
City of Plymouth Planning Commission  
Regular Meeting Agenda 
Wednesday, February 9, 2022 – 7:00 p.m. 
City Hall & Online Zoom Webinar  
 

 City of Plymouth               www.plymouthmi.gov 
 201 S. Main                Phone    734-453-1234 
 Plymouth, Michigan 48170             Fax         734-455-1892 

 

Please click the link below to join the webinar: https://us02web.zoom.us/j/81691005263 
Webinar ID: 816 9100 5263 
Passcode: 832288 
 

 
1. CALL TO ORDER 

a) Roll Call 
 

2. CITIZENS COMMENTS 
 

3. APPROVAL OF THE MINUTES 
a) Approval of the January 12, 2022, regular meeting minutes 

 

4. APPROVAL OF THE AGENDA 
 

5. COMMISSION COMMENTS 
 
6. PUBLIC HEARINGS 

 

7. OLD BUSINESS 
a)  SP21-08: 885 Fralick: Westborn Market, Revised Site Plan Review for Parking Lot  
       expansion/Reconfiguration, Sidewalk & Landscaping.  
b)   2021 Planning Commission Annual Report 
 

8. NEW BUSINESS 
a) PUD22-01: 100 S. Mill, Preliminary Plan for a PUD/PUD Amendment 
b) 2022 Annual Goals 
 

9. REPORTS AND CORRESPONDENCE 
 

10. ADJOURNMENT 
Citizen Comments - This section of the agenda allows up to 3 minutes to present information or raise issues regarding items not on the 
agenda.  Upon arising to address the Commission, speakers should first identify themselves by clearly stating their name and address. 
Comments must be limited to the subject of the item.  

 

Persons with disabilities needing assistance with this should contact the City Clerk’s office at 734-453-1234 x 234 Monday through 
Friday from 8:00 a.m. -4:30 p.m., at least 24 hours prior to the meeting. An attempt will be made to make reasonable 
accommodations. 

https://us02web.zoom.us/j/81691005263


City of Plymouth Strategic Plan 2022-2026 

GOAL AREA ONE  - SUSTAINABLE INFRASTRUCTURE  
OBJECTIVES 

1. Identify and establish sustainable financial model(s) for major capital projects, Old Village business district, 
35th District Court, recreation department, and public safety 

2. Incorporate eco-friendly, sustainable practices into city assets, services, and policies; including more 
environmentally friendly surfaces, reduced impervious surfaces, expanded recycling and composting 
services, prioritizing native and pollinator-friendly plants, encouraging rain gardens, and growing a mature 
tree canopy 

3. Partner with or become members of additional environmentally aware organizations 
4. Increase technology infrastructure into city assets, services, and policies 
5. Continue sustainable infrastructure improvement for utilities, facilities, and fleet 
6. Address changing vehicular habits, including paid parking system /parking deck replacement plan, electric 

vehicle (EV) charging stations, and one-way street options  
 
 

GOAL AREA TWO – STAFF DEVELOPMENT, TRAINING, AND SUCCESSION  
OBJECTIVES 

1. Create a 5-year staffing projection 
2. Review current recruitment strategies and identify additional resources 
3. Identify/establish flex scheduling positions and procedures 
4. Develop a plan for an internship program 
5. Review potential department collaborations 
6. Hire an additional recreation professional 
7. Review current diversity, equity, and inclusion training opportunities 
8. Seek out training opportunities for serving diverse communities  

 
 

GOAL AREA THREE  - COMMUNITY CONNECTIVITY  
OBJECTIVES 

1. Engage in partnerships with public, private and non-profit entities 
2. Increase residential/business education programs for active citizen engagement 
3. Robust diversity, equity, and inclusion programs 
4. Actively participate with multi-governmental lobbies (Michigan Municipal League, Conference of Western 

Wayne, etc.)  
 
 

GOAL AREA FOUR  - ATTRACTIVE, LIVABLE COMMUNITY  
OBJECTIVES 

1. Create vibrant commercial districts by seeking appropriate mixed-use development, marketing transitional 
properties, and implementing Redevelopment Ready Communities (RRC) practices 

2. Improve existing and pursue additional recreational and public green space opportunities and facilities for 
all ages 

3. Develop multi-modal transportation plan which prioritizes pedestrian and biker safety  
4. Improve link between Hines Park, Old Village, Downtown Plymouth, Plymouth Township, and other 

regional destinations 
5. Maintain safe, well-lit neighborhoods with diverse housing stock that maximizes resident livability and 

satisfaction   
6. Modernize and update zoning ordinance to reflect community vision 
7. Implement Kellogg Park master plan  

 



 

Plymouth Planning Commission 
Regular Meeting Minutes 
Wednesday, January 12, 2022 - 7:00 p.m. 
Plymouth City Hall   201 S. Main 
 
City of Plymouth        www.plymouthmi.gov 
201 S. Main         Phone  734-453-1234 
Plymouth, Michigan 48170-1637      Fax     734-455-1892 
 

 

1. CALL TO ORDER   
 Chair Karen Sisolak called the meeting to order at 7:00 p.m.  
 

Present: Chair Sisolak, Commissioners Joe Hawthorne, Tim Joy, Jennifer Mariucci, Hollie 
Saraswat, Scott Silvers and Eric Stalter 

 Excused: Commissioner Shannon Adams 
 

Also present: City Commissioner Kelly O’Donnell, Community Development Director John Buzuvis 
and Planning Consultant Sally Elmiger.  
 

 2.  CITIZENS COMMENTS 
 O’Donnell said the City Commission would be evaluating what she expected to be a final draft of 
the five-year strategic plan on January 18. She said the goals include auditing and creating a plan to 
update the zoning ordinance, looking at paid parking and addressing outdoor patios. 

 
Jill Marecki, 610 Blunk, spoke about demolished homes and the parking ordinance.  
 

3.  APPROVAL OF MEETING MINUTES 
 a.  December 8, 2021 Meeting 
 Joy offered a motion, seconded by Silvers, to approve the minutes for the December 8, 2021 
 meeting. 
 

There was a roll call vote. 
Yes: Hawthorne, Joy, Silvers, Stalter, Sisolak 
Abstain: Mariucci, Saraswat 
MOTION PASSED 5-0 

 
4.  APPROVAL OF THE AGENDA 

 
5.  ELECTION OF OFFICERS 

Buzuvis asked for nominations for the office of chairperson of the Planning Commission for 2022.  
Saraswat nominated Sisolak and Silvers seconded the nomination. 
 
There was a roll call vote.  
Yes: Hawthorne, Joy, Mariucci, Saraswat, Silvers, Stalter, Sisolak 
MOTION PASSED 7-0 
 
Sisolak asked for nominations for the office of vice chairperson of the Planning Commission for 
2022.  Joy nominated Silvers and Hawthorne seconded the nomination. 
 



 
There was a roll call vote.  
Yes: Hawthorne, Joy, Mariucci, Saraswat, Silvers, Stalter, Sisolak 
MOTION PASSED 7-0 
 

6.  COMMISSION COMMENTS 
Stalter expressed concern over starts and stops to the verge on Ann Arbor Rd.  
Saraswat said she was saddened to see Wiltsie’s Pharmacy closing and feels the downtown is 
losing functionality as a result. She would like to encourage a variety of businesses. 
Joy asked how the tree ordinance is working out and the group discussed it. 
Hawthorne said he’s noticed fewer teardowns in the neighborhoods. He also asked when the 
Westborn Market project would come before the Planning Commission again. Buzuvis said he 
expected it to be on the February agenda.   
Mariucci introduced herself to the group. 
 

7.  PUBLIC HEARINGS 
 There were no public hearings. 

 
8.  OLD BUSINESS 
 There was no old business. 

 
 9.  NEW BUSINESS 
 a. 2021 Annual Report 
 
 Citizen Comments 
 Ellen Elliott, 404 Irvin, said she appreciated everything the Planning Commission does, as reflected 
 in the report. She also commented about encouraging a variety of businesses in the downtown 
 area. 
 
 Commission Comments 

Commission members discussed the report, which included an implementation matrix. Sisolak 
noted that only immediate and short-term priority items were included in the matrix, and that she 
would like to add mid-range goals to the list.  After a discussion, it was agreed that Planning 
Commission members would email the Community Development office with ideas for inclusion on 
this list, as well as the list of zoning ordinance amendments to be addressed this year. The ideas 
will then be compiled and discussed at the next meeting.  It was noted that items to be 
addressed should align with the City’s strategic plan, which is expected to be adopted this month. 
 

 10.  REPORTS AND CORRESPONDENCE 
     Joy said he might not be able to attend the February Planning Commission meeting. 
  O’Donnell said she was meeting with a potential new member of the Planning Commission next 
  week. 
 

 11.  ADJOURNMENT 
  Joy offered a motion, seconded by Hawthorne, to adjourn the meeting at 8:18 p.m. 

 There was a roll call vote.  
 Yes: Hawthorne, Joy, Mariucci, Saraswat, Silvers, Stalter, Sisolak 
 MOTION PASSED 7-0 



 

Richard K. Carlisle, President   Douglas J. Lewan, Executive Vice President   John L. Enos, Principal 
David Scurto, Principal   Benjamin R. Carlisle, Principal   Sally M. Elmiger, Principal   Craig Strong, Principal   R. Donald Wortman, Principal 

Laura K. Kreps, Associate   Paul Montagno, Associate 

MEMORANDUM 
 
TO:  City of Plymouth Planning Commission 
 
FROM:  Sally M. Elmiger, AICP, LEED AP 
 
DATE:  February 3, 2022 
 
RE:  Westborn Market – Revised Site Plan for Parking Lot Expansion 
 
This project was considered at the December 8, 2021 Planning Commission meeting.  The following 
comments were discussed, and the applicant was asked to revise the plans and return to the Planning 
Commission.  Revised plans (latest revision date December 17, 2021) have been submitted.  We have 
evaluated the revised plans in light of the comments, and have indicated (in italics) how the revisions 
address each.   
 
1. Have 860 and 870 Penniman been combined, as required by the previous Site Plan approval?  From 

our understanding, the paperwork for this task is forthcoming, but has not been submitted. 
 
2. Describe the proposed use of the small building on Fralick.  At the December meeting, the applicant 

stated that they are considering an “office” use for this building. 
 
3. Requested revisions to the plans included the following: 
 

1. Add second barrier-free space to existing westerly lot.   These spaces are indicated on the revised 
plans. 

 
2. Add van-accessible barrier-free space to lot behind market. A barrier-free space is not shown in 

this lot.  We recommend deferring the decision on need for this space to the Building Official.  If 
he requires a barrier-free space, there is enough room to accommodate one.  Also, the Westborn 
Market has more spaces than required, so even if two existing spaces are modified into a barrier-
free space and aisle, the project will still meet the ordinance requirements for number of spaces. 

 
3. Narrow proposed driveway to allow for longer landscape islands adjacent to Fralick sidewalk.  

The revised plans shows that the landscape island on the west side of the new Fralick driveway 
has been elongated, as suggested.  This additional landscaping space helps screen the lot from 
Fralick, and adds to the parking lot landscaping requirement. 

 
4. Widen proposed sidewalk along east side of new Fralick lot from 5-feet to 7-feet wide to 

accommodate vehicle overhang.  This change has been made on the revised plans. 
 
5. Eliminate existing sidewalk between two rear lots for reasons enumerated and replace with 7 x 

50 foot planting bed.  This change has been made on the revised plans. 



Westborn Market – Revised Site Plan for Parking Lot Expansion  
February 3, 2022 
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6. Eliminate small sidewalk opening and move proposed ornamental tree to large planting bed to 
north.  This change has not been made; however, we leave it up to the property owner if they 
prefer this layout.  In our opinion, it doesn’t present any difficulties in use of the sidewalk; however, 
it doesn’t provide a very hospitable growing area for an ornamental tree. 

 
7. Increase interior parking lot landscaping area by 121 sq. ft.; recommend meeting this 

requirement with large landscape bed located between two Fralick lots.  This has been 
accomplished by creating the large planting bed as described in “6.” above. 

 
8. Provide photometric plan so that lighting  intensity can be evaluated. 

 
A photometric plan has been submitted.  The ordinance contains the following requirements for 
lighting intensity:  
 
a.  Per Section 78-204, small parking lots (5-10 spaces) shall have a minimum illumination 

level of 0.4 foot-candles (fc), while medium parking lots (11-99 spaces) shall have a 
minimum of 0.6 fc. The lighting levels (at grade) adequately meet ordinance requirements. 

 
The maximum mounting height of the proposed parking lot lighting is fifteen (15) feet, 
meeting Ordinance standards.  

 
b.  Section 78-204(3) also requires that the maximum light intensity should not exceed 0.3 fc 

along non-residential property lines. As mentioned in our previous review, the Zoning 
Board of Appeals has granted a variance to allow the maximum lighting level along the 
property lines to exceed this maximum by 1.6 foot candles. The proposed lighting meets 
this standard except along Fralick in the vicinity of the double-headed fixture.  The light 
intensities are in the range of 2.0 – 5.0 fc, where the maximum is 1.9 fc.  We recommend 
that the Building Official work with the applicant to reduce these levels (possibly with 
shields or other methods) so that they are within ordinance maximums.  

  
In summary, the revised plans have addressed the comments provided by the Planning Commission.  We 
would recommend that the site plans be approved with the following conditions: 

1. Applicant submits paperwork to combine the parcels, as required in the original site plan approval, 
before building permits are issued for this project. 

2. Building Official to determine requirement of barrier-free space in lot behind Westborn Market 
building. 

3. Building Official work with applicant to reduce light levels along Fralick, in the vicinity of double-
headed fixture, so that they are within the 1.9 fc maximum permitted on this site.  
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SITE PLAN

WESTBORN MARKET
PARKING LOT EXPANSION

 CITY OF PLYMOUTH, WAYNE COUNTY, MICHIGAN
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Landscape Summary
Existing Zoning B-2

Parking Lot Screening
  Parking Lot Frontage 66 l.f.
  Trees Required 2 Trees (66 / 30)
  Trees Provided 2 Trees
  Shrubs Required 11 Shrubs (66 / 30) x 5
  Shrubs Provided 11 Shrubs

Parking Lot Landscape Area
  Parking Lot Area 14,825 s.f.
  Landscape Area Required 988 s.f. (14,825 / 15)
  Landscape Area Provided 1,435 s.f.
  Trees Required 3 Trees (988 / 300)
  Trees Provided 3 Trees

Westborn
Market

Fralick Avenue

Mulch Bed

11
TM
2

ST

DECIDUOUS TREE PLANTING DETAIL

4"

MULCH 4" DEPTH WITH
SHREDDED HARDWOOD BARK.
NATURAL IN COLOR. LEAVE 3"
CIRCLE OF BARE SOIL AT BASE
OF TREE TRUNK.  PULL ANY
ROOT BALL DIRT EXTENDING
ABOVE THE ROOT FLARE AWAY
FROM THE TRUNK SO THE ROOT
FLARE IS EXPOSED TO AIR.

REMOVE ALL
NON-BIODEGRADABLE MATERIALS
COMPLETELY FROM THE
ROOTBALL. CUT DOWN WIRE
BASKET AND FOLD DOWN BURLAP
FROM TOP 1/2 OF THE ROOTBALL.

MOUND EARTH TO FORM SAUCER

STAKE TREES AT FIRST BRANCH
USING 2"-3" WIDE BELT-LIKE
NYLON OR PLASTIC STRAPS.
ALLOW FOR SOME MINIMAL
FLEXING OF THE TREE.
REMOVE AFTER ONE YEAR.

NOTE:
GUY DECIDUOUS TREES ABOVE
3"CAL.. STAKE DECIDUOUS
TREES BELOW 3" CAL.

SCARIFY SUBGRADE
AND PLANTING PIT
SIDES. RECOMPACT
BASE OF  TO 4"
DEPTH.

PLANTING MIXTURE:
AMEND SOILS PER
SITE CONDITIONS
AND REQUIREMENTS
OF THE PLANT
MATERIAL.

NOTE:
TREE SHALL BEAR SAME
RELATION TO FINISH GRADE AS
IT BORE ORIGINALLY OR
SLIGHTLY HIGHER THAN FINISH
GRADE UP TO 6" ABOVE GRADE,
IF DIRECTED BY LANDSCAPE
ARCHITECT FOR HEAVY CLAY
SOIL AREAS.

DO NOT PRUNE TERMINAL
LEADER. PRUNE ONLY DEAD OR
BROKEN BRANCHES.

REMOVE ALL TAGS, STRING,
PLASTICS AND OTHER
MATERIALS THAT ARE
UNSIGHTLY OR COULD CAUSE
GIRDLING.

TREE PIT = 3 x 
ROOTBALL WIDTH

2" X 2" HARDWOOD STAKES,
MIN. 36" ABOVE GROUND FOR
UPRIGHT, 18" IF ANGLED.  DRIVE
STAKES A MIN. 18" INTO
UNDISTURBED GROUND
OUTSIDE ROOTBALL.  REMOVE
AFTER ONE YEAR.

SHRUB PLANTING DETAIL

4"

6"

NOT TO SCALE

MULCH 4" DEPTH WITH
SHREDDED HARDWOOD BARK.
NATURAL IN COLOR.  PULL BACK
3" FROM TRUNK.

MOUND EARTH TO FORM SAUCER

REMOVE ALL
NON-BIODEGRADABLE MATERIALS
COMPLETELY FROM THE
ROOTBALL. FOLD DOWN BURLAP
FROM TOP 13 OF THE ROOTBALL.

SCARIFY SUBGRADE
AND PLANTING PIT
SIDES. RECOMPACT
BASE OF  TO 4"
DEPTH.

NOTE:
TREE SHALL BEAR SAME
RELATION TO FINISH GRADE AS
IT BORE ORIGINALLY OR
SLIGHTLY HIGHER THAN FINISH
GRADE UP TO 4" ABOVE GRADE,
IF DIRECTED BY LANDSCAPE
ARCHITECT FOR HEAVY CLAY
SOIL AREAS.

PRUNE ONLY DEAD OR BROKEN
BRANCHES.

REMOVE ALL TAGS, STRING,
PLASTICS AND OTHER
MATERIALS THAT ARE
UNSIGHTLY OR COULD CAUSE
GIRDLING.

PLANTING MIXTURE:
AMEND SOILS PER
SITE CONDITIONS
AND REQUIREMENTS
OF THE PLANT
MATERIAL.

REMOVE COLLAR OF ALL FIBER
POTS. POTS SHALL BE CUT TO
PROVIDE FOR ROOT GROWTH.
REMOVE ALL NONORGANIC
CONTAINERS COMPLETELY.

TREE STAKING DETAIL
Not to scale

STAKING/GUYING LOCATION

STAKING DETAILGUYING DETAIL

NOTE:
ORIENT STAKING/GUYING TO PREVAILING
WINDS, EXCEPT ON SLOPES GREATER
THAN 3:1 ORIENT TO SLOPE.

USE SAME STAKING/GUYING
ORIENTATION FOR ALL PLANTS WITHIN
EACH GROUPING OR AREA

STAKES AS SPECIFIED 3 PER
TREE

2"-3" WIDE BELT-LIKE NYLON OR
PLASTIC STRAPS.

2"-3" WIDE BELT-LIKE NYLON OR
PLASTIC STRAPS.

4.

All plants shall be north Midwest American region grown, No. 1 grade plant materials,
and shall be true to name, free from physical damage and wind burn.
Plants shall be full, well-branched, and in healthy vigorous growing
condition.
Plants shall be watered before and after planting is complete.
All trees must be staked, fertilized and mulched and shall be guaranteed
to exhibit a normal growth cycle for at least two (2) full years following
Township approval.
All material shall conform to the guidelines established in the most recent
edition of the  American Standard for Nursery Stock.
Provide clean backfill soil, using material stockpiled on site.  Soil shall be
screened and free of any debris, foreign material, and stone.
"Agriform" tabs or similar slow-release  fertilizer shall be added to the
planting pits before being backfilled.
Amended planting mix shall consist of 1/3 screened topsoil, 1/3 sand and
1/3 peat, mixed well and spread to the depth as indicated in planting details.
All plantings shall be mulched per planting details located on this sheet.
The Landscape Contractor shall be responsible for all work shown on the
landscape drawings and specifications.
No substitutions or changes of location, or plant types shall be made
without the approval of the Landscape Architect.
The Landscape Architect shall be notified of any discrepancies between
the plans and field conditions prior to installation.
The Landscape Contractor shall be responsible for maintaining all plant
material in a vertical condition throughout the guaranteed period.
The Landscape Architect shall have the right, at any stage of the installation,
to reject any work or material that does not meet the requirements of the
plans and specifications, if requested by owner.
Contractor shall be responsible for checking plant quantities to ensure
quantities on drawings and plant list are the same.  In the event of a
discrepancy, the quantities on the plans shall prevail.
The Landscape Contractor shall seed and mulch or sod (as indicated on plans)
all areas disturbed during construction, throughout the contract limits.
A pre-emergent weed control agent, "Preen" or equal, shall be applied
uniformly on top of all mulching in all planting beds.
All landscape areas shall be provided with an underground automatic
sprinkler system.
Sod shall be two year old "Baron/Cheriadelphi" Kentucky Blue Grass grown in a sod

15.

16.

17.

18.

19.
nursery on loam soil.

10.

12.

13.

14.

11.

5.

9.

8.

7.

6.

Landscape Notes
1.

2.

3.

Overhead Power Lines
Mulch Bed

1
GT

Mulch Bed
1

MA

Penniman Avenue

Parking Area
12,025 s.f.

Parking Area
2,800 s.f.

2
GT

Existing Plantings
to Remain
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Luminaire Schedule

Symbol Label Quantity Manufacturer Description Catalog Number Lamp
Number
Lamps

Filename Lumens Per Lamp
Light Loss

Factor
Wattage

Mounting
Height

A
9 Holophane ESPLANADE PEDESTRIAN ESP100HP00X4SS 100W CLEAR HPS 1 ESP100HP00X4

SS.ies
9500 0.86 128 15'-0"

B

21 ANP LIGHTING, INC. 27"DIA. X 15"H. LED LUMINAIRE
WHITE REFLECTOR WITH DIFFUSED
LENS

W527 M021 LD N/D
W 30K

LED 1 W516 M031 LD
ND W 30K.IES

2624 0.9 36.39 10'-0"

C

1 Holophane Esplanade Pedestrian Tear Drop LED,
LED Package 50, 3000K, Teardrop
symmetric distribution

ESPL2 P50 30K XX
TG5

LED 1 ESPL2_P50_30K
_XX_TG5.ies

12645 0.9 240 15'-0"

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min Avg/Max

EAST PROPERTY LINE @ GRADE 1.8 fc 5.0 fc 0.0 fc N/A N/A 0.4:1

PARKING AREA #1 @ 5' A.F.G. 1.4 fc 4.7 fc 0.1 fc 47.0:1 14.0:1 0.3:1

PARKING AREA #1 @ GRADE 1.5 fc 4.9 fc 0.4 fc 12.3:1 3.8:1 0.3:1

PARKING AREA #2 @ 5' A.F.G. 4.0 fc 10.9 fc 0.9 fc 12.1:1 4.4:1 0.4:1

PARKING AREA #2 @ GRADE 3.4 fc 5.2 fc 1.9 fc 2.7:1 1.8:1 0.7:1

PARKING AREA EXPANSION @ 5' A.F.G. 1.9 fc 10.7 fc 0.3 fc 35.7:1 6.3:1 0.2:1

PARKING AREA EXPANSION @ GRADE 2.1 fc 4.9 fc 0.7 fc 7.0:1 3.0:1 0.4:1

WEST PROPERTY LINE @ GRADE 0.7 fc 1.7 fc 0.1 fc 17.0:1 7.0:1 0.4:1

Note

1.  SEE LUMINAIRE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHTS.
2.  SEE LUMINAIRE SCHEDULE FOR LIGHT LOSS FACTORS.
3.  CALCULATIONS ARE SHOWN IN FOOTCANDLES AT GRADE & 5' AFG.

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT
TO EXISTING / FUTURE FIELD CONDITIONS.  THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS
CALCULATED FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH
ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS.  ACTUAL PERFORMANCE OF ANY MANUFACTURER'S
LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER
VARIABLE FIELD CONDITIONS.  MOUNTING HEIGHTS INDICATED ARE FROM GRADE AND/OR FLOOR UP.

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING
ANALYSIS OF LIGHTING SYSTEM SUITABILITY AND SAFETY.  THE ENGINEER AND/OR ARCHITECT
IS RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY CODE AND
LIGHTING QUALITY COMPLIANCE.



 
CITY OF PLYMOUTH      www.plymouthmi.gov 
         

 201 S. Main        Phone    734-453-1234 
 Plymouth, Michigan 48170      Fax         734-455-1892 
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City of Plymouth Planning Commission 
2021 Annual Report 
 
The City of Plymouth Planning Commission is made up of nine members. They regularly meet on the second 
Wednesday of the month at 7:00 pm in the Commission Chambers at City Hall located at 201 S. Main.  Due to 
the COVID-19 pandemic the Commission met online via Zoom January through December.  A typical meeting 
consists of public comments, review of the previous meetings minutes, commissioner comments, public 
hearings, new and/or old business, and reports and correspondence from staff. Planning Commission members 
for the 2021 year included: Karen Sisolak (Chair), Jennifer Kehoe (Vice-Chair) (retired in October), Joe 
Hawthorne, Shannon Adams, Scott Silvers, Chuck Myslinski (retired in April), Adam Offerman (retired in August), 
Tim Joy, Hollie Saraswat, and Eric Stalter (appointed in October).  
 
The Planning Commission met fifteen times during 2021.  Of those fifteen meetings, twelve were regularly 
scheduled meetings.  This meets the requirements of the Michigan Planning Enabling Act (MPEA) for the 
minimum number of meetings (4). 
    
The main purpose of this report is to meet the requirements of the MPEA.  However, this report increases 
information sharing between staff, boards, commissions, and the City Commission.  This report anticipates 
upcoming issues and asks the Planning Commission to identify priorities so that staff may appropriately allocate 
time and resources.  Lastly, it is the opportunity to reflect on the hard work of the past year and thank our 
dedicated appointed and elected officials for their support of the City’s planning and zoning efforts.   
 
The Planning Commission’s primary accomplishments for the year were completing nine site plan reviews, an 
update of the Planning Commission Bylaws and amending the multi-family residential district. 
 
Tables of Contents 
Planning Commission Goals……………………………………………………………..…………………2 
Master Plan Review…………………………………………………………………………………………….2 
Master Plan Implementation Matrix……………………………………………………………………3 
Zoning Ordinance Amendments…………………………………………………………..……………..4 
Development Reviews………………………………………………………………………………..……….5 
Variance Requests…………………………………………………………………………………………….…6 
Action by City Commission……………………………………………………………..……………………7 
Zoning Map………………………………………………………………………………………………………….7 
Trainings…………………………………………………………………………………………………………..….7 
Joint Meetings……………………………………………………………………………………………………..7  
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Planning Commission 2021 Goals 
The goals adopted on January 13, 2021 are below: 

1. Focus on education by scheduling four educational, working sessions on the following dates: February 
24, March 24, October 27, and November 17.  

a. COMPLETED: See Trainings on page 7. 
2. Draft a Form Based Code test case.   

a. IN PROGRESS: Discussed MAP training video on FBCs on March 24. 
3. Approve a mixed use, high density zoning ordinance.  

a. IN PROGRESS: This goal evolved and got combined with form based code initiatives.  Initial 
presentations were made to the Planning Commission on February 10 with subsequent 
discussions on March 10, April 14, June 9, and July 14. 

4. Review existing ordinances for amendments related to residential building heights and habitable space 
within accessory buildings. 

a. IN PROGRESS: Held joint educational working session with ZBA on February 24. 

Master Plan Review 
The Planning Commission and City Commission adopted the Master Plan update on August 15, 2018 and 
September 17, 2018, respectively.  
 
Below are the Master Plan goals 

CC Strategic Plan Goal Topics Guiding Master Plan Goals for Land Use 
Goal I: Quality of Life • Encourage appropriate home sizing & massing 

• Create lifelong neighborhoods of diverse housing for various income 
levels 

• Maintain and enhance the tree canopy 
• Encourage historic preservation 

Goal II: Financial Stability 1. Plan for a variety of land uses that creates a dynamic 
environment supportive of residences, community institutions, and 
businesses 

Goal III: Economic Vitality  • Promote a welcoming environment for commercial business & industry 
• Encourage environmentally sensitive/context sensitive and sustainable 

development 
Goal IV: Service Infrastructure • Improve street mobility, connectivity & safety 

• Plan for vehicular needs, including parking 
 
Reflection: 
To accomplish the various goals outlined in the document, the Planning Commission needs to identify their top 
priority (topic) out of the Implementation Matrix of the Master Plan and the Master Plan Goals for Land Use.  
Once this is identified, the Planning Commission, with the help of Community Development staff and approval 
of the City Commission, can take steps to implement those goals.  The next page includes some of the actions 
identified in the Master Plan Implementation Matrix that could be selected as accomplishable tasks during 
2022. 
 
Master Plan Implementation Matrix 

 The table on the following page are the actions listed in the Implementation Matrix from the Master Plan 
which has the Planning Commission as one of the responsible parties. 
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Action 
Priority 
Term 

City Commission 
Goal Area 

Responsibility Funding I II III IV 
Regulatory and Policy Change        
Redevelopment Ready Communities        
Ensure clear definitions and requirements are included in necessary 
sections of the ordinance Short X       PC, CDD CDD 

Review the Zoning Map annually, update if and as necessary Cont. X       PC CDD 

Align the zoning ordinance with the Master Plan goals. Mid.   X  PC CDD 

Review and clarify special land use approval processes Short       X PC, CDD CDD 
Ensure industrial districts allow for compatible new economy-type 
businesses Short       X PC CDD 

Allow for non-traditional housing types in appropriate areas Short X   X   PC CDD 
Site Design        
Adopt clear, concise, enforceable ordinance requirements for 
landscaping, signage, lighting, parking, and access management for 
Commercial/Business districts Short X   X   PC CDD 
Adopt standards that encourage shared parking access and locates 
parking behind buildings Short       X PC CDD 
Adopt ordinance requirements that accommodate pedestrian activity 
within and around development Short       X PC CDD 

Adopt flexible parking standards Short       X PC CDD 
Residential        
Increase residential densities in the appropriate areas Mid. X X X  PC CDD 

Monitor and encourage appropriate home sizing and massing Immed. X       PC, CDD CDD 
Environmental        
Encourage environmentally sensitive/context sensitive and sustainable 
development Mid. X    PC CDD 

Maintain and enhance the City's tree canopy Immed. X       PC, CDD, DMS 
CDD, 
DMS 

Adopt standards that require low-impact development, sustainability, 
and energy conservation practices. Short X       PC CDD 
Transportation        
Adopt Complete Streets policies Short X     X PC, CC CDD 

Plan for vehicular needs, including parking Mid.    X PC, CC, DDA DDA, CC 

Administrative        
Research the use of “form-based-codes” and “overlay districts” in the 
appropriate areas Mid. X  X  PC, CDD, CC CDD 
Review lists of uses in all Zoning Districts. Research/add zoning 
categories for “Parks/Open Space” and/or “Institutional” uses. Short X    PC, CDD CDD 
Partnerships, Programs, and Promotion        
Become a Redevelopment Ready Community through MEDC Short     X   CDD, PC, CC CDD, CC 
Identify priority redevelopment sites/transitional properties and 
determine desired future use and development Cont. X       PC, CDD CDD 
Develop a clear vision for development outcomes and criteria for 
priority sites Short X       PC, CDD CDD 
Promote a welcoming environment for commercial businesses and 
industry Short   X  CDD, CC, PC CDD 
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Zoning Ordinance Amendments 

The Planning Commission approved one zoning ordinance text amendment during the 2021 calendar year.  That 
was the multi-family residential district. 
 
Community Development staff expects 2022 to include continued discussion and research into zoning 
ordinance amendments.  The ordinances listed below include some of the sections the Planning Commission 
may wish to examine and discuss further.   

1. Landscaping requirements (Section 78-203) 
2. Fences in front yards (Section 78-208) 
3. Creation of non-conforming parcels (Section 78-351) 
4. City-wide parking requirements (Section 78-270 through 78-275) 
5. Projections into yards (Section 78-217) 
6. Permitted and special land uses within each zoning district (Various sections) 
7. FAR for zoning districts that allow single family as a special land use (Various sections) 
8. Habitable space in accessory buildings 
9. What does and does not contribute to lot coverage 
10. What does and does not contribute to floor area ratio  
11. Temporary uses 
12. Mobile and temporary sales 

Along with the items above, the Planning Commission, through their 2022 Goal Setting session should consider 
the relevant one year-tasks in the Strategic Plan approved on January 18, 2022, by the City Commission. These 
include: 

Goal Area One – Sustainable Infrastructure 
One-Year Tasks 

1. Explore/create impervious surface ordinance 
Goal Area Four – Attractive, Livable Community Key Objectives 

One-Year Tasks 
1. Audit current zoning ordinance and identify the approach for updating ordinances 

 
The Planning Commission may choose to address some, all, or other ordinances during the 2022 calendar year.  
There may be some ordinances that can be “batched” together to expedite the ordinance amendment process.  
Additionally, staff is suggesting setting a priority and only discussing ordinances that meet the priority.  
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Development Reviews 

Project Type Location Description Meeting Outcome Fwd. to 
CC? 

Date of 
Action 

Text amendment 
and rezoning 

Old Village/North 
Main 

Create new mixed use, high density 
district and rezone affected parcels 
stated in the future land use map 
to said district 

Tabled No Feb. 10, 
Mar. 10, 
Apr. 14, 
Jun. 9, 
Jul. 14 

PUD amendment 550 N Holbrook Amendment to allow building 
heights greater than 25-feet 

Approved with 
conditions 

Yes Apr. 14, 
May 12  

Site plan review 296 S. Main 
006 02 0206 004 

Permanent, year-round outdoor 
dining space adjacent to the Penn 
Grill in the alley behind Kilwin’s 

Approved N/A May 12 

Site plan review 1250 S. Main Adaptive reuse for Canzano Salon Approved with 
conditions, fwd. to ZBA 

N/A May 12 

Site plan review 690 Junction New construction building and site 
improvements for Consumers 
Energy 

Approved with 
conditions 

N/A Mar. 11 

Text amendment City-wide Update RM-1, RM-2 zoning 
ordinance to accommodate modern 
housing types 

Approved Yes Aug. 11, 
Sept. 8 

Policy review N/A Planning Commission bylaws Approved N/A Aug. 11, 
Sept. 8, 
Oct. 13 

Site plan review and 
special land use 

500 Forest Front entrance reconfiguration and 
permanent enclosure of existing 
outdoor dining 

Approved with 
conditions 

N/A Oct. 13, 
Oct. 27 

Site plan review and 
special land use 

844 Penniman Building addition and permanent 
expansion of outdoor dining area 

Approved with 
conditions 

N/A Oct. 13, 
Nov. 10 

Site plan review 1115 S. Main Addition onto the existing building Approved with 
conditions, fwd. to ZBA 
Dec. 2 

N/A Oct. 13,  
Oct. 27  

Site plan review and 
special land use 

1490 W. Ann Arbor 
Road 

New construction drive-through 
coffee shop 

Approved with 
conditions 

N/A Oct. 13, 
Dec. 8 

Site plan review 885 Fralick Reconfiguration of Westborn 
Market parking lot 

Tabled N/A Dec. 8 

 
 
  



 
 

2021 Planning Commission Annual Report           6 

Variance Requests 
 

Variance 
Type 

 
Location 

 
Description 

 
Meeting Outcome 

Date of 
Action 

Use 606 Maple Habitable space in detached garage Denied Jan. 7 
Non-Use 1071 N. Holbrook Rear yard lot coverage Approved Jan. 7 
Non-Use 365 Joy Front yard setback Approved with conditions Jan. 7 
Non-Use 696 Forest Front yard setback along Linden Approved with conditions Feb. 11 

Non-Use 925 Fairground Front yard setback Approved with conditions Feb. 16 
Non-Use 1294 Maple Side yard setback Approved with conditions Mar. 4 

Non-Use 629 Herald Front yard setback Approved with conditions Mar. 4 
Non-Use 271 S. Main Windows facing interior lot line within the 

side yard setback 
Approved Apr. 1 

Non-Use 921 Sutherland Garage height Denied Apr. 1 

Non-Use 933 Church Front yard setback Approved with conditions May 6 

Non-Use 1012 William Front yard fence height Approved with conditions Jun. 3 

Non-Use 290 E. Pearl Front yard setback for attached front-facing 
garage 

Approved Jun. 3 

Non-Use 690 Junction Front yard setback and front yard fence 
height 

Approved Jun. 3 

Non-Use 1250 S. Main Landscaping Approved with conditions Jun. 3 

Non-Use 1112 Hartsough Distance between house and garage and side 
yard setback for detached garage 

Approved with conditions Jul. 1 

Non-Use 148 E. Spring Side yard setback and front yard setback for 
porch 

Approved with conditions Sep. 2 

Non-Use 123 N. Union Side yard setback Approved with conditions Sep. 2 

Non-Use 718 Burroughs Generator location Approved with conditions Oct. 7 

Non-Use 885 Fralick Landscape buffer along Fralick, private 
parking area exceeding six spaces, locating 
parking area not in the rear yard, parking area 
exceeding 19-foot maximum depth 

Approved Oct. 7 

Non-Use 1115 S. Main Landscape buffer and AC screening Approved with conditions Dec. 2 
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Actions by City Commission 
The following list includes all the planning and development related actions taken by the City 
Commission during 2021. 
 

Description Date of Action 

Beck Road Business Corridor Improvement Project – Resolution of Support – approved April 5 
Wayne County Stormwater Standards Ordinance amendment – first reading June 21 
Wayne County Stormwater Standards Ordinance amendment – second reading + approval July 6 
Starkweather School PUD amendment – first reading July 6 
Starkweather School PUD amendment – second reading + approval July 19 
GIS Tax Map (Plat Map) – contract approved Sept. 20 
City Planner retainer renewal – contract approved Oct. 4 
Downtown patios – extension to December 31, 2021 Oct. 18 
RM-1, RM-2 text amendment – first reading Oct. 18 
RM-1, RM-2 text amendment – second reading + approval Nov. 1 

 
Zoning Map 
There were no changes made to the Zoning Map during 2021. 
 
Trainings and Joint Meetings 
Due to COVID-19, training sessions were provided virtually this year.   
 
A Joint Educational Working Session with the ZBA was held on February 24th which covered how 
building height and grade are determined based on the current ordinances for residential homes and 
accessory buildings. Habitable space was also discussed. 
 
The Planning Commission completed the following Michigan Association of Planning (MAP) Workshop 
Modules: 

1. Form Based Codes 
2. Planned Unit Development 
3. Roles and Responsibilities 

 
An Educational Working Session was held on March 24 where Commission members reviewed 
information presented in the Form Based Codes module, with particular emphasis on how Form 
Based Codes can impact aesthetics and to what extent they might be helpful in Plymouth. It was 
agreed that the administration would prepare an outline of a viable process to introduce a test case 
in the city. The Planning Commission Discussed the Roles and Responsibilities and Planned Unit 
Development modules at the July 14th meeting.  

 
Potential training(s) in 2022 include Carlisle-Wortman Associates session(s) and Michigan Municipal 
League (MML) and Michigan Association of Planning (MAP) conferences and sessions. 
 
 



 
 
 
 Date: February 4, 2022 
 
 
 
 

Planned Unit Development 
For 

City of Plymouth, Michigan 
 

 
GENERAL INFORMATION 

 
Applicant: Pulte Homes of Michigan, LLC 
 2800 Livernois Road, Building D, Suite 320 
 Troy, MI  48083 
 
Project Name: Mill Street Towns PUD Amendment 
 
Plan Date: December 16, 2021 
 
Location: 100 S. Mill St. 
 
Zoning: I-1, Light Industrial (in northwest corner) 
 I-2, Heavy Industrial (remainder of site) 
 
Action Requested: Preliminary PUD Approval 
 
 
PROJECT DESCRIPTION 

 
The Mill Street Towns PUD project was approved by the City Commission in April, 2019.  The approval 
included the southern portion of the project, and “excepted” the northern portion (as identified in the 
aerial photo on the next page).  The applicant is now returning to develop the northern portion of the site, 
which is currently vacant and was previously used for industrial purposes.   
 
The project will be an amendment to the PUD, which will rezone the northern portion from I-1 and I-2 to 
PUD.  The northern portion contains 4.8-acres of land, and the proposal will locate an additional 29 
townhouse units that are the same size and design as the units located on the southern portion of the 
site.  The northern portion will also continue the existing roadway network from the southern portion, 
and will accommodate the pedestrian pathway leading from the southern portion to Main St. 
 
An aerial of the proposed project area is shown on the next page. 
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Google Maps 

 
The Planning Commission recommended approval of the original PUD in October 2018, and the City 
Commission approved the PUD in April, 2019. 
 
 
PUD PROCESS AND PLAN REQUIREMENTS 

 
Because this portion of land was “exempted” from the original PUD, we are following the same process 
outlined in the PUD ordinance (Section 78-314) to evaluate the proposed development on the northern 
portion of land.  This includes a pre-application conference, a preliminary plan and public hearing, a final 
plan, and then City  Commission review of the project. 
 
As required, the applicant attended a pre-application conference with City staff in July, 2021.  A formal 
application has been submitted and includes the transmittal of preliminary PUD plans. 
 
The ordinance requires specific information be included in a Preliminary Site Plan submission that 
accompany a PUD.  We have reviewed the submission, and the following information needs to be 
provided:    
 
1. Narrative report providing a description of the project, discussing the market concept of the project, 

and explaining the manner in which the criteria set forth in the design standards has been met.   
 
2. Sheet 2, Existing Conditions, needs to be amended to show the following: 

a. Current zoning of site (PUD) showing “exempted” area. 

Existing 
Mill Street 

Towns 
Development 

Project Site  
(Previous “Exception” Area) 
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b. Surveyed property lines, and dimensions.  A note on this sheet states that the property boundaries 
are approximate per tax records, and “best fit” GIS records.  The ordinance requires accurate 
information, not approximations. 

c. Actual topography on the northern portion.  Again, the plans show “estimated” topography.  The 
ordinance requires accurate information. 

d. Actual existing conditions on the southern portion.  This sheet shows the southern portion before 
it was developed.  Since this request is amending an existing PUD, accurate information that 
illustrations the current development, including building locations, roads, sidewalks, and 
topography, needs to be shown on this sheet to understand the relationship of the current 
conditions on each portion of the site.  Showing it on the grading plan is not sufficient.  

e. Areas along the north property line of the northern portion are identified with a hatch pattern 
but are not labeled, and need to be.  They appear to be remaining in the proposed layout.  Their 
purpose should also be described. 

 
3. Tree survey indicating location and diameter of trees greater than 12 inches in diameter. 
 
Items to be Addressed:  Provide Preliminary site plan and PUD informational requirements. 
   
 
PUD CRITERIA 

 
Section 78-311(c) of the City of Plymouth Zoning Ordinance establishes PUD criteria which determine the 
overall eligibility for a Planned Unit Development.  While the Planning Commission and City Commission 
agreed that the original PUD met these criteria, we have evaluated the added townhouse units against 
the same criteria below.   
 
(1) Grant of the planned unit development will result in one (1) of the following: 

 
a. 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; 
 

CWA Comment:  The public benefits, in our opinion, include the following: 
 

Environmental Remediation 
This site is a vacant, environmentally contaminated site.  During the original PUD process, 
the applicant stated (in the October 10, 2018 minutes) that this site contains groundwater 
contamination.  At that time, the developer, “…decided to change the construction 
standards adding vapor barriers to all units and disclose this to the buyers at the time of 
sale.”   
 
Any redevelopment of this property will require significant efforts to clean it up.  We 
consider the environmental remediation proposed by this project to be a public benefit 
to the users of the site and the overall community.   

 
We also believe that this public benefit could not be achieved without application of the 
PUD process.  To build a residential project on this industrially-zoned site, and realize the 
proposed environmental remediation, the applicant could either use the PUD process to 
build something other than industrial, or re-zone the property to a multi-family residential 
zoning district.  We consider the PUD process more appropriate, as the ultimate use and 
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site design is more predictable than if the property were simply re-zoned.  A re-zoning 
could result in a number of permitted uses, which the City would have to accept.  
Therefore, we think the benefit of environmental remediation is best accomplished 
through the PUD process. 

 
Common Open Space 
The applicant’s description of open space (Sheet 3) states that this portion of the site will 
offer an additional 2.9 acres of open space, in addition to the 5.2 acres on the southern 
portion of the site.   
 
To assess the open space in this project, we’ve looked at other zoning districts that have 
a similar building type.  The RT-1, Two-Family Residential District, allows for attached 
single-family units.  The RM-1, Multi-Family Residential District, also allows for attached 
units.  We consider the project to be a hybrid of the two since the largest proposed 
buildings will contain up to six units.   

 
The RT-1, Two-Family Residential District does not have any open space requirements.  
However, the RM-1, Multi-Family Residential District requires at least 150 square feet of 
“usable” open space for each bedroom.  If all the new 29 units were built out at the 
maximum 5-bedroom option, then 0.6 acres of “usable” open space would be required.  
Counting all of the “usable” open space (space that a person could walk on) on the 
northern portion, we calculate that the project offers approximately 1 acre.  (Note that 
this figure does not include the detention basin.)   
 
The southern portion (without detention basins) offers 1.21 acres of open space (with a 
1.3-acre requirement).  Usable open space across both portions is 2.21 acres, exceeding 
the ordinance requirement of 1.8 acres of “usable” open space for the whole project.   
 
On-Site Pedestrian Amenities 
1. Sidewalks 

The site design shows the existing pedestrian connection to Main Street (across the 
adjacent parcel’s parking lot to the north).  We assume that an access easement to 
this adjacent parcel has been secured, but this should be confirmed.  We ask because 
Sheet 3 includes a note: “Potential connection pending easement securement.”   
 
A second pathway is shown on the northeast boundary of the northern portion, 
connecting the front sidewalks of the units facing east with the existing pathway to 
Main St., and pathway system in the southern portion of the project. 
 
The Planning Commission conditioned their PUD recommendation to City 
Commission on allowing public use of the sidewalk system on site in perpetuity.  The 
applicant should confirm that this condition was included in the PUD agreement.  
 

2. Seating/Bicycle parking: 
The Cover Sheet describes other on-site pedestrian amenities.  A “pedestrian node” 
with benches and bicycle parking, is located along the S. Mill St. sidewalk.  The 
concrete paving, benches, and bike loops for this area have been installed 
 
There are no additional benches/bicycle parking proposed on the northern portion. 
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3. Mini-park 
We would assume that the open space along S. Mill St. (on the northern portion) will 
be used by residents as a “mini-park,” at least to walk dogs.  We would suggest some 
type of loop pathway (could be “informal” surface such as wood chips or crushed 
gravel) so that residents can use this area.    

 
Off-Site Pedestrian Amenities 
The original PUD also proposed “Hawk Signal” and cross walk across S. Mill St. at the 
boulevard entrance. This has also been installed. 
 
These plans show that the Mill St. right-of-way will be widened, occupying approximately 
230 lineal feet across the northern portion of the site.  The plans show that the new 
sidewalk on the southern portion will connect with the existing sidewalk in the existing 
right-of-way across the northern portion.  However, this existing sidewalk is located 
approximately 4-feet from the edge of Mill St. travel lanes.  The applicant should describe 
why a new sidewalk further from the travel lanes is not being proposed within the new 
right-of-way?  

 
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; 

 
 CWA Comment.  No natural features exist on the project site. 
 
c. Long-term protection of historic structures or significant architecture worthy of historic 

preservation; or  
 

CWA Comment.  There are no existing buildings on site.  
 
d. A nonconforming use shall, to a material extent, be rendered more conforming, or less 

offensive, to the zoning district in which it is situated. 
 
 CWA Comment:  There are no existing uses on site. 
   
 

 (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. 

 
CWA Comment:  This project is proposing 29 townhomes, in addition to the existing 76 
townhomes on the southern portion.  Density is calculated by dividing the “net” area of the site 
by 900; the resulting figure represents the number of “rooms” permitted.  Rooms are defined as 
bedrooms, den, library, or other extra room.  Site area used in the calculation is the “net” area, 
defined as follows: 
 

The area used for computing density shall be the total site area exclusive of any 
dedicated public right-of-way of either interior or bordering streets.   
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As mentioned above, additional Mill St. right-of-way will extend across the northern portion of 
the site.  The plans show that 0.5-acres of the site will be within the “proposed” right-of-way, 
creating a “net” area for the site at 14.7 acres.    
 
One hundred and five townhomes on this site equates to approximately 7 dwelling units to the 
acre.  Calculating the “permitted” density shows that the site could accommodate 118 units, or 8  
dwelling units to the acre.  The proposed density is less than what would be permitted if the site 
were zoned for two-family or multi-family residential purposes.  
 
We assume that the City’s water and sewer system has additional capacity to handle these added 
townhomes.  This needs to be confirmed by the City’s Engineer.   
 
Regarding traffic, the additional units proposed will increase traffic on S. Mill Street.  Traffic 
generation rates provided by the Trip Generation Manual of the Institute of Transportation 
Engineers estimates that the additional 29 units in this project would generate approximately 15 
vehicle trips during the peak morning and evening hours, the same time road traffic is at its peak.  
We don’t think this will be an issue.        

 
(3) The proposed planned unit development shall be consistent with the public health, safety and 

welfare of the City. 
 
 CWA Comment:  We consider this project to be, in general, consistent with the public health, 

safety and welfare of the City. 
 

However, we recommend that the site design be reviewed by the City’s Fire Chief to confirm that 
the limited access via the one roadway from Mill St. is adequate to serve these units.  The note: 
“Potential connection pending easement securement” may apply to an emergency access to the 
parking lot to the north.  This should be confirmed.  

 
(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. 
 
 CWA Comment:  Given the proposed environmental remediation, this project will improve the 

environmental conditions on this site. 
   
 (5) The proposed planned unit development shall not result in an unreasonable negative economic 

impact upon surrounding properties. 
 
 CWA Comment:  Redevelopment of this site will benefit the property values of nearby properties, 

as it is redeveloping a vacant, blighted site to a residential use that is consistent with the adjoining 
uses to the north. 

 
(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 article. 

 
 CWA Comment:  The applicant confirmed during the original PUD process that the PUD will be 

under single-ownership and/or control.  They should confirm that this is still the case.   
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 (7) The proposed planned unit development shall be consistent with the goals and policies of the 
City Master Plan. 

 
 CWA Comment:  The City’s Master Plan designates the future land use of this property as Mixed 

Use High Density.  The intent of this future land use category is described in the Master Plan 
document: 

 
• Mixed Use: High Density  The Mixed Use High density land use designation includes a mixture 

of retail, service, office, recreation, and residential uses.  It is desirable in these areas to locate 
commercial uses on the ground floor of a building, with upper level office and/or residential 
uses.  Properties within this land use category should be compatible with abutting uses.  The 
mixed use designation has been applied to larger tracts of land that can accommodate various 
uses in a harmonious design, offering unique benefits to the residents/tenants, such as live-
work or home-based-business opportunities, and pedestrian access to work or commercial 
businesses.  The Mixed Use designation has also been applied to single lots that could 
accommodate a single, mixed-use building.  Generally, buildings in Mixed Use High Density 
have uniform setbacks which are zero-lot line, and match with the character of the buildings 
in Downtown.  Parking should be located at the rear of the building or integrated and hidden 
within any new construction.  Generally, this land use designation should not exceed 3 stories, 
with some locations along major streets potentially appropriate at 4 stories. 

 
All the commercial uses along S. Mill (south of Amelia) are located at the intersection of S. Mill St. 
and Ann Arbor Trail.  We wouldn’t consider commercial uses all along S. Mill St. appropriate.  In 
our opinion, the northern portion of this mixed-use area is more appropriate for residential uses, 
and the southern portion more appropriate for commercial uses.  In this way, the mixed-use vision 
will be accomplished, but by strategically locating each use to coordinate with existing 
surrounding uses.  The Planning Commission will need to determine if this is the vision for this 
property.   
 
We consider the residential proposal to be consistent with the surrounding land uses, particularly 
since the developed portion of the site is separated from the single-family residential uses by the 
intervening property. 
  

(8) The proposed use or uses shall be of such location, size, 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. 

 
 CWA Comment:  The PUD process will rezone this site to PUD.  The underlying zoning will not be 

continued, and the Master Plan indicates that this is the City’s desire. 
 

In evaluating the size and character of the proposed residential units, we have compared the 
proposal to the standards for multi-family residential uses, and the surrounding neighborhood.   
 
The information provided with the previous PUD application (in 2018-19) stated that the 
proposed townhouse units are between 1,500 and 2,300 square feet in size, and 3-3.5 stories tall.  
The elevations provided in this set of plans appears to be identical to what was previously 
proposed.  The applicant should confirm that the unit design proposed to the Planning 
Commission were not changed later in the approval process, and represent what was actually 
constructed on site. 
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Assuming that is the case, the height dimensions provided in the previous set of plans showed 
that the units without the optional loft are 34’-10” in height; and units with the optional loft are 
36’-7” in height.  During discussion of the original PUD, the Commissioners discussed the proposed 
heights of the buildings, and in general, thought the proposed heights were acceptable.   
 
The additional 29 units will not be visible from Mill St., as the landscape plan shows a number of 
proposed trees in front of the proposed detention basin, similar to the treatment in the southern 
portion of the project.   
 
We consider the character that the townhomes provide (vs. traditional apartment-type building) 
to coordinate with the surrounding area.   
 

(9) A demonstration that the PUD is not proposed in an attempt by the applicant to circumvent the 
strict application of zoning standards. 

 
 CWA Comment: Given that the proposal is limited in the number of units, and that they have 

incorporated green space and pedestrian amenities across the site, we don’t think the PUD is 
proposed to circumvent the zoning standards.  The main deviation of this project is the proposed 
use on this site, given the underlying industrial zoning.  The plans also propose a 66-foot distance 
between the rear of the new buildings, while the ordinance requires 70-feet of separation.   

 
In summary, we consider this amendment to generally meet the PUD criteria.  The questions/concepts 
listed in this part of the review should be addressed by the applicant.   
 
Items to be Addressed:  1. Applicant to confirm that access easement for existing sidewalk leading from 
southern portion, across northern portion, to Main St. has been obtained.  2. Applicant to confirm that 
Planning Commission recommendation that sidewalk system is available to the public has been included 
in the PUD agreement.  3.  Applicant to consider informal looped pathway through mini-park (northern 
portion).  4. Applicant to describe why new sidewalk isn’t proposed in new Mill St. right-of-way on the 
northern portion, similar to the southern portion.  5. City Engineer to confirm capacity in City water and 
sewer systems to accommodate this development.  6. Recommend City’s Fire Chief review the plans and 
single entrance to this part of the site.  7. Applicant confirm if they are seeking emergency access via the 
adjacent parking lot to the north.  8.  Applicant to confirm that entire PUD project will be under single 
ownership.  9. Applicant to confirm that the unit design proposed to the Planning Commission were not 
changed later in the approval process, and represent what was actually constructed on site. 
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DENSITY ANALYSIS 
 
As mentioned above, we have used assumptions from the original PUD materials (i.e., possibility of 5 
bedrooms/ or 6 ”rooms” per unit) to calculate the proposed density of this portion of the project, as well 
as the project overall.   
 
The northern portion of the site is 4.8 “net” acres, with 29 townhome units.   Assuming the possibility for 
5 bedrooms (or s “rooms”) per unit, this site would be permitted 38 townhome units.  The proposal for 
the northern section is well within the ordinance allowance.   
 
The permitted density for the entire site is 118, 5-bedroom units.  The full project is proposing 13 fewer 
units. 
 
Items to be Addressed:  None. 
 
 
SCHEDULE OF REGULATIONS 

 
Section 78-313 states that the schedule of regulations for each respective land use must be met, unless 
the Planning Commission and City Commission approve deviations that advance the objectives of the 
Zoning Ordinance.  We have applied the schedule of regulations to the multi-family uses in the table 
below.   
 
Multi-Family Residential Schedule of Regulations Requirements 

RM-2 Multi-Family Residential Required Provided (Northern Portion) 

Minimum lot size 10,000 s.f. 4.8 ac. 

Height of buildings 2 – 4 stories maximum 3-3.5 stories, 
34’=10” to 36’-7” 

Minimum yard setback 

Front 
25 feet, or  
height of building, or  
60 feet (half of ROW) 

This portion of the site does not 
have any “front” yard. 

Sides Total of 2 13.75 feet / 27.5 feet 46-70 feet / total of 2 N.A. 

Rear 25 feet, or 
height of building 53 feet 

Min. Usable  
Open Space  150 s.f. x No. of bedrooms 

(174) = .60 ac. 1 acre (see above) 

Minimum distance 
between buildings 

Front to rear 70 feet N.A. 
Front to front 70 feet N.A. 
Rear to rear 70 feet 66.1 feet 
End to end 25 feet N.A. 
End to front 50 feet N.A. 
End to rear 50 feet N.A. 

 
 
Rear to Rear Distance Between Buildings:  The plans deviate from the required 70 foot distance between 
the rears of buildings by 3.9 feet.  This deviation is minimal, in our opinion.   
 
Items to be Addressed:  None.    
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PARKING, LOADING 
 
The table below shows the required parking for the northern portion of this project, as well as the parking 
proposed on the site plan: 

 
Parking Requirements 

 Parking Required Parking Provided 

Multiple-Family Use -             
29 units 

2.5 spaces per 5-bedroom unit, or                                 
2.5 spaces x 29 units = 73 

58 garage spaces 
58 driveway spaces  

3 visitor spaces 
119 total spaces 

Barrier-Free Spaces 1 barrier-free space  
(One in visitor parking area) 0 spaces 

 
Number & Size of Parking Spaces 
Each unit will have at least a two-car garage on the ground level.  The driveways are all a minimum of 20-
feet long, enabling two cars to park on each driveway as well.  The site plan also shows 3 visitor parking 
spaces. 
 
One barrier-free parking space is required in the visitor parking area.  One barrier-free space needs to be 
designated in the visitor parking area. 
 
The size of the visitor and driveway parking spaces and maneuvering lanes meet ordinance requirements. 
 
Screening of Parking Areas 
Section 78-270 requires a minimum five-foot wide landscape strip to screen all parking from adjoining 
lots.  The visitor parking will be screened from view of the commercial neighbor to the east by a landscape 
buffer.  The maneuvering lanes will be screened from view of the neighbors by the townhome units 
themselves. 
 
Items to be Addressed:  1. Add one barrier-free space in visitor parking area.  
 
 
CIRCULATION 

 
Access to and from the northern part of this project is from the existing maneuvering lanes located on the 
southern part of the project. 
 
Based on the average traffic generation estimates provided by the Institute of Transportation Engineers, 
the project as proposed will not generate enough traffic during peak hours to warrant a traffic study. 
 
The roadway system in the development provides adequate access to the buildings and garages.  We also 
believe that it will accommodate van-style delivery trucks. 
 
As mentioned above, the Fire Chief should evaluate the plans to ensure the road system can 
accommodate the City’s fire equipment, and that access via one point is acceptable.     
 
Items to be Addressed: None.  
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SIDEWALKS/PEDESTRIAN AMENITIES 
 
Under the PUD Criteria section of this review, we provided the following comments and/or questions: 
 
1.  The note: “Pending connection pending easement procurement” begged the question of whether the 

existing pathway that ends at the northern property line (and adjacent property parking lot) received 
an access easement.  Please confirm. 

 
2.  As part of the original PUD approval, the Planning Commission recommendation that the sidewalk 

system be available to the public, in perpetuity.  The applicant should confirm that this condition was 
included in the PUD agreement.   

 
3.   Assuming that residents will want to use the open space on the northern portion, we suggested that 

they applicant consider installing an informal looped pathway through this “mini-park.”   
 
4.  We also asked if the applicant could describe why new sidewalk isn’t proposed in new Mill St. right-

of-way on the northern portion of the site, similar to the southern portion.   
 
Items to be Addressed:  See comments above.   
 
 
PUD AGREEMENT / PHASING 

 
The PUD Agreement will need to be amended prior to final approval.  The agreement will specify 
performance guarantees and conditions of approval, if any.   
 
Items to be Addressed:  Amend PUD Agreement with performance guarantees for public amenities, and 
conditions of approval, if any. 
 
 
ARCHITECTURAL ELEVATIONS 

 
The applicant has provided renderings of the building facades in the submission.  They are proposing to 
build more of the same townhomes as were constructed on the southern portion of the site. 
 
Items to be Addressed:  None. 
 
 
RECOMMENDATIONS 

 
In our opinion, the “approximate” property boundaries and estimated topography does not provide the 
required confidence in this information.  A survey needs to be conducted and grades shot in the field to 
ensure that the proposal coordinates with the existing conditions on site, particularly given the relatively 
close proximity of commercial and residential buildings.  Also, the development constructed on the 
southern portion of the property is not illustrated on the existing conditions sheet.   
 
While we consider the amended PUD to generally meet the standards of Section 78-311 in the Zoning 
Ordinance, we would recommend that the Planning Commission give the applicant more time to amend 
the plans given the number of outstanding items in the Preliminary Site Plan:   
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A. Provide Preliminary site plan and PUD informational requirements. 
 
B.  Applicant to confirm that access easement for existing sidewalk leading from southern portion, across 

northern portion, to Main St. has been obtained.   
 
C.  Applicant to confirm that Planning Commission recommendation that sidewalk system is available to 

the public, in perpetuity, has been included in the PUD agreement.   
 
D.   Applicant to consider informal looped pathway through mini-park (northern portion).   
 
E.  Applicant to describe why new a sidewalk is not proposed in the new Mill St. right-of-way on the 

northern portion, similar to the southern portion.   
 
F.  City Engineer to confirm capacity in City water and sewer systems to accommodate this development.   
 
G.  Recommend City’s Fire Chief review the plans and single entrance to this part of the site.   
 
H.  Applicant to confirm if they are seeking emergency access via the adjacent parking lot to the north.   
 
I.   Applicant to confirm that entire PUD project will be under single ownership.   
 
J.  Applicant to confirm that the unit design originally proposed to the Planning Commission in 2018 were 

not changed later in the approval process, and the drawings represent what was actually constructed 
on site. 

 
K.  Add one barrier-free space in visitor parking area. 
 
L. Amend PUD Agreement with performance guarantees for public amenities, and conditions of 

approval, if any. 
 
 

 
 
 
#152-1709 
 
cc: John Buzuvis 
 Marleta Barr 
 



CITY OF PLYMOUTH 
COMMUNITY DEVELOPMENT DEPARTMENT 

PLANNED UNIT DEVELOPMENT (PUD) APPLICATION 
201 S. Main Street 

Plymouth, MI 48170 
Phone (734) 453-1234 
www.plymouthmi.gov 

General Information:  
Sites that are developed as a Planned Unit Development (PUD) offer a public benefit in exchange for 
deviations from the requirements of a specific zoning district. Put simply, a PUD is a rezoning with a formal 
agreement to the conditions.  As such, it must also be approved by the City Commission.  Applicants seeking 
a PUD and site plan approval are encouraged to familiarize themselves with the City of Plymouth Zoning 
Ordinance, Zoning Map, and Master Plan in order to assure that the proposed PUD considers the use proposed 
for development of the site and the building height, bulk, density, area, off-street parking, landscaping and 
screening requirements of the zoning ordinance.  Copies of the Zoning Ordinance, Zoning Maps and Master 
Plans may be obtained online or from the Community Development Department.   
 
Site plans must be reviewed and approved by the City of Plymouth Planning Commission before building 
permits may be issued. 
 
Applicants must have a pre-application meeting prior to submittal unless waived by the Community 
Development Director.  Pre-application meeting fee is $325. 
 
PUD Review Fee: 
PUD Preliminary Plan (initial review and one revision)…..$2,000 + $50/acre or fraction thereof 
PUD Final Plan (includes initial review and one revision) ….. $1,750 
Subsequent PUD Review (beyond initial and one revision)….. $750  
Final Site Conformance Review (Multi-Family and Non-Residential) ….. $50/acre, $200 Min. 
 
Review Process:  
Submit 15 copies of the PUD Application and 15 copies of the site plan drawings and any supplemental 
information folded and stapled to the Community Development Department before the review process can 
begin. Site plan drawings shall be on a sheet size that is at least 24 inches by 36 inches, with graphics and 
scale. Submit one digital copy of the entire submission package (application, site plan drawings, supplemental 
information, etc.) via email to plans@plymouthmi.gov or by document sharing application. Site plans 
submitted for review must be in the hands of the City by 12:00 PM on the third Monday of the month in 
order to be on the following month’s agenda. Deadlines and meeting dates can be found on the Planning 
Commission’s page on the City’s website. Fees shall be provided at the time of submittal. 
 
This application will be initially reviewed for completeness by the Community Development Department.  
Incomplete applications will be returned for modification.  Following receipt, applications are distributed to 
the City’s Planning Consultant, Fire Marshall, applicable department heads, and Planning Commissioners for 
review to ensure compliance with all applicable codes and ordinances. 
 
The applicant will be provided with the Planning Consultant’s comments and recommendations concerning 
the application in advance of the meeting.   
 
The Planning Commission meets on the second Wednesday of the month in the City of Plymouth 
Commission Chambers (second floor), 201 S. Main Street, Plymouth, MI at 7:00 PM.  
  

 

DocuSign Envelope ID: 0AD6ED45-A17F-46E6-BEAC-83FF584A5CC8

mailto:plans@plymouthmi.gov


CITY OF PLYMOUTH 
PLANNED UNIT DEVELOPMENT APPLICATION 

Community Development Department 
201 S. Main Street     Plymouth, MI  48170 

Ph. 734-453-1234 ext. 232 
www.plymouthmi.gov 

 
I. Site/Project Information 
Site Address Current Zoning Classification Date of Application 

 
 

 
Name of Property Owner Phone Number 

Mailing Address Email Address (Required) 

City State Zip Code 
  

 
II. Applicant and Contact Information 
Indicate Who the Applicant Is. If Property Owner, Skip to Section III.           Architect    Developer       Engineer  Lessee 
Applicant/Company Name Phone Number 

Applicant/Company Address City State Zip Code 

Email Address (Required) 

 
III. Site Plan Designer and Contact Information 
Site Plan Designer Company Name Phone Number 

Company Address City State Zip Code 

Registration Number                                      Expiration Date Email Address (Required) 

 
IV. Type of Project                     V. Historic District 
□ Commercial  □ Industrial  □ Multi-Family 
□ Mixed Use    □ Single Family 

□ New         □ Remodel 
□ Addition  □ Interior Finish 

Is this project located in the 
Historic District? 

□Yes                □No 
 
VI. Description of Project 
 
 
 

 

 

 

100 South Mill Street I-2 12/16/2021

Atwell, LLC (810) 923-6878

311 N. Main St. Ann Arbor MI 48104

58580 mbush@atwell-group.com

Pulte Homes of Michigan LLC

MI

Addition of 29 multi-family townhome units to the previously approved PUD plan at 100 South Mill St. 

These additional units will bring  the total development to 105 units. 

(248) 330-3069

2800 Livernois Road, Building D, Suite 320 Troy 48083

joe.skore@pultegroup.com
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VII. Applicant Signature 
Signature of Applicant Date 

 
VIII. Property Owner Signature 
Signature of Property Owner Date 

 
Subscribed and sworn before me this    day of       , 20  . 

Notary Public:        

My Commission expires:       
 
 
IX. PUD General Design Standards (from Sec. 78-313) 
The PUD meets the following general design standards YES  NO  N/A  

1.  

All regulations within the city zoning ordinance applicable to setback, parking and loading, 
general provisions, and other requirements shall be met in relation to each respective land use 
in the development based upon zoning districts in which the use is listed as a principal 
permitted use. In all cases, the strictest provisions shall apply. 

[ ]  [ ]  [ ]  

2.  

Notwithstanding (1) above, deviations with respect to such regulation may be granted as part of 
the overall approval of the planned unit development, provided there are features or elements 
demonstrated by the applicant and deemed adequate by the city commission upon the 
recommendation of the planning commission designed into the project plan for the purpose of 
achieving the objectives of this section. 

[ ]  [ ]  [ ]  

3.  The uses proposed will have a beneficial effect, in terms of public health, safety, welfare, or 
convenience, on present and future potential surrounding land uses. [ ]  [ ]  [ ]  

4.  The uses proposed will not adversely affect the public utility and circulation system, 
surrounding properties, or the environment. [ ]  [ ]  [ ]  

5.  The public benefit shall be one which could not be achieved under the regulations of the 
underlying district alone, or that of any other zoning district. [ ]  [ ]  [ ]  

6.  

The number and dimensions of off-street parking shall be sufficient to meet the minimum 
required by the ordinances of the city. However, where warranted by overlapping or shared 
parking arrangements, the planning commission or city commission may reduce the required 
number of parking spaces. 

[ ]  [ ]  [ ]  

7.  
All streets and parking areas within the planned unit development shall meet the minimum 
construction and other requirements of city ordinances, unless modified by city planning 
commission. 

[ ]  [ ]  [ ]  

8.  Landscaping shall be preserved and/or provided to ensure that proposed uses will be adequately 
buffered from one another and from surrounding public and private property. [ ]  [ ]  [ ]  

9.  
Effort shall be used to preserve significant natural, historical, and architectural features and the 
integrity of the land, including MDEQ regulated and non MDEQ regulated wetlands or 
floodplains. 

[ ]  [ ]  [ ]  

10.  Thoroughfare, drainage, and utility design shall meet or exceed the standards otherwise 
applicable in connection with each of the respective types of uses served.  [ ]  [ ]  [ ]  

11.  There shall be underground installation of utilities, including electricity and telephone. [ ]  [ ]  [ ]  
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12.  The pedestrian circulation system, and its related walkways and safety paths, shall be separated 
from vehicular thoroughfares and ways. [ ]  [ ]  [ ]  

13.  

Signage, lighting, landscaping, building materials for the exterior of all structure, and other 
features of the project, shall be designed and completed with the objective of achieving an 
integrated and controlled development, consistent with the character of the community, 
surrounding development or developments, and natural features of the area.  

[ ]  [ ]  [ ]  

14.  
Where nonresidential uses adjoin off-site residentially zoned property, noise reduction and 
visual screening mechanisms such as earthen and/or landscape berms and/or decorative walls, 
shall be employed in accordance with section 78-206.  

[ ]  [ ]  [ ]  

15.  
The proposed density of the planned unit development shall be no greater than that which 
would be required for each of the component uses (measured by stated acreage allocated to 
each use) of the development by the district regulations of the underlying zoning district.  

[ ]  [ ]  [ ]  

 
X. Requirements for Preliminary PUD Site Plan Review (from Sec. 78-314) 
Applicant is requesting that the Planning Commission review the preliminary and final PUD plans 
concurrently, rather than as two separately phased applications. 

YES 
[ ]  

NO 
[ ]  

N/A 
[ ]  

 
Please include the following applicable information on the site plan. YES  NO  N/A  

1.  The applicant's name  [ ]  [ ]  [ ]  

2.  Name of the development  [ ]  [ ]  [ ]  

3.  The preparer's name and professional seal of architect, engineer, surveyor or landscape architect 
indicating license in the state [ ]  [ ]  [ ]  

4.  Date of preparation and any revisions  [ ]  [ ]  [ ]  

5.  North arrow  [ ]  [ ]  [ ]  

6.  Property lines and dimensions  [ ]  [ ]  [ ]  

7.  Complete and current legal description and size of property in acres  [ ]  [ ]  [ ]  

8.  Small location sketch of the subject site and area within ½ mile; and scale of no less than one 
inch equals 1,000 feet  [ ]  [ ]  [ ]  

9.  Zoning and current land use of applicant's property and all abutting properties and of properties 
across any public or private street from the PUD site  [ ]  [ ]  [ ]  

10.  Lot lines and all structures on the property and within 100 feet of the PUD property lines  [ ]  [ ]  [ ]  

11.  Location of any access points on both sides of the street within 100 feet of the PUD site along 
streets where access to the PUD is proposed  [ ]  [ ]  [ ]  

12.  

Existing locations of significant natural, historical, and architectural features, existing drainage 
patterns, surface water bodies, floodplain areas, MDEQ designated or regulated wetlands with 
supporting documentation and a tree survey indicating the location and diameter (in inches, 
measured four feet above grade) trees greater than 12 inches in diameter 

[ ]  [ ]  [ ]  

13.  
Existing and proposed topography at five-foot contour intervals, or two-foot contour intervals 
(two-foot intervals required for final site plan), and a general description of grades within 100 
feet of the site 

[ ]  [ ]  [ ]  

14.  
Dimensions of existing and proposed right-of-way lines, names of abutting public streets, 
proposed access driveways and parking areas, and existing and proposed pedestrian and/or 
bicycle paths  

[ ]  [ ]  [ ]  

15.  Existing buildings, utility services (with sizes), and any public or private easements, noting 
those which will remain and which are to be removed [ ]  [ ]  [ ]  
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Please include the following applicable information on the site plan. YES  NO  N/A  

16.  
Layout and typical dimensions of proposed lots, footprints and dimensions of proposed 
buildings and structures; uses with the acreage allotted to each use. For residential 
developments: the number, type and density of proposed housing units 

[ ]  [ ]  [ ]  

17.  General location and type of landscaping proposed (evergreen, deciduous, berm, etc.) noting 
existing trees and landscaping to be retained  [ ]  [ ]  [ ]  

18.  Size, type and location of proposed identification signs  [ ]  [ ]  [ ]  

19.  
If a multiphase planned unit development is proposed, identification of the areas included in 
each phase. For residential uses identify the number, type, and density of proposed housing 
units within each phase  

[ ]  [ ]  [ ]  

20.  

Any additional graphics or written materials requested by the planning commission or city 
commission to assist the city in determining the appropriateness of the PUD such as, but not 
limited to: aerial photography; market studies; impact on public primary and secondary schools 
and utilities; traffic impacts using trip generation rates recognized by the Institute of 
Transportation Engineers for an average day and peak hour of the affected roadways; impact on 
significant natural, historical, and architectural features and drainage; impact on the general 
area and adjacent property; description of how property could be developed under the 
regulations of the underlying district; preliminary architectural sketches; and estimated 
construction cost  

[ ]  [ ]  [ ]  

21. An explanation of why the submitted planned unit development plan is superior to a plan which 
could have been prepared under strict adherence to related sections of this chapter. [ ]  [ ]  [ ]  

22. 
A narrative report shall accompany the site plan providing a description of the project, 
discussing the market concept of the project, and explaining the way the criteria set forth in the 
preceding design standards has been met. 

[ ]  [ ]  [ ]  

 
XI. Requirements of the Final PUD Review Application 
Please include the following applicable information on the site plan. YES  NO  N/A  

1.  Correct scale  [ ]  [ ]  [ ]  

2.  
Name of person preparing plan – Where property line surveys, topography, sewer, water or 
storm drains are shown, the name of the registered engineer or land surveyor preparing such 
elements of the plan shall be indicated on the plan 

[ ]  [ ]  [ ]  

3.  Date, north point  [ ]  [ ]  [ ]  

4.  Property line dimension [ ]  [ ]  [ ]  

5.  Street right-of-way widths  [ ]  [ ]  [ ]  

6.  Existing utilities (sewer, water, gas, etc.) and easements  [ ]  [ ]  [ ]  

7.  Show adjacent property and buildings [ ]  [ ]  [ ]  

8.  Existing topography, trees and other features  [ ]  [ ]  [ ]  

9.  Off-site ground, parking lot, roadway, driveway and/or structure elevations for minimum 
distance of 50 feet [ ]  [ ]  [ ]  

10.  On-site grid of maximum 100 feet intervals each way (closer where rolling terrain warrants) 
and minimum 2.0 feet contours  [ ]  [ ]  [ ]  

11.  Location of new structures including side and front yard setbacks and building length and width 
(show a general floor plan)  [ ]  [ ]  [ ]  

12.  Number of dwelling units per building [ ]  [ ]  [ ]  

13.  Height of structure  [ ]  [ ]  [ ]  
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Please include the following applicable information on the site plan. YES  NO  N/A  

14.  Percent one room apartments (efficiencies)  [ ]  [ ]  [ ]  

15.  Total number of rooms if multiple-family [ ]  [ ]  [ ]  

16.  Parking requirements met (See Section 78-720)  [ ]  [ ]  [ ]  

17.  Number of units and bedrooms each building  [ ]  [ ]  [ ]  

18.  Parking lot layout (showing paved area) including ingress and egress and service area  [ ]  [ ]  [ ]  

19.  Parking lot space dimensions  [ ]  [ ]  [ ]  

20.  Loading and unloading space  [ ]  [ ]  [ ]  

21.  Site grading and drainage plan (on-site elevations for pavements, drives, parking lots, curbs, 
sidewalks and finish grade at bldg.) [ ]  [ ]  [ ]  

22.  Utility connections (sanitary sewer, water, storm sewers) [ ]  [ ]  [ ]  

23.  On-site storm water retention [ ]  [ ]  [ ]  

24.  Fire hydrants within 300 feet (on- and off-site)  [ ]  [ ]  [ ]  

25.  Sidewalks and elevations [ ]  [ ]  [ ]  

26.  Sedimentation and erosion control plan  [ ]  [ ]  [ ]  

27.  Landscape plan showing plant materials to be used  [ ]  [ ]  [ ]  

28.  Sign requirements met – proposed signage with height, dimensions, location, setbacks, etc. [ ]  [ ]  [ ]  

29.  Require walls and fences or greenbelts  [ ]  [ ]  [ ]  

30.  Corner clearance  [ ]  [ ]  [ ]  

31.  Service drive needed  [ ]  [ ]  [ ]  

32.  Acceleration lanes and traffic pattern  [ ]  [ ]  [ ]  

33.  Trash receptacle locations including screening type and height [ ]  [ ]  [ ]  

34.  Mailbox locations  [ ]  [ ]  [ ]  

35.  Air conditioner unit locations  [ ]  [ ]  [ ]  

36.  Special site features (play areas, pools, etc.) [ ]  [ ]  [ ]  

37.  Handicapped facilities  [ ]  [ ]  [ ]  

38.  Building elevation drawings  [ ]  [ ]  [ ]  
 

Please include the following additional information for final PUD review YES  NO  N/A  

1. A separately delineated specification of all deviations from this chapter which would otherwise 
be applicable to the uses and development proposed in the absence of this article [ ]  [ ]  [ ]  

2. A specific schedule of the intended development and construction details, including phasing or 
timing [ ]  [ ]  [ ]  

3. 
A specific schedule of the general improvements to constitute a part of the development, 
including, without limitation, lighting, signage, the mechanisms designed to reduce noise, 
utilities, and visual screening features 

[ ]  [ ]  [ ]  

4. A specification of the exterior building materials with respect to the structures proposed in the 
project [ ]  [ ]  [ ]  

5. Signatures of all parties having an interest in the property [ ]  [ ]  [ ]  
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For Office Use Only 
 YES/DATE NO  N/A  

1. Pre-Application Meeting     

2. Digital Copy of Application Package    

3. Public Hearing Notice     

4. CWA Review    

5. Municipal Services Review     

6. Fire Department Review    

7. Engineering Review    
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City of Plymouth 
Strategic Planning Workshop 
November 13, 2021 

Overview 
On Saturday, November 13, 2021, the elected and appointed leaders of the City of Plymouth spent the day 
discussing the five-year future of the city.  The combined team discussed the internal strengths and 
weaknesses of the City's operations and the external opportunities and threats that could impact the city.  
The team then created a shared vision of what the city may look like in 2026.  That shared vision was 
translated into four major goal areas, key objectives for each goal area, and one-year tasks to be 
completed by the end of 2022. 
The city has a rich and long history of successfully achieving its five-year strategic plans.  There is no doubt 
that tradition will continue. 
 

Major Goal Areas with Key Objectives and One Year Tasks 
To realize this shared vision of the future for the City of Plymouth, the group identified the following four 
major goal areas with supporting key objectives and one-year tasks.  Bullet points identify top objectives 
in each goal area. 

 

 

I. Goal Area One – Sustainable Infrastructure  
Key Objectives 

• Identify and establish sustainable financial model(s) for major capital projects, Old Village 
business district, 35th District Court, recreation department, and public safety 

• Incorporate eco-friendly, sustainable practices into city assets, services, and policies; 
including more environmentally friendly surfaces, reduced impervious surfaces expanded 
recycling and composting services, prioritizing native and pollinator-friendly plants, 
encouraging rain gardens, and growing a mature tree canopy 

• Partner with or become members of additional environmentally aware organizations 
• Increase technology infrastructure into city assets, services, and policies 
• Continue sustainable infrastructure improvement for utilities, facilities, and fleet 
• Address changing vehicular habits, including paid parking system /parking deck 

replacement plan, electric vehicle (EV) charging stations, and one-way street options 
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One-Year Tasks 
• Update investment policy 
• Begin update to Recreation Master Plan 
• Analyze current financial models for capital projects, OV business district, 35th 

District Court, recreation department and public safety 
• Explore/create impervious surface ordinance 
• Explore/implement organic material collection 
• Develop educational/resource material on native and pollinator friendly plantings 
• Identify possible future rain garden locations 
• Increase educational/resource material on tree related information 
• Research possible partnerships/memberships with “green” organizations 
• Evaluate city facilities and technology to assess necessary upgrades and 

emergency preparedness needs 
• Initiate Drinking Water Asset Management (DWAM) grant activities 
• Acquire fleet upgrades based on 2021 approved funding plan 
• Review the potential to modernize city facilities and ensure ADA compliance 
• Complete ADA compliance project at Cultural Center (extent based on pending 

Federal funding) 
• Decide on direction for paid parking  
• Review and discuss electric vehicle infrastructure and possible charging locations 
• Design parking lot at Saxton’s site 

 
 

II. Goal Area Two – Staff Development, Training, and Succession  
Key Objectives 

• Create policies and programs that support staff recruitment/retention, including a 
coordinated recruitment program, flexible scheduling, and an internship program 

• Increase staff levels to appropriately support city services and departments 
• Provide staff/board/volunteer trainings and programming with a focus on improving 

understanding on issues of diversity, equity, and inclusion and emphasizing working with 
and serving diverse communities  
 

 
One-Year Tasks 

• Create a 5-year staffing projection 
• Review current recruitment strategies and identify additional resources 
• Identify/establish flex scheduling positions and procedures 
• Develop a plan for an internship program 
• Review potential department collaborations 
• Hire an additional recreation professional 
• Review current diversity, equity, and inclusion training opportunities 
• Seek out training opportunities for serving diverse communities 
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III. Goal Area Three – Community Connectivity  
Key Objectives 

• Engage in partnerships with public, private and non-profit entities 
• Increase residential/business education programs for active citizen engagement 
• Robust diversity, equity, and inclusion programs 
• Actively participate with multi-governmental lobbies (Michigan Municipal League, 

Conference of Western Wayne, etc.) 
 

One-Year Tasks 
• Review park sponsorship and explore the establishment of a “friends of the park” 

type organization 
• Solicit interest in renewal of “Citizen’s Academy” type program 
• Attend governmental professional organization meetings/conferences/events 
• Increase targeted, cohesive use of web pages, social media, videos, etc. to provide 

education on city services  
 

 
IV. Goal Area Four Attractive, Livable Community  

Key Objectives 
• Create vibrant commercial districts by seeking appropriate mixed-use development, 

marketing transitional properties, and implementing Redevelopment Ready Communities 
(RRC) practices 

• Improve existing and pursue additional recreational and public green space opportunities 
and facilities for all ages 

• Develop multi-modal transportation plan which prioritizes pedestrian and biker safety  
• Improve link between Hines Park, Old Village, downtown Plymouth, Plymouth Township, 

and other regional destinations 
• Maintain safe, well-lit neighborhoods with diverse housing stock that maximizes resident 

livability and satisfaction.   
• Modernize and update zoning ordinance to reflect community vision 
• Implement Kellogg Park master plan 

 
 

One-Year Tasks 
• Implement Redevelopment Ready Community (RRC) certification 1.0 –begin 

research on RRC 2.0 
• Identify possible green space opportunities 
• Research multi-modal best practices 
• Review bike ordinance 
• Identify location for new bike racks 
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• Construct multi-modal pathway along N. Territorial connecting Plymouth City and 
Plymouth Township 

• Review noise ordinance 
• Develop a construction site expectations program 
• Identify possible locations for a dog park 
• Audit current zoning ordinance and identify the approach for updating ordinances 
• Reach decision on outdoor dining plan and consider “parklets” 
• Continue process of upgrading Tonquish Creek Nature Walk 

 

Next Steps 
To achieve the visions and goals, the Manager, Mayor, Commission Members, and Department 
Heads will engage in the following steps: 

1) The Manager and Department Heads review this draft and develop a proposed final draft 
that emphasizes "do-ability." In addition, the manager and staff should identify the who, 
what, and when for moving forward. 

2) Propose a final draft to the Commission for review, possible revision, and final adoption. 
3) Every month, the mayor and manager should discuss/update some elements of the 

strategic plan with the Commission. 
4) At the 6–7-month juncture, the entire team (manager, mayor, commission members, and 

staff) will hold a dedicated meeting focusing on the status of the strategic plan. 
a. Strategic planning total status 
b. Update and adjust the plan and one-year tasks as necessary 

5) Month 12/13 – The entire Leadership Team will meet to update and revise the strategic 
plan as appropriate and identify the one-year tasks for 2023. 

Submitted by: 
Lewis G. Bender, Ph.D. 
lewbender@aol.com   
618-792-6103 (cell) 
November 13, 2021 

ATTACHMENT: SWOT Analysis 

  

mailto:lewbender@aol.com
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Strengths 
• Communication and follow-through 
• City services - customer service 
• Great place to work - Staff and personnel 
• Training and investment in staff 
• Supportive of volunteers 
• Longevity – loyalty - consistency 
• Plan together, strategic planning 
• Funding, resources 
• Communication amongst the staff 
• Flexibility, versatility, ability to adapt 
• Responsiveness 
• Small BWEC? – Flat – not a lot of layoffs 
• Reliability, sticktoitiveness 
• Follow-through, support 
• Vision – plan and execute the plan 
• External communication - residents 

messaging - public perception 
• Teamwork and pride 
• Problem-solving 
• Experience and expertise – subject matter 

experts – institutional knowledge 
• Try to get to Yes 
• Plymouth way! 

 

Weaknesses 
• Established patterns 
• Funding 
• Large groupthink 
• Lack of perspective 
• Facilities 
• Succession 
• Recruitment, recruitment pipeline 
• Internship program 
• Retention 
• Longevity 
• Potential loss of institutional knowledge 
• Staff levels 
• Outdated policies 
• Facility maintenance 
• Lack of time 
• Victims of our own success 
• Reluctance to say no 
• Work-life balance – burnout 
• Lack of diversity 
• Distraction from the strategic plan – side-

tracked – shiny things 
• Closed mindedness 

Opportunities 
• Community relationships 
• Training and development 
• Succession planning 
• Building on strengths and opportunities 
• Funding – free money – grants, state and 

federal 
• Increased technology – communication 
• Legislation (Pandemic) 
• Crisis management 
• New staff – perception and ideas 
• Education 
• Training for staff and board 
• Shared resources – people and equipment 
• Working with other levels of government and 

non-profits 
• Maximize on desirability 
• Partnerships  

• Mutual aid 
• Public and Private 

 
 

Threats 
• Losing staff 
• Consolidation – being consolidated 
• Lean staff 
• Unknown developments in the future 
• Headlee 
• Court funding 
• Rapid inflation 
• Unfunded mandates 
• Team angry 
• Neighbor wars 
• Lack of interest in government employment 
• Recruitment 
• Pandemic 
• Legislation 
• Shiny things 
• Longevity 
• Unrealistic expectations 
• Mental healthy 
• Changing work – environment, and 

expectations 

 
 

SWOT Analysis – City of Plymouth – November 13, 2021 
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