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April 12, 2022  
  
  
City of Northville Planning Commission  
215 W Main Street  
Northville, MI 48167  
  
Re: Northville Downs – interior retail   
  
City of Northville Planning Commission, 
  
During the Planning Commission meeting on April 5, 2022, there was discussion on having the Hunter Pasteur team develop 
additional retail spaces along Cady Street as well as adding retail facing the interior of Central Park.  The recommendation for 
additional retail space along Cady Street within the apartment and condo buildings is viable, we have concluded that an additional 
4,000 - 5,000 SF of retail space is achievable along Cady Street.  
However, in our professional opinion, it would be extremely difficult to lease retail space facing the interior of Central Park, as well 
as Center Street, and if the space was leased, we would worry that the tenants would default on their leases due to the following 
reasons:  
  

 Due to the various seasons in Michigan, there will be limited foot traffic during the colder months of the year.  
 It is cost prohibitive for a developer to develop retail space just for seasonal use.  
 Based upon construction cost today (which is rapidly increasing), we believe it will be very difficult to find a 

creditworthy tenant that will be willing to execute a long-term lease and pay approximately $35 to $40 per square 
foot (including the Tenant’s proportionate share of taxes, insurance, and common area expenses).  

 A retail tenant’s occupancy cost is generally between 5-8% of total sales.  The amount of rent a tenant would pay 
(as referenced above) coupled with build-out costs would necessitate year-round customer demand and good 
street visibility.   

 Vacant retail spaces would be a blight and have a negative impact on the remainder of the Downs development. 
Having unsuccessful retail or continual vacancy would also harm the residential value and have a detrimental 
effect on housing values in close proximity to the vacant retail. This was also validated by Bob Gibbs during the 
4/5/22 Planning commission meeting. 

 The 18’ grade change creates a slope of 5% along Hutton/Promenade from Cady Street to Beal Street which is not 
desirable retail space due to the fact that the space is not facing a main street and will have minimal walkable 
street traffic.    

 The grade of the prospective retail space within the apartment building at the corner of Beal and Hutton creates 
marketability issues due to the grade difference at this location of +/- 4’. 

 Retail on Hutton and Beal streets will lack exposure and visibility to any of the primary commercial streets which is 
very critical to any retailer. Surrounding residential uses along Beal and Hutton Streets reduces the amount of 
retail exposure.  

 Retail on Center Street provides challenges with the limited amount of parking on Center Street, which is not 
considered a primary commercial street.  The distance from the available customer parking to Center Street 
creates challenges for the retailers and their patrons.  

 
 
Should you have any questions, please do not hesitate to contact us.   
  
  
  
  
Alan H. Stern  
Senior Vice President, Brokerage Division   

Andrew D. Ledger 
Managing Director, Brokerage 


