICK ROWLOCK COURSE
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PRELIM. SITE PLAN12-14-2021
P.C. PRELIM. REVIEW01-18-2022
HDC CONCEPT REV.05-02-2022


PRELIM. SITE PLAN08-09-2022


GRISWOLD STREET BUILDING
NORTH: EXTERIOR ELEVATIONS


A303


west elevation
scale: 1/4" = 1'-0"


ROOF HEIGHT
= 31'-3"


south elevation
scale: 1/4" = 1'-0"


ASPHALT SHINGLES


8" RAKE BOARD


8" SUB-RAKE BOARD


8" FASCIA BOARD


12" FRIEZE BOARD


2" ALUMINUM FLASHING
8" TRIM BOARD WITH


6" EXPOSURE
6" TRIM BOARD WITH


4" EXPOSURE


2" TRIM BOARD
8" APRON BOARD


CONCRETE FOUNDATION


6" TRIM BOARD


6" HORIZONTAL SIDING


6" HORIZONTAL SIDING


6" TRIM BOARD


7
12


BRICK VENEER


BRICK VENEER
4" TRIM BOARD


8" TRIM BOARD


16' x 9' GARAGE DOOR


ASPHALT SHINGLES


8" FASCIA BOARD


12" FRIEZE BOARD


2" ALUMINUM FLASHING
8" TRIM BOARD WITH
6" EXPOSURE
6" TRIM BOARD WITH
4" EXPOSURE


2" TRIM BOARD
8" APRON BOARD


CONCRETE FOUNDATION


6" TRIM BOARD


6" HORIZONTAL SIDING


6" HORIZONTAL SIDING


6" TRIM BOARD


4" TRIM BOARD


8" TRIM BOARD


6" TRIM BOARD


4" TRIM BOARD


8"
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PRELIM. SITE PLAN12-14-2021
P.C. PRELIM. REVIEW01-18-2022
HDC CONCEPT REV.05-02-2022


PRELIM. SITE PLAN08-09-2022


GRISWOLD STREET BUILDING
SOUTH: EXTERIOR ELEVATIONS


A304


2nd FLOOR ELEV.
= 11'-5 1/8"


1st FLOOR ELEV.
= 0'-0"


WINDOW HD. HT.
= 9'-8" AFF


WINDOW HD. HT.
= 8'-0" AFF


ROOF HEIGHT
= 31'-6 1/2"


ASPHALT SHINGLES


2" RAKE BOARD


ALUMINUM CLAD WINDOW


BRICK RECESS


SMOOTH CEMENT FIBER
BOARD PANEL


STACKED BRICK SOLDIER
COURSE


CONCRETE SLAB


NOTE:  BRICK STEPS DOWN TO GRADE;
QUANTITY TO BE DETERMINED WITH
FINAL SITE GRADING


16" SMOOTH PANEL FRIEZE
4" TRIM east elevation


scale: 1/4" = 1'-0"


UNIT 2


UNIT 3


UNIT 4


north elevation
scale: 1/4" = 1'-0"


UNIT 1


BRICK VENEER


BOARD AND BATTEN SIDING


BRICK VENEER


BRICK VENEER


ATTIC FLOOR ELEV.
= 21'-6"


10
1210


12


10
12


10
12


BRICK SOLDIER COURSE


2" SURROUND


BRICK SOLDIER COURSE


BRICK VENEER


6" HORIZONTAL  SIDING


STACKED BRICK SOLDIER
COURSE


BRICK SOLDIER COURSE


BOARD AND BATTEN SIDING


2" SURROUND
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PRELIM. SITE PLAN12-14-2021
P.C. PRELIM. REVIEW01-18-2022
HDC CONCEPT REV.05-02-2022


PRELIM. SITE PLAN08-09-2022


GRISWOLD STREET BUILDING
SOUTH: EXTERIOR ELEVATIONS


A305


west elevation
scale: 1/4" = 1'-0"


south elevation
scale: 1/4" = 1'-0"


BRICK VENEER


BRICK VENEER


2" SURROUND


16' x 9' GARAGE DOOR


2" SURROUND


4" TRIM BOARD


8"


8" ROUND COLUMN


ALUMINUM CLAD WINDOW


2" SURROUND


BRICK SOLDIER COURSE


BRICK VENEER


BOARD AND BATTEN SIDING


4" TRIM


ASPHALT SHINGLES


6" HORIZONTAL  SIDING


BOARD AND BATTEN
SIDING


4" TRIM


10
12


10
12


10
12


10
12
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PRELIM. SITE PLAN12-14-2021
P.C. PRELIM. REVIEW01-18-2022
HDC CONCEPT REV.05-02-2022


PRELIM. SITE PLAN08-09-2022


SINGLE-FAMILY ATTACHED
GRISWOLD AND BEAL STREET:


EXTERIOR ELEVATIONS


A306


UNIT 1


2nd FLOOR ELEV.
= 10'-4 1/8"


1st FLOOR ELEV.
= 0'-0"


WINDOW HD. HT.
= 8'-0" AFF


WINDOW HD. HT.
= 8'-0" AFF


ATTIC FLOOR ELEV.
= 20'-4 1/8"


east elevation
scale: 1/4" = 1'-0"


ASPHALT SHINGLES


8" RAKE BOARD


6" SUB-RAKE BOARD


6" FASCIA BOARD


8" FRIEZE BOARD


2" TRIM BOARD
8" APRON BOARD


CONCRETE FOUNDATION


12" TAPERED WOOD COLUMN
WITH 2" CAPITAL AND 4" BASE


SHINGLE SIDING


SHINGLE SIDING


4" TRIM BOARD


6" TRIM BOARD


2" SILL
6" TRIM BOARD


8" RAKE BOARD


6" SUB-RAKE BOARD


6" HORIZONTAL SIDING


4" TRIM BOARD


8" TRIM BOARD
2" TRIM BOARD


2'-0"


12
12


7
12


BOARD AND BATTEN SIDING


8" RAKE BOARD
4" SUB-RAKE BOARD


SMOOTH PANEL PEDIMENT
2" TRIM BOARD


12" SMOOTH COLUMN WITH
2" CAPITAL AND  12" BASE


ROOF HEIGHT
= 28'-6"


UNIT 2UNIT 3


south elevation
scale: 1/4" = 1'-0"


ASPHALT SHINGLES


ASPHALT SHINGLES


BOARD AND BATTEN SIDING
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PRELIM. SITE PLAN12-14-2021
P.C. PRELIM. REVIEW01-18-2022
HDC CONCEPT REV.05-02-2022


PRELIM. SITE PLAN08-09-2022


SINGLE-FAMILY ATTACHED
GRISWOLD AND BEAL STREET:


EXTERIOR ELEVATIONS


A307


west elevation
scale: 1/4" = 1'-0"


12
12


8" RAKE BOARD


6" SUB-RAKE BOARD


6" HORIZONTAL SIDING


4" TRIM BOARD


6" TRIM BOARD


8" TRIM BOARD
2" TRIM BOARD


6" HORIZONTAL SIDING


1'-41
4"


ROOF HEIGHT
= 28'-6"


BOARD AND BATTEN SIDING


ASPHALT SHINGLES
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PRELIM. SITE PLAN12-14-2021
P.C. PRELIM. REVIEW01-18-2022
HDC CONCEPT REV.05-02-2022


PRELIM. SITE PLAN08-09-2022


SINGLE-FAMILY ATTACHED
BEAL STREET AND INTERNAL


PARK: EXTERIOR ELEVATIONS


A308


CONCRETE SLAB


NOTE:  BRICK STEPS DOWN TO GRADE;
QUANTITY TO BE DETERMINED WITH
FINAL SITE GRADING


UNIT 1


2nd FLOOR ELEV.
= 10'-4 1/8"


1st FLOOR ELEV.
= 0'-0"


WINDOW HD. HT.
= 8'-0" AFF


WINDOW HD. HT.
= 8'-0" AFF


ATTIC FLOOR ELEV.
= 20'-4 1/8"


west elevation
scale: 1/4" = 1'-0"


ASPHALT SHINGLES


8" RAKE BOARD


6" SUB-RAKE BOARD


6" FASCIA BOARD


8" FRIEZE BOARD


2" TRIM BOARD
8" APRON BOARD


CONCRETE FOUNDATION


12" TAPERED WOOD COLUMN
WITH 2" CAPITAL AND 4" BASE


SHINGLE SIDING


SHINGLE SIDING


4" TRIM BOARD


6" TRIM BOARD


2" SILL
6" TRIM BOARD


8" RAKE BOARD
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LEFT SIDE ELEVATION
SCALE: 14"=1'-0"
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FRONT ELEVATION - EAST SIDE SOUTH CENTER STREET-NORTH BUILDING
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RIGHT SIDE ELEVATION - EAST SIDE SOUTH CENTER STREET-NORTH BUILDING
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LEFT SIDE ELEVATION - EAST SIDE SOUTH CENTER STREET-NORTH BUILDING
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SCALE: 14"=1'-0"


FRONT ELEVATION - EAST SIDE SOUTH CENTER STREET-MIDDLE BUILDING
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