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PUD Eligibility Overview


The Downs PUD – April 2019
Residence Type                    No. of Units Size (SF)


Apartments 306 947 (average)


Townhomes 222 1,580–2,335


Single-Family 
Dwellings


49 2,300–3,100


Open Space Percentage: 30.3%


Total 577 residential units


Today’s Figures
Residence Type                    No. of Units Size (SF)


Apartments 173 993 (avg)


Condos 53 1,622 (avg)


Townhomes 170 1,913–2,526


Rowhouses 28 2,219–2,713


Single-Family 
Dwellings


56 2,200–3,000


Open Space Percentage: 33.1%


Total 481 residential units


Strategic Changes: What’s different from our 2019 plan vs today
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Northville Cady St. Park
06.17.2021


Northville, MI


Conceptual Design
RenderingThe Downs







A.  The planned unit development will result in a recognizable and material 
benefit to the ultimate users of the project and to the community, where 
such benefit would otherwise be unfeasible or unlikely to be achieved 
without application of the planned unit development regulations; or


B.  Long-term protection and preservation of natural resources and 
natural features of a significant quantity and/or quality, where such 
benefit would otherwise be unfeasible or unlikely to be achieved without 
application of the planned unit development regulations; or 


C.  Long-term protection of historic structures or significant 
architecture worthy of historic preservation; or 


D.  A non-conforming use shall, to a material extent, be rendered more 
conforming, or less offensive, to the zoning district in which it is situated.


PUD Criteria #1


Granting a PUD will result in one of the following:
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Open Space Diagram


Open Space Summary


Site Area 48.12 Acres


Open Space Shown 15.94 Acres 


Open Space Percentage 33.1% 
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The Park - Conceptual Landscape Illustration


12.18.2018 3


Northville Downs Development
Northville, MI View 2   Pedestrian Bridge Over Rive Looking North
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1. Housing Types  
a. Diverse selection of housing types. Products for empty 


nesters, young families, millennials who choose to 
rent and millennials who choose to be homeowners. 


2. Commercial Activation  
a. 17,364 square feet of new commercial space on 


Cady Street enhancing commercial activity.


3. Open Space
a. 15.94 acres of open park space 


(33.1% of the entire site).


b. A new park along Hutton between Cady and Beal 
streets will provide a new programmable venue 
and recreational space for the community along 
with an adjacent 20′ wide pedestrian promenade. 


c. A 9.22-acre river park on the Northville Downs site 
will include daylighting over 1,100′ of the Rouge River 
which has been artificially covered for decades.


d. An Internal residential park south of Fairbrook 
street will be able to host community 
gatherings and neighborhood functions. 


4. Connectivity
a. Increased pedestrian and vehicular connectivity between 


neighborhoods west of Center Street and east of River/Griswold 
Streets, as well as downtown Northville. Proposed streets will 
have adjacent sidewalks, street trees, and parallel parking. 


b. The City of Northville is currently preparing a plan to provide a River 
Walk from Ford Field to the pedestrian path connection to the Hines 
Park Trailhead at the corner of 7 Mile Road and River Street. The 
Downs development will help facilitate the River Walk by providing 
the 9.22-acre park along River Street and the daylighted Middle 
Rouge River. Pedestrian path connections will be provided at Beal 
Street to connect to the River Walk on the north end of the park and 
a new sidewalk along River Street will provide the connection to the 
south at the Hines Park Trailhead. Additionally, pedestrian sidewalks 
will be provided throughout the 9.22-acre park for public use.


5. Economic Benefit
a. Job Creation: temp construction jobs + future FTE retail employment 


b. Local Business support from the 481 rooftops that we 
are creating and the benefit to the local supply chain 
ecosystem from the additional revenue generation. 


c. Increased Tax Revenues


PUD Benefits: Community Benefits & Information
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PUD Criteria #2


The proposed type and density of use shall 
not result in an unreasonable increase 
in the need for or burden upon public 
services, facilities, roads, and utilities.
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Public Parking Diagram


Public Parking Summary


North of Beal Street


Cady Street 26 Spaces


Cady Street Surface 17 Spaces


Griswold 8 Spaces


Beal Street 55 Spaces


Hutton Street 27 Spaces


Total 133 Spaces


South of Beal Street 


Townhome Public On Street 60 Spaces


Single-Family Public On Street 51 Spaces


Total 111 Spaces


TOTAL PUBLIC PARKING 244 SPACES
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Summary of Parking Provided


Beal Street North
Apartments 295 spaces


Condos 108 spaces


On Street


Cady 26 spaces


Cady Lot 17 spaces


Griswold 8 spaces


Beal 55 spaces


Hutton 27 spaces


Rowhomes


Garage 56 spaces


Surface 18 spaces


610 spaces


Beal Street South
Townhomes


Garage/Driveway 680 spaces


On Street 60 spaces


Single-Family Homes


Garage/Driveway 224 spaces
On Street 51 spaces


1,015 spaces


Private vs Public
Private 1,381 spaces


Public 244 spaces


GRAND TOTAL 1,625 spaces
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Hidden Private Parking: View East on Beal Street 17THE DOWNS  ›  CITY OF NORTHVILLE, MI  ›  NOVEMBER 2, 2021
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Hidden Private Parking South of Beal Street 19THE DOWNS  ›  CITY OF NORTHVILLE, MI  ›  NOVEMBER 2, 2021







Year Population Net Change 
from 2000


% Change 
from 2000


2000 6,459 – –


2010 5,970 -489 -8%


2020 6,119 -340 -6%


2028* 6,986 527 8%


* After 100% occupancy of The Downs


Northville Census Data
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Residential 
Type


Proposed Density— 
Using PUD Density Standard 


(excludes ROW)1


Estimated 
Permitted 


Density: R-42 
Permitted 


Density: R-1B3
Master Plan  


Density


Apartments  
(174 units)


28 DU/AC 
(3.4 acre + 2.75 ac) No specific 


density along 
Cady St.Condominiums 


(53 units)
11 DU/AC 


(1.99 ac. + 2.75 ac.)


Row Houses  
(28 units)


7 DU/AC 
(1.46 ac. + 2.75 ac.)


10–15 DU/AC
Townhomes  
(170 units)


11 DU/AC 
(12.5 ac. + 2.75 ac.)


Single-Family 
Dwellings 
(56 units)


5 DU/AC 
(9.15 ac. + 2.75 ac.) 6 DU/AC 6–12 DU/AC


TOTAL 481 units = 11.4 DU/AC 
(28.5 + 13.77) 7.6–14 DU/AC


1 Acreage for the parks (11.47 ac.) and detention basin (2.3) has been evenly divided between the five residential types.


2  Density in the R-4 District is determined through setback, height, and parking limitations. A comparison figure cannot be calculated 
using the information provided. However, the FAR and distance between building requirements are not met by the proposal.


Density Overview
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2019 Actual 2024 Projected Change % Change


Elementary 2,815 2,833 18 0.6%


Middle 1,828 1,635 -193 -10.6%


High School 2,539 2,459 -80 -3.2%


Total 7,182 6,927 -255 -3.6%


Northville Public School Capacity
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Average  
Daily  


Traffic


AM Peak Hour PM Peak Hour


In Out Total In Out Total


2018 Northville Downs PUD  
Traffic Impact Study 4,534 58 154 212 183 132 315


2021 Northville Downs PUD  
Updated Trip-Generation Analysis 2,863 59 137 196 138 97 235


New Trip Difference -1671 1 -17 -16 -45 -35 -80


New Trip % Difference -37% 2% -11% -8% -25% -27% -25%


Traffic study conducted by Fleis & Vandenbrink


Trip-Generation Analysis
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PUD Criteria #3


PUD Criteria #3


The proposed planned unit development 
shall be harmonious with public health, 
safety, and welfare of the City.
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Proposed River Walk Route by Riverwalk Task Force 25THE DOWNS  ›  CITY OF NORTHVILLE, MI  ›  NOVEMBER 2, 2021







PUD Criteria #4


The proposed planned unit development 
shall not result in an unreasonable 
negative environmental impact or 
loss of a historic structure on the 
subject site or surrounding land.
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EXISTING SITE LOOKING NORTHEAST


EXISTING PATHWAY OF THE 
ENCLOSED MIDDLE ROUGE RIVER EXISTING SITE CONDITION


MIDDLE ROUGE RIVER AT BEAL 
STREET BRIDGE – LOOKING 
DOWNSTREAM


EXISTING SITE LOOKING SOUTHWEST


Existing Site Photos 27THE DOWNS  ›  CITY OF NORTHVILLE, MI  ›  NOVEMBER 2, 2021







Storm Water Management  
The existing Northville Downs site does not have Storm 
Water Detention facilities or sediment removal capabilities, 
storm water is collected in storm sewers that outlet 
directly to the Johnson Drain and the Middle Rouge River 
untreated and undetained. The current absence of any 
storm water management results in significant runoff 
of surface contamination into the Rouge watershed.


Detention basins are provided within the development 
to capture storm water runoff, provide treatment of the 
water for removal of sedimentation and to discharge clean 
storm water to the Middle Rouge River at an Agricultural 
rate as required by the City of Northville and Wayne 
County. Storm water will not be discharged to the Johnson 
Drain, further protecting this important stream.


Floodplain Management  
According to current FEMA Floodplain maps, nearly 26 Ac of 
the Northville Downs site is covered by a 100-year floodplain. 
This floodplain also covers most of River Street and many 
of the existing homes along River Street. The Middle Rouge 
River currently crosses through the Northville Downs site in an 
1,100-foot-long concrete box culvert that outlets at 7 Mile Road.  
The Downs development proposes to daylight the Middle 


Rouge River for the full 1,100 ft within the site, opening the 
river for use by wildlife and the City of Northville community.  


Daylighting of the Middle Rouge River also has the benefit of 
creating a much wider river cross section than is currently 
available within the existing cross section. This widening of the 
river will create enough room to convey the full 100-year flood 
flows within the banks of the open river and removing the 100-
year flood plain from the proposed developed areas within The 
Downs development and the properties along River Street.


Habitat & Plant Life Restoration
The currently covered river condition prevents the growth 
of any river vegetation and fish habitat. Daylighting of 
the river will restore natural vegetation and fish habitat. 
The current absence of any storm water management 
creates contamination and flooding which negatively 
affects water quality, vegetation and fish habitat both 
on the Downs property and in connected waterways.


Because The Downs property is at the headwaters of the 
Rouge watershed, the current conditions related to flooding, 
storm water, contamination, natural vegetation and fish 
habitat affect the watershed beyond the property and, 
therefore, the benefits of our proposed development and 
restoration will also extend throughout the Rouge watershed.


PUD Benefits: Environmental Benefits
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The Park - Conceptual Landscape Illustration


12.18.2018 4


Northville Downs Development
Northville, MI View 3   River Bank Landscape Looking North


River Park 29THE DOWNS  ›  CITY OF NORTHVILLE, MI  ›  NOVEMBER 2, 2021







Location of Existing Log Cabin 30THE DOWNS  ›  CITY OF NORTHVILLE, MI  ›  NOVEMBER 2, 2021







PUD Criteria #5


The proposed planned unit development 
shall not result in an unreasonable 
negative economic impact upon 
surrounding properties.
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Estimated Public-Space Improvement Costs: $15m


 › Land


 › Demo of track and ancillary buildings


 › Daylight river and buildout of 10-acre park


 › Buildout of Central Park


 › Environmental Remediation


Sources of Funding


 › Developer


 › Grants


 › Foundations


 › Brownfield


Cost of Public Benefits


32THE DOWNS  ›  CITY OF NORTHVILLE, MI  ›  NOVEMBER 2, 2021







Tax-Capture Analysis


2022 2030


Gross Taxes $ 446,980 $ 5,598,371


Tax Revenue to State $ 174,836 $ 1,890,725


Tax Revenue to City $ 149,524 $ 1,683,979


Tax Revenue to County $ 113,887 $ 1,394,782


Tax Revenue to DDA $ 8,732 $ 628,885
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PUD Criteria #6


The proposed planned unit development 
shall be under single ownership and/
or control such that there is a single 
person, corporation, or partnership having 
responsibility for completing the project 
in conformity with this Ordinance.
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PUD Criteria #7


The proposed planned unit development 
shall be consistent with the Goals and 
Policies of the City of Northville Master Plan.
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1. Design blends seamlessly


2.  Walkability/Connections/Traffic/Parking — Circulation/Mobility


3.  Public Spaces/Open Space/Daylight River & Johnson 
Creek/Farmer’s Market/Natural Resources


4. Land Uses (Commercial, Residential, Civic)


5.  Density/Form/Massing/Concentration/Height/Architecture/Character


6.  Historical Reference/Acknowledgment of existing land uses 
(Racetrack buildings, racetrack, log cabin, open space)


Guiding Principles from 2022 Master Plan Update
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Northville Retail Demand Forecast


Retail Demand Forecast (29,234 SF Additional Retail)


2021 2022 2023 2024 2025 2026 2027


Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4


Available 
(SF)


429,787 429,787 429,787 429,787 429,787 429,787 429,787 441,787 441,787 441,787 441,787 441,787 459,111 459,111 459,111 459,111 459,111 459,111 459,111 459,111 459,111 459,111 459,111 459,111 459,111


Vacancy 
Rate (%)


1.86% 1.49% 1.12% 0.75% 0.38% 0.00% -0.37% 1.99% 1.62% 1.25% 0.88% 0.51% 3.90% 3.54% 3.18% 2.82% 2.45% 2.09% 1.72% 1.35% 0.98% 0.61% 0.24% -0.13% -0.51%


Demand 
(SF)


421,807 423,389 424,976 426,570 428,170 429,775 431,387 433,005 434,629 436,258 437,894 439,536 441,185 442,839 444,500 446,167 447,840 449,519 451,205 452,897 454,595 456,300 458,011 459,729 461,453


*Additional 12,000 SF of 
commercial space will become 


available (Foundry Flask)


*Additional 17,234 SF of commercial space will become available


*From October 2021 Friedman Retail Report on the City of Northville
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The Promenade Looking North 39THE DOWNS  ›  CITY OF NORTHVILLE, MI  ›  NOVEMBER 2, 2021
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THE DOWNSINSPIRATION
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Corner of Cady & Hutton Looking Southwest 41THE DOWNS  ›  CITY OF NORTHVILLE, MI  ›  NOVEMBER 2, 2021







Projected Demographic Changes in Northville
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PUD Criteria #8


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.
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PUD Criteria #9


The planned unit development is 
not proposed in an attempt by the 
applicant to circumvent the strict 
application of zoning standards.
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The applicant is encouraged to meet with the 
Neighborhood Associations and surrounding 
landowners prior to submittal of preliminary 
plans to the Planning Commission.


Community Engagement
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Community Meeting #1 ...................... 5/06/21


Community Meeting #2 ...................... 5/10/21


Community Meeting #3 ...................... 5/25/21


Community Meeting #4 ...................... 6/02/21


Community Meeting #5 ...................... 6/29/21


Community Meeting #6 ...................... 7/12/21


PC Conceptual Review Meeting ........... 8/30/21


Economic Development Committee  
Presentation to DDA #1 ..................... 10/14/21 


Economic Development Committee  
Presentation to DDA #2 ..................... 10/19/21


Community Engagement Meetings
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Changes Made through Community Engagement


 › Increased pedestrian accessibility


 › Bicycle accessibility


 › Orientation of public spaces


 › Creation of Central Park


 › Creation of Park within Toll’s portion of the site


 › Additional parking locations to service community 
places of worship and schools


 › Improved architectural elements on the northeast apartments


 › Exterior architectural elements on the commercial storefronts


 › Flat roofs on a portion of the townhomes


 › Preservation of Log Cabin
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Thank You


ndinput@hunterpasteurhomes.com






