
City of Plymouth Planning Commission  
Regular Meeting Agenda 
Wednesday, August 14, 2024 – 7:00 p.m. 
City Hall & Online Zoom Webinar  
 

 City of Plymouth               www.plymouthmi.gov 
 201 S. Main                Phone    734-453-1234 

https://us02web.zoom.us/j/88134531147 
Passcode: 072888 
Webinar ID: 881 3453 1147 
 

1. CALL TO ORDER 
a) Roll Call 

 
2. CITIZENS COMMENTS 

 

3. APPROVAL OF THE MINUTES 
a) Approval of the July 10, 2024 meeting minutes 
b) Approval of the July 24, 2024 working session minutes 

 
4. APPROVAL OF THE AGENDA 
 
5. COMMISSION COMMENTS 
 
6. PUBLIC HEARINGS 

       a)  SP 24-07: 904 Starkweather, Special land use and site plan review for office and “creator/maker 
             space” uses such as co-working, photo/video shoots, podcast recording, and ad-hoc meetings.  
             The property is zoned MU, Mixed Use. 

        b)  PUD24-01: 230 Wilcox, Preliminary planned unit development (PUD) for restoration of the 
                           Wilcox Mill building into general retail business. The property is zoned R-1, Single Family  
                           Residential. 

 
7. OLD BUSINESS 

a) SP24-06: 630 S. Main, Revised Site Plan Review 
b) Master Plan Discussion – Draft Transportation Chapter 

 
8. NEW BUSINESS 
        
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.  

 

Meetings of the City of Plymouth are open to all without regard to race, sex, color, age, national origin, religion, height, weight, 
marital status, disability, or any other trait protected under applicable law.  Any individual planning to attend the meeting who has 
need of special assistance under the Americans with Disabilities Act (ADA) should submit a request to the ADA Coordinator at 734-
453-1234 ext. 234 at least two working days in advance of the meeting.  The request may also be submitted via mail at 201 S. Main St. 
Plymouth, MI 48170, or email to clerk@plymouthmi.gov. 

City of Plymouth Strategic Plan 2022-2026 

https://us02web.zoom.us/j/88134531147
mailto:clerk@plymouthmi.gov


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  

 
“The government in this community is small 

and accessible to all concerned.” 
-Plymouth Mayor Joe Bida November 1977 

Planning Commission 2024 Goals 
1. Complete the master plan review 
2. Engage in a training session 
3. Review a compatibility ordinance 

 



City of Plymouth 
Planning Commission Public Hearing Notice 

201 S. Main Street Plymouth, Michigan 48170 
Website: www.plymouthmi.gov Phone: (734) 453-1234 ext. 232 

 
A regular meeting of the Planning Commission will be held on Wednesday, August 14, 2024, at 

7:00 P.M. located at City Hall and online via Zoom to consider the following: 
 

SP 24-07: 904 Starkweather, Special land use and site plan review for office and “creator/maker 
space” uses such as co-working, photo/video shoots, podcast recording, and ad-hoc meetings. 
The property is zoned MU, Mixed Use. 
 
PUD 24-01: 230 Wilcox, Preliminary planned unit development (PUD) for restoration of the 
Wilcox Mill building into general retail business. The property is zoned R-1, Single Family 
Residential. 
 
Meetings of the City of Plymouth are open to all without regard to race, sex, color, age, national origin, religion, 
height, weight, marital status, disability, or any other trait protected under applicable law.  Any individual planning 
to attend the meeting who has need of special assistance under the Americans with Disabilities Act (ADA) should 
submit a request to the ADA Coordinator at 734-453-1234 ext. 234 at least two working days in advance of the 
meeting.  The request may also be submitted via mail at 201 S. Main St. Plymouth, MI 48170, or email to 
clerk@plymouthmi.gov. 
 
Publish: Tuesday, July 30, 2024 



Plymouth Planning Commission 
Regular Meeting Minutes 
Wednesday, July 10, 2024 - 7:00 p.m. 
Plymouth City Hall   201 S. Main 
 
City of Plymouth     www.plymouthmi.gov 
Plymouth, Michigan 48170-1637   734-453- 1234   
    
 

 

1. CALL TO ORDER  
Chair Karen Sisolak called the meeting to order at 7:01 p.m. 
 
Present: Chair Sisolak, Vice Chair Scott Silvers, Commissioners Zachary Funk, Joe Hawthorne, Trish 
Horstman, Kyle Medaugh, Hollie Saraswat, and Eric Stalter 
 
Excused: Member Sidney Filippis 
 
Also present: Economic Development Director John Buzuvis, Planning Consultant Sally Elmiger 

 
2. CITIZENS COMMENTS 

There were no citizen comments 
 
3. APPROVAL OF MEETING MINUTES 

Stalter offered a motion, seconded by Hawthorne, to approve the minutes of the June 12, 2024 
meeting.   
 
Saraswat asked that the line stating, “Planning Commissioners usually know what the public benefit 
should be, and they should offer suggestions,” be removed. The group agreed. 
 
There was a voice vote. 
MOTION PASSED UNANIMOUSLY 

 
4. APPROVAL OF THE AGENDA 

Hawthorne offered a motion, seconded by Horstman, to approve the agenda for July 10, 2024.   
 
There was a voice vote. 
MOTION PASSED UNANIMOUSLY 

 
5.     COMMISSION COMMENTS 
 There were no commission comments. 

 
6.     PUBLIC HEARINGS 
 There were no public hearings 

 
7.   OLD BUSINESS 
 a.  Master Plan Discussion – July 24 Working Session 



 Sisolak asked whether members would be available to meet on July 24 at 6:30 p.m. to review what 
subcommittee members and individual contributors have been working on.  Hawthorne and 
Medaugh asked whether they could Zoom in, since no decisions would be made.  Buzuvis said he 
would check and get back to them. 

 
8.   NEW BUSINESS 
 a.  SP24-05” 630 S. Main, Site Plan Review 

The project architect distributed a revised site plan that addressed items in the Carlisle Wortman 
report.  He noted that the building his client was purchasing was nonconforming regarding ingress 
and egress, landscaping, and illumination. He also explained that they were short parking spaces, 
but they drafted a shared parking agreement with the adjacent business. 

 
 Commission members discussed the plan and explained to the applicant that they are not 
 authorized to waive the parking space requirement. They also expressed concern that the shared 
 parking agreement included language stating it could be canceled at any time, and that shared 
 parking would only be available after normal business hours.  Another concern was that they 
 received a revised site plan at the meeting and hadn’t had sufficient time to review it thoroughly. 
 
 Motion 
 Silvers offered a motion, seconded by Horstman, to approve SP24-05 at 630 S. Main for Famous 
 Burger. 
 
 Findings of Fact 
 The proposal meets the master plan requirements. 
 The basic building and parking lot will remain. 
 The project will be required to meet Carlisle Wortman recommendations. 
 
 Conditions 
 Administration is to approve items B2, B5, C, D, and E in the Carlisle Wortman report. 
 The city is to work with the developer to resolve the four deficient parking spaces. 
 The developer is to submit a cross-access agreement, floor plans, and a photometric study to the 
 administration for approval. 
 The street furniture should be positioned out of the right of way, and the city can coordinate the 
 placement of the street furniture out of the right of way. 
 
 Discussion 
 There was a discussion about whether the applicant should bring his plans before the Planning 
 Commission again. 
 
 There was a roll call vote. 
 YES: Funk, Horstman, Silvers, Sisolak 
 NO:  Hawthorne, Medaugh, Saraswat, Stalter 
 
 MOTION FAILED 
 
 
 
  



9.  REPORTS AND CORRESPONDENCE 
      Sisolak reported on the recent Mayors and Chairs meeting. 
      Hawthorne provided information on a potential compatibility ordinance.   
      Sisolak said the developer of the Christian Science Church property asked to meet with the Planning      
      Commission for a study session.  It was discussed that further discussion about a study session with   
the developer may be on the next Planning Commission agenda. 
 
10.  ADJOURNMENT 
        Stalter offered a motion, seconded by Hawthorne, to adjourn the meeting at 8:14 p.m. 
 
      There was a voice vote. 
      MOTION PASSED UNANIMOUSLY 



Plymouth Planning Commission 
Working Session Minutes 
Wednesday, July 24, 2024 – 6:30 p.m. 
Plymouth City Hall   201 S. Main 
 
City of Plymouth     www.plymouthmi.gov 
Plymouth, Michigan 48170-1637   734-453- 1234   
    
 

 

1. CALL TO ORDER  
Chair Karen Sisolak called the meeting to order at 6:32 p.m. 
 
Present: Chair Sisolak, Vice Chair Scott Silvers, Commissioners Zachary Funk, Trish Horstman, Sidney 
Filippis, Hollie Saraswat, and Eric Stalter 
 
Excused: Members Joe Hawthorne and Kyle Medaugh 
 
Also present: Planning and Community Development Director Greta Bolhuis 

 
2. CITIZENS COMMENTS 

There were no citizen comments 
 
3. MASTER PLAN DISCUSSION 

The Commission reviewed the public engagement chapter and the future land use section including 
the draft map. The following items were discussed specifically: 
- The form-based code paragraph in the implementation chapter would be updated with the 

language Megan Masson-Minnock drafted in 2023. 
- Recognition of two distinct types of housing – original plats approximately 50 feet wide and less 

and larger lots 60 feet wide and greater. There was interest in increasing setbacks and 
greenspace on larger lots. 

- Add a section on “strategies” for each future land use designation to outline how to implement 
the proposed changes. 

- Have a description at the beginning of the document to describe what each chapter does. 
- Add a chapter or section on housing, possibly in the background studies chapter. 
- Designating the area between Starkweather and N. Holbrook (W/E) and Wilcox to N. 

Main/Plymouth (N/S) as mixed use. 
- Engage Plymouth Township in changes to the Ann Arbor Road Corridor (ARC) district 
- Have the transportation chapter on the August 14 regular meeting agenda if possible 

 
4. ADJOURNMENT 

Saraswat offered a motion, seconded by Silvers, to adjourn the meeting at 8:19 p.m. 
 
There was a voice vote. 
MOTION PASSED UNANIMOUSLY 











C&O FREIGHT HOUSE

S ITE
PLAN
JUN 2024 / /  PREPARED BY  HOLLY ELL IS



HISTORY:
Constructed around 1910, this building served as
Plymouth's freight house for the Pere Marquette
Railway and was originally located across
Starkweather Avenue from the Plymouth Depot. In
1947, the Pere Marquette Railway merged with the
Chesapeake and Ohio Railway, and in 1971,
passenger service ceased at the Plymouth Depot.
The Chesapeake and Ohio Railway moved the
Freight House to its current location in the 1970s.
The building was converted to office space In 1995.

FUTURE:
Our goal is to channel the historic elegance and
allure of train travel into a modern-day, open-
concept office space for coworking and ad-hoc
use. We envision hosting creatives, freelancers,
entrepreneurs, social media influencers, and
others who need an inspiring space to conduct
their work, whether they are recording a podcast,
having a photo or video shoot, strategizing with a
client, or hosting a small off-site with remote
workers. We also seek the flexibility to hold
occasional small private parties, or railfan events
to engage the local community. 

The C&O Freight House is a treasure that has
witnessed so much of Plymouth's story as a
railroad town. We hope to preserve this
building for the community and give it new
life as a creative “maker space.” 
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Our

VISION

HONORING
HISTORY ,
BUILDING
COMMUNITY



PAINT & STRUCTURE: 
The access ramp and deck will be replaced and
reoriented to promote accessibility and meet codes.
Both will be constructed of metal and synthetic wood
for durability. Exterior wood panels on the building,
doors, and windows will be replaced to improve the
building’s structural integrity, yet the historic style will
remain. The characteristic C&O Freight House sign will
be unchanged. Paint will be updated with sophisticated,
historically relevant neutral colors.

LANDSCAPING: The current minimal landscaping will
remain due to the constraints of our existing parking lot
and property lines. The tree at the front of the building
will remain. The front hedge, rock bed, and business
sign will be removed to accommodate work on the
HVAC and plumbing systems; upon replacement, they
will complement the building design and remain
compliant with ordinances.  

LIGHTING: Existing exterior light fixtures and parking
lot lighting will remain. Proposed additions include
small, downward-facing sconces at the front and rear
entrances. No additional flood/wide-beam lighting is
planned for the building or parking lot. 

UTILITIES & REFUSE: Existing utilities in current
locations are adequate. The HVAC system will be
relocated to the roof to preserve ground space. Trash
carts will be stored to the rear or side of the property.
No outdoor storage, dumpster, or screening is planned.  

PARKING: The redesigned lot will accommodate nine
spaces including an ADA space.                                                                                                                                                     
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Site Plan:

EXTERIOR
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Site Plan:

INTERIOR

LAYOUT:
The open-concept office will primarily consist
of communal tables, a lounge area, a basic
kitchen, and a conference room. The rear
door will provide direct kitchen access, and
the side doors facing the railroad tracks will
be the new primary entrance for visitors.  

MATERIALS: Original or historically inspired
materials will be used whenever possible. We
hope to refinish the original pine flooring and
highlight the historic wood beams visible
throughout the interior. We are working to
find ceiling and wall materials that meet
modern-day acoustic and indoor climate
expectations while giving the space the
character it deserves. 

CAPACITY: Our intended client base is
individuals or corporate clients hosting small,
ad-hoc working sessions/off-sites with
leadership or employees. Our target
attendee count for daily reservations will be
10 or fewer people per reserved time slot,
with a maximum of 3 time slots per day. For
coworking or private parties, our target
attendee count is 25 or fewer per event or
coworking session.



ADJACENT ZONING:
All abutting properties have Mixed Use zoning.
Currently, Keeth Heating and Cooling's building and
parking lot occupy the lot to the north, and C&O
train tracks abut the southern lot boundary. One
single-family home abuts the rear property line, and
Starkweather street and a sidewalk abut the front
property line. Across Starkweather is C&O Railroad
property and the driveway for one single-family
home and one multifamily home. Adjacent to Keeth
Heating and Cooling is a retail center housing an
insurance agency, CPA firm, in-home care company,
bakery, and hair and nail salons. 

FIRE HYDRANTS: Two fire hydrants are accessible
along Starkweather street: one at the northwest
corner of Starkweather and Pearl streets, and one at
the southwest corner of Starkweather and Front St.
at the edge of the Clare's St. Louis Kitchen parking
lot.  
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Site Plan:

SURROUNDINGS
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About

US

TAYLOR FAMILY
PROPERTIES

Scott Taylor
Scott grew up in Plymouth watching his parents
volunteer with the local Kiwanis, the Plymouth
Historical Society, and other local organizations. He
believes wholeheartedly that the history and
culture of this city are worth preserving. Scott
worked for the C&O Railroad in Plymouth before
spending 30+ years as an entrepreneur in the
transportation and logistics industry. He was a
member of Penn Theater Realty, LLC., and is
currently a business consultant for startup and
established companies in Southeast Michigan.  

Holly (Taylor) Ellis
Holly worked at Plymouth Guitar during high school
and spent many summer nights playing Open Mics
at the Plymouth Coffee Bean. She served as a
Program Analyst for the Department of Veterans
Affairs in Washington, DC, and Nashville, TN, and
moved back to Plymouth with her husband in 2015.
She is currently a full-time mom to Paige (6) and
Gavin (4), a part-time communications consultant,
and the future manager of the C&O Freight House.  
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Where we are

TODAY

CONTACTS

Legal Owner: 
Taylor Family Properties, LLC
17946 Stonebrook Ct. 
Northville, MI 48168
Scott Taylor: (313) 549-8589 
Holly Ellis: (734) 239-0746
staylor17946@comcast.net
hollytellis@gmail.com

Site Plan Designer:
TBD

Builder/Remodeler
TurnKey Builders

Key

CONTACTS



ADDRESS:
904 Starkweather Avenue
Plymouth, MI 48170

LEGAL DESCRIPTION:
23A589B LOT 589 EXC N 30FT ASSESSORS
PLYMOUTH PLAT NO 17 TIS R8E L66 P79 WCR

SIZE:
1,404 sq ft within building, 1,300 gross sq ft
after renovation
0.252-acre lot
83.26 ft of frontage
132 ft deep
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Key

DETAILS

C&O FREIGHT
HOUSE DETAILS









 
 

Date:  August 8, 2024 
 
 

Special Land Use and 
Site Plan Review 

For 
Plymouth, Michigan 

 
 

 
Applicant: Taylor Family Properties 
 Scott Taylor/Holly Ellis 

17946 Stonebrook Ct. 
 Northville, MI  48168   
 
Project Name: Plymouth Freight House Mixed-Use Proposal 
 
Plan Date: July 19, 2024 
 
Location: 904 Starkweather 
 
Zoning: MU – Mixed-Use District 
 
Action Requested: Special Land Use and Site Plan Approval 
 
Required Information: Any deficiencies are noted in the report. 
 
 
PROJECT AND SITE DESCRIPTION 

 
The applicant is proposing to use the existing historic building as a “maker space,” an open-concept space 
for co-working, and hosting off-site meetings and private parties.  Gatherings would be between 10-25 
participants.     
 
The various uses identified in the narrative are considered Special Land Uses in this district, and therefore 
will require a Special Use Permit.     
 
An aerial and street view of the subject site is shown in Figures 1 and 2 on the following page.     
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Figure 1. Subject Site 

 
Source:  Near Maps (Capture 6-12-2024) 

 
Figure 2. Subject Site – Street View 

 
Source:  Google Maps (Capture 7-2019) 

  

Subject Site 
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SPECIAL LAND USE  
 
As mentioned above, the applicant is proposing to use this building in a number of different ways: 

• “Ad-hoc use” 
• “Maker space” 
• Open-concept space for co-working (up to 25 participants per co-working session) 
• Hosting off-site meetings (up to 10 participants per event/3 events per day) 
• Hosting private parties (up to 25 participants per event) 

 
As a Special Land Use, the uses must be specifically identified.  In our opinion, a Public Hearing on the 
application is premature since only a general list of potential uses is offered.  Also, the following 
information needs to be provided (once the uses are pinned down): 

• The hours/days of operation 
• The scope of the uses (type of events, food-liquor service, musical performances, type and use of 

maker equipment/type of raw materials), and expected traffic generation 
• Use of outdoor deck, and if events will be conducted with the doors open in warm weather 
• The usable area of the building (occupiable space in square feet) 
• Legible floor plans 
• Provision for needed parking (which can’t be accommodated on site) 
• Cross-access agreement with neighbor to the north (the neighbor has parking spaces located in 

the area where the site plan indicates vehicles will exit the subject site) 
 
In our opinion, the uses need to be better defined and their scope clearly described, so that the Special 
Land Use approval is based on specific uses that are conducted within a defined scope.   
 
The special land use standards in Section 78-281 are listed below.  We are unable to provide an opinion 
on all of these criteria, given the lack of specificity on the uses, and lack of detail regarding the scope of 
uses.  However, we provide some comments: 
 
(1) Will be harmonious and in accordance with the general objectives or any specific objectives of 

the City of Plymouth Master Plan. 
 
 CWA Comment:   

The 2018 Master Plan identifies this site as “Mixed Use Low Density.”  The Plan provides the 
following guidance for land use in this designation: 
• The Mixed Use Low Density designation calls for low-impact commercial use adjacent to single 

family or multi-family residential areas.  It allows the residential uses to continue while 
encouraging lower-intensity commercial and office uses that can serve the residential areas.  
Parking in this land use should be located at the rear of the property. (Pg. 12)   

• The Old Village Sub Area Plan also lists goals for the area (including the subject site). (Pg. 21) 
- Intensive commercial uses which have a negative impact on nearby residential uses 

should not be allowed. 
- The historic architecture shall be preserved. 
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Proposed Uses 
Of the uses listed by the narrative, an open-concept space for co-working is the most consistent 
with the Master Plan.  Two residential properties are located to the east of this site, one of which 
abuts the eastern parking lot.  Any use that occupies this building will need to ensure that it does 
not have a negative impact on the residential uses (per the Master Plan).  Hosting meetings during 
the day may be consistent with the Master Plan, depending on the scope of this use.  Additional 
information is required about the scope of the meetings.  Hosting private parties will not be 
consistent, in our opinion.  The site does not have enough parking to host up to 25 guests.  Also, 
the nature of parties and celebrations is not consistent with the goals of the Plan, as they typically 
generate noise and activity into the evenings and night, as well as additional traffic, which isn’t 
supported by the Master Plan next to residential uses.   
 

 
(2) Will be designed, constructed, operated, and maintained so as to be harmonious and 

appropriate in appearance with the existing or intended character of the general vicinity and 
will not change the essential character of the area. 

 
CWA Comment:    
The applicant describes modifications to the exterior of the building.  They plan to replace the 
deck and ramp, and use modern materials for the new structure.  They also plan to replace the 
original exterior wood siding, and window and door trim.   
 
The Master Plan calls for preservation of historic architecture.  The exterior wall material 
contributes significantly to the integrity and character of historic resources.  Wholesale 
replacement of the existing wood clapboard siding with another material, such as cement board 
or vinyl, will destroy the historic integrity of the building.   Best practice includes the following: 
• Retain and preserve historic exterior wall materials. 
• If historic exterior wall materials are deteriorated beyond repair, install in-kind replacement 

(i.e., wood for wood of same species) which matches the historic material type, dimension, 
texture, color and profile. 

• If portions of severely deteriorated historic exterior wall materials must be replaced, only 
replace where necessary and splice new, matching material with existing material rather than 
replacing in full. 

• Remove damaged or peeling paint by hand to the next sound layer, and repaint.       
 
 
(3) Will not be hazardous or disturbing to existing or future nearby uses. 
 

CWA Comment:    
As mentioned above, the use that occupies this building should not negatively impact the 
residences to the east.  Additional information, as listed above, needs to be provided to ensure 
that the proposed use(s) do not impact the neighbors. 
 

 
(4) Will be compatible with adjacent uses of land and will promote the use of land in a socially and 

economically desirable manner. 
 

CWA Comment:    
See our comments under criterion (3) above. 
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  (5) Will be served adequately by essential public services and facilities or that the persons 
responsible for the establishment of the proposed use will provide adequately any such service 
or facility. 

 
CWA Comment:    
Essential public services currently serve is property.  Office or event uses will most likely not 
require any additional public services.   
 

 
(6) Will not create excessive additional public costs and will not significantly decrease property 

values of surrounding properties. 
 

CWA Comment:    
We don’t believe the proposed office uses will significantly decrease property values of 
surrounding properties.  However, the full scope of these uses is not yet known.  Conducting 
celebrations and like events at this space could potentially negatively impact the residential uses 
to the east. 
 
 

(7) Will meet all the requirements and standards of this chapter and any other applicable laws, 
standards, ordinances, and or/regulations. 

 
CWA Comment:    
See our comments in the remainder of this review for compliance with ordinance requirements. 

 
In summary, the applicant needs to propose specific uses for the site, and clearly and adequately describe 
the scope of these uses.  We have provided a list of information that should be provided for the Planning 
Commission to consider at a future meeting.    
 
Items to be Addressed:  1) Applicant to propose specific uses for the site, and clearly and adequately 
describe the scope of these uses, as described in this review; this information needs to be provided to the 
Planning Commission for their consideration at a future meeting. 
 
 
SITE PLAN REVIEW 

 
This is an existing building, site layout, and parking lot, which could fall under Sec. 78-351, 
Nonconforming lots and sites – Governing regulations.  This ordinance section recognizes that certain 
sites do not comply with the current paving, lighting, landscaping and other non-safety related site 
development requirements.  This section intends to allow for reasonable re-use and improvements to 
these sites that will gradually improve compliance with the zoning requirements.  We evaluate this 
proposal against the standards in this section throughout the review. 
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PARKING & CIRCULATION 
 
This building is currently vacant.  How the building will be occupied at this time is not known.  However, 
we have compared the existing parking to the various uses suggested by the applicant in the table below.     
 

 Required Parking Calculation (Sec. 78-271) Proposed 
Parking Difference 

Business offices or 
professional 
offices. 

One space per 300 s.f. of usable floor area. 
??? spaces 

(See Below) 

6 – 7 spaces 
(See Below) 

?? 

Assembly halls. 

One space for each two persons allowed within the 
maximum occupancy load, as established by the building or 

health code. 
??? spaces 

(See Below) 

?? 

 
Number of Spaces:   
 
1. Usable Floor Area:  The plans do not provide a “usable” floor area figure.  The usable floor area figure 

that is consistent with the definition in the Zoning Ordinance should be provided on the plans.  The 
definition is provided below: 

 
“Floor area, usable, for the purposes of computing parking, means that area used for or 
intended to be used for the sale of merchandise or services, or for use to serve patrons, clients 
or customers.  Such floor area which is used or intended to be used principally for the storage 
or processing of merchandise, hallways or for utioiti8es or sanitary facilities, shall be excluded 
from the computation of usable floor area.  Measure of usable floor area shall be the sum of 
the horizontal areas of the several floors of the building, measured from the interior faces of 
the exterior walls.” 
 

2. Maximum Occupancy:  The ordinance references “…the maximum occupancy load as established by 
local, county or state fire, building or health codes.”  Therefore, the plans should provide a floor plan 
of the proposed renovated building, and an accurate “maximum occupancy” calculation based on the 
Michigan Building Code.   
 

Barrier-Free Parking.  At least one (1) barrier-free space, sized as a “van-accessible space” with an 8-foot 
wide aisle, needs to be shown on the plans.  The proposed barrier-free space shown on the plans has a 
five-foot wide aisle. 
 
Number of Proposed Parking Spaces.  We have listed the number of “proposed” parking spaces at a range 
of six to seven spaces because the aisle for the van-accessible space is too narrow, and widening that aisle 
by three (3) feet will most likely eliminate one of the proposed parking spaces.    
 
Bike Rack:  The applicant should consider adding at least one bike rack to the site. 
 
Loading/Unloading Space: Sec. 78-191(j), Notes to Schedule, requires at least one (1) off-street loading 
space in the rear yard per establishment.  The plans should indicate where loading/unloading will occur 
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on site.  Also, the applicant should provide information about the size and type of expected delivery 
vehicles. 
 
Location of Parking:  There are several ordinance provisions regarding the location of the parking lot: 
 
1. Five-Foot Setback adjacent to All Property Lines:  Sec. 78-270(a)(3), Off-Street Parking Requirements, 

requires a five-foot-wide setback between off-street parking and the rear lot lines of all adjoining 
properties.   

 
2. Fifteen-Foot Setback and/or 4.5-foot-tall Wall/Fence/Berm along Property Line Abutting 

Residential.  Sec. 78-203, Plant Material and Landscaping Requirements, states that an office parking 
lot adjacent to land used or zoned for residential purposes shall have a landscape strip at least 15-feet 
wide between the parking lot and the residential property line.  This section also refers to Sec. 78-
206, which allows screening between conflicting land uses to take the form of a landscaped strip, or 
a 4.5-tall-wall, fence or berm.   

 
The existing parking lot extends up to the side and rear property lines, and does not provide the required 
setbacks.  The five-foot setback requirement may be waived by the Planning Commission for sites where 
there is limited land area available to meet it, or where it is possible to provide additional landscaping or 
screening to buffer parking from a public road right-of-way.  Sec. 78-351(b)(3)(f)(3) requires that 
landscape buffer strips shall be installed between the right-of-way and parking lot, per Sec. 78-203.  
Therefore, if the applicant were to install a landscaped buffer in the new stripped area between the right-
of-way and the first parallel parking space, then the Planning Commission may waive the 5-foot-wide 
buffer requirements.  This landscaped area would also help to protect the car parked in the most westerly 
parallel parking space. 
 
Figure 3: Possible Location of Landscaped Buffer Stipe between Right-of-way and Parking Lot 

 
Source:  Google Maps (Capture 8-2018) 
 

Location of 
Required Landscape 
Buffer Between 
Right-of-way and 
Parking 
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Also, it doesn’t appear that there is a screening wall, fence or berm along the rear property line (next to 
the residential property).  The applicant should clarify how this lot is screened from the residential 
neighbor.   
 
Parking Lot Circulation.  The plans show a circulation pattern where vehicles will enter the lot from 
Starkweather, and leave the lot via a drive aisle that connects with the property to the north.  This 
proposal will require a shared access agreement with the northern property owner.  This layout also 
eliminates at least two parking spaces on the neighbor’s property.  The applicant should provide 
information to confirm that the neighbor (property to the north) can lose two parking spaces to the access 
easement and still meet the minimum parking requirements.   
 
Items to be Addressed:  1) Applicant to floor plans of the renovated building.  2) Applicant to provide 
“usable” floor area and maximum occupancy figures on plans.  3) Widen barrier-free aisle to 8-feet wide 
to create “van-accessible” space.  4) Applicant to consider adding at least one bike rack to the site.  5) Site 
plan to indicate where loading/unloading will occur on site; provide anticipated delivery schedule and 
type/size of delivery vehicles.  6) Planning Commission to consider waiving 5-foot parking setback 
requirement based on the applicant providing a landscape buffer between the street right-of-way and 
parallel parking spaces (or in the area of striped pavement next to Starkweather sidewalk), and to help 
protect vehicles parallel parked from vehicles that are entering the site.  7) Applicant to clarify how the 
parking lot is screened from the residential neighbor.  8) Applicant to provide executed cross access 
agreement with property owner to the north to allow vehicles from this site to exit onto their property.  9) 
Information provided to confirm that property to the north can lose two parking spaces to the cross access 
easement and still meet the minimum parking requirements. 
 
 
LANDSCAPING 

 
A Landscape Plan needs to be provided.  Specifically: 
a. The applicant’s narrative states that the existing hedge in front of the building will be replaced.  The 

species and size of the proposed replacement plant material should be shown on a landscape plan. 
b. Proposed landscaping in the parking lot screen adjacent to Starkweather. 
 
Items to be Addressed:  1) Applicant to provide Landscape Plan that specifies proposed replacement of 
shrubs in front of the building, and proposed parking lot screen adjacent to Starkweather. 
 
 
LIGHTING 

 
The applicant’s narrative states that the existing lighting will remain, and that they will be adding light 
fixtures at the front and rear entrances.  The Site Plan shows the addition of four (4) Wallpack lights to 
the south and east side of the building.  This inconsistency should be explained via submission of a 
photometric plan, with specifications of proposed light fixtures, showing the proposed light levels on the 
site.    
 
Items to be Addressed:  1) Applicant to provide photometric plan, with specifications of proposed light 
fixtures.   
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UTILITIES 
 
The Site Plan notes that no utility work is proposed at this time.  The applicant’s narrative states that: 
“The front hedge, rock bed, and business sign will be removed to accommodate work on the HVAC and 
plumbing systems.”  The inconsistency should be explained. 
 
Items to be Addressed:  1) Applicant to clarify changes to utilities.   
 
 
RECOMMENDATIONS 

 
In our opinion, the proposal needs to be pinned down before the Planning Commission can make any 
Special Land Use decisions.  We recommend the Planning Commission discuss the plans with the 
applicant, and give the applicant more time to update the plans and resubmit.  A summary of the 
comments in the review follows:  
 
Special Land Use 
1)  Applicant to propose specific uses for the site, and clearly and adequately describe the scope of these 

uses, as described in this review; this information needs to be provided to the Planning Commission 
for their consideration at a future meeting 

 
Parking and Circulation 
1)  Applicant to floor plans of the renovated building.   
2)  Applicant to provide “usable” floor area and maximum occupancy figures on plans.   
3)  Widen barrier-free aisle to 8-feet wide to create “van-accessible” space.   
4)  Applicant to consider adding at least one bike rack to the site.   
5)  Site plan to indicate where loading/unloading will occur on site; provide anticipated delivery schedule 

and type/size of delivery vehicles.   
6)  Planning Commission to consider waiving 5-foot parking setback requirement based on the applicant 

providing a landscape buffer between the street right-of-way and parallel parking spaces (or in the 
area of striped pavement next to Starkweather sidewalk), and to help protect vehicles parallel parked 
from vehicles that are entering the site.   

7)  Applicant to clarify how the parking lot is screened from the residential neighbor.   
8)  Applicant to provide executed cross access agreement with property owner to the north to allow 

vehicles from this site to exit onto their property.   
9)  Information provided to confirm that property to the north can lose two parking spaces to the cross 

access easement and still meet the minimum parking requirements. 
 
Landscaping 
1)  Applicant to provide Landscape Plan that specifies proposed replacement of shrubs in front of the 

building, and proposed parking lot screen adjacent to Starkweather. 
 
Lighting 
1)  Applicant to provide photometric plan, with specifications of proposed light fixtures. 
 
Utilities 
1)  Applicant to clarify changes to utilities. 
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cc:  Greta Bolhuis 
 Marleta Barr 
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B1 B1
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1 1

MAXIMUM AREA OF 
EXTERIOR WALL OPENINGS 

MAXIMUM AREA OF 
EXTERIOR WALL OPENINGS 

15% PROTECTED ON NORTH SIDE 

25% NOT PROTECTED ON SOUTH SIDE 

USABLE FLOOR AREA: 

14

PROPERTY LEGAL DESCRIPTION: LOT 859: ASSESSOR'S PLYMOUTH PLAT NO.23, OF PARTS OF THE S.W 1/4 OF SEC.

THE S.E. 1/4 OF SEC. 27 AND N.E. 1/4 OF SEC. 34, T.1 S., R.8 E., CITY OF PLYMOUTH, WAYNE COUNTY, MI, 

AS RECORDED IN LIBERAL 69 OF PLATS, PAGE 49 OF WAYNE COUNTY RECORDS.

60'

1 NONE 1

LEGEND

PROPOSED ESTABLISHMENT FOR SALE & CONSUMPTION OF BEVERAGES, FOOD,
AND REFRESHMENT
Sec. 78-271. - Schedule

REQUIRED PARKING CALCULATIONS:

Sec. 78-168. -INTERIOR PARKING LOT LANDSCAPING
REQUIRED LANDSCAPE CALCULATIONS:

SURVEY BY ANTHONY SYCKO, JR. 

PROFESSIONAL SURVEYOR NO. 47976

KEM-TEC : PROFESSIONAL ENGINEERING, SURVEYING & ENVIRONMENTAL SERVICES  

SCALE: 1/2"=1'-0"
PROPOSED DUMPSTER ENCLOSURE GATE ELEVATION

N.T.S
BICYCLE RACKS DETAILS

SCALE: 1/2"=1'-0"
PROPOSED DUMPSTER ENCLOSURE PLAN

PROPOSED DUMPSTER REAR ELEVATION
SCALE: 1/2"=1'-0"

PROPOSED DUMPSTER SIDE ELEVATION
SCALE: 1/2"=1'-0"

SCALE: 1/"=1'-0"
GATE DETAIL 

“FLOOR AREA, USABLE, FOR THE PURPOSES OF COMPUTING PARKING, MEANS THAT
AREA USED FOR OR INTENDED TO BE USED FOR THE SALE OF MERCHANDISE OR
SERVICES, OR FOR USE TO SERVE PATRONS, CLIENTS OR CUSTOMERS. SUCH
FLOOR AREA WHICH IS USED OR INTENDED TO BE USED PRINCIPALLY FOR THE
STORAGE OR PROCESSING OF MERCHANDISE, HALLWAYS OR FOR UTILITIES OR
SANITARY FACILITIES, SHALL BE EXCLUDED FROM THE COMPUTATION OF USABLE
FLOOR AREA. MEASURE OF USABLE FLOOR AREA SHALL BE THE SUM OF THE
HORIZONTAL AREAS OF THE SEVERAL FLOORS OF THE BUILDING, MEASURED FROM
THE INTERIOR FACES OF THE EXTERIOR WALLS.”

DINING AREA: 487 SQ.FT  
CASHIER AREA: 251 SQ.FT  
TOTAL USABLE FLOOR AREA: 738 SQ.FT 
REQUIRED PARKING : 738/75 = 9.8  = 10 PARKING SPOTS 

REQUIRED PARKING BASED ON USABLE FLOOR AREA: 

DINING AREA: 25 FIXED SEATS  ( ASSEMBLY WITH FIXED SEATS 1004.4)= 25 PEOPLE
MAXIMUM NUMBER OF EMPLOYEES PER SHIFT: 4 EMPLOYEES 

REQUIRED PARKING BASED ON MAXIMUM OCCUPANCY 

TOTAL OCCUPANCY= 29 PEOPLE 
REQUIRED PARKING = 29/3 = 10 PARKING SPOTS

ONE SPACE FOR EACH 75 S.F. OF USABLE FLOOR AREA, OR ONE SPACE PER
PERSONS ALLOWED MAXIMUM OCCUPANCY, AS DESCRIBES BY APPLICABLE CODE
WHICHEVER IS GREATER.

Sec. 78-191(J) -LOADING /UNLOADING SPACE
LOADING ZONE-SIZE AND TYPE OF DELIVERY TRUCKS  

THE DELIVERY TRUCKS FOR FAMOUS BURGER RESTAURANT ONLY ARRIVE AT 5 AM.
THIS EARLY MORNING SCHEDULE IS INTENDED TO MINIMIZE ANY POTENTIAL
DISRUPTION TO THE SURROUNDING AREA AND ENSURE THAT OUR OPERATIONS DO
NOT INTERFERE WITH REGULAR TRAFFIC OR NEIGHBORHOOD ACTIVITIES.

1. SMALL REFRIGERATED VANS

LENGTH: 18-20 FEET
WIDTH: 6-8 FEET
HEIGHT: 8-10 FEET
CAPACITY: 2,000-4,000 POUNDS

Sec. 78-203. PLANT MATERIAL AND LANDSCAPING
1. ONE TREE FOR EVERY 30 FEET OR FRACTION THEREOF OF STREET FRONTAGE

OF THE PARKING LOT.
2. FIVE SHRUBS FOR EVERY 30 FEET OR FRACTION THEREOF OF STREET

FRONTAGE OF THE PARKING LOT.

1. OFF-STREET PARKING AREAS CONTAINING TWENTY-FIVE OR MORE PARKING
SPACES SHALL PROVIDE INTERNAL LANDSCAPING.

Sec. Sec. 78-351. - NON CONFORMING LOTS AND SITES
1. F (3) LANDSCAPE BUFFER STRIPS SHALL BE INSTALLED BETWEEN THE

RIGHT-OF-WAY AND PARKING LOT PER SECTION 78-203.

BUSH/SHRUB LIST
KEY COMMON NAME SIZE

A
B
C ARBORVITAE

CRIMSON P.BAYBERRY
DAYLILLY BULBS 

24" H
5' HGT

QTY
8
2
6

TREE LIST
KEY COMMON NAME SIZE

D AUSTRIAN PINE 6' HGT
QTY

1

SCALE: 1/"=1'-0"
GATE DETAIL 

1. A. NON-GLARE, COLOR CORRECTED LIGHTING WITH FULL CUTOFF SHADES FOR
COMMERCIAL AND INDUSTRIAL SITES, ON DAILY FROM A ½ HOUR AFTER
SUNSET TO A ½ HOUR BEFORE SUNRISE.

B. OVERLAPPING LIGHT PATTERN AT APPROXIMATELY SEVEN FEET.

C. AVERAGE MINIMUM LIGHT INTENSITY: 0.5 FOOT-CANDLE, NOT TO EXCEED A
MAXIMUM OF 20 FOOT-CANDLES, MEASURED FIVE FEET ABOVE THE SURFACE.

D. MINIMUM LIGHT INTENSITY AT GROUND LEVEL, ANYWHERE ON SITE: 0.3
FOOT-CANDLE.

E. MAXIMUM HEIGHT: TWENTY-FIVE FEET OR HEIGHT OF BUILDING, WHICHEVER
IS LESS, UNLESS MODIFIED BY PLANNING COMMISSION.

F. LIGHT DIRECTED AWAY FROM ADJOINING PROPERTIES. USES ADJACENT TO
RESIDENTIAL PROPERTIES MUST MAINTAIN ILLUMINATION LEVELS NOT TO
EXCEED 0.1 FOOT-CANDLES AT THE PROPERTY LINE, AND USES ADJACENT TO
NON-RESIDENTIAL PROPERTIES MUST MAINTAIN LEVELS NOT TO EXCEED ONE
FOOT-CANDLE.

Sec. 78-204. - EXTERIOR LIGHTING
EXTERIOR LIGHTING- PARKING LOT 

PROPOSED PARKING 
10 PARKING SPOTS ON SITE 

LEGAL DESCRIPTION
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WASTE MANAGEMENT TRUCK 

THE DUMPSTER TRUCKS FOR FAMOUS BURGER RESTAURANT WILL BE SCHEDULED
TO ARRIVE AFTER CLOSING HOURS OR OPENING HOURS.

1. WASTE MANAGEMENT TRUCK SIZE:

OVER ALL LENGTH: 20-21  FEET
OVERALL WIDTH: 8'-6"
CAPACITY: 20 YD
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Date:  July 1, 2024 

Rev.:  August 5, 2024 
 

Site Plan Review 
For 

Plymouth, Michigan 
 
 
 
Applicant:  MH Holdings, LLC  
  22207 Michigan Ave. 
  Dearborn, MI  48124  
   
Project Name:  Famous Burger ‐ Change of Use 
 
Plan Date:  June 19, 2024 
 
Latest Revision Date:  July 24, 2024 
 
Location:  630 S. Main Street 
 
Zoning:  B‐1 – Local Business District 
 
Action Requested:  Site Plan Approval  
 
Required Information:  Any deficiencies are noted in the report. 

 
 
PROJECT AND SITE DESCRIPTION 

 
The applicant  is proposing to renovate the  interior and exterior of this existing, single‐story building at 
630 S. Main St., and change the current spa use to a burger restaurant.   The building will remain at 2,018 
s.f. in size, and the parking lot will only receive minor changes.  They are proposing to place tables and 
chairs outside along S. Main St., and add a new dumpster screen at the rear of the site.   
 
Restaurants not serving alcoholic beverages are permitted uses in this zoning district. 
 
Sec. 78‐242 requires any “change of use,” other than single‐family or two‐family residential, to submit a 
Site Plan to the Planning Commission.    
 
An aerial of the subject site is shown in Figures 1 and 2 on the next page.  
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Figures 1. and 2. Subject Site 

 
Source: Near Map (Capture Date 6‐12‐24) 
 

 
Source: Google Maps (Capture Date July, 2018) 

 

 
REQUIRED INFORMATION 

 
Section 78‐247 lists the requirements for a site plan.  A Site Plan has been furnished, and lists the name 
of a surveyor.  However, it appears that the survey that was used had been printed from a skewed 
image, and the actual digital drawing file was not used.  Since the project is going to be doing work at 
the property line between this site and the site to the north, we recommend that any approvals be 
conditioned upon this property line being surveyed and the drawings revised, if necessary, before any 
site work or construction begins. 

Subject 
Site 
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Note that this is an existing building, site layout, and parking lot, which could fall under Sec. 78‐351, 
Nonconforming lots and sites – Governing regulations.  This section recognizes that certain sites do not 
comply with the current paving, lighting, landscaping and other non‐safety related site development 
requirements.  This section intends to allow for reasonable re‐use and improvements to these sites that 
will gradually improve compliance with the zoning requirements.  We evaluate this proposal against the 
standards in this section throughout the review.   
 
Items to be Addressed:  1) Recommend that any approvals, if granted, be conditioned upon the northern 
property line being surveyed and the drawings revised, if necessary, before any site work or construction 
begins. 
 
 
PARKING, LOADING 

 
This building is currently vacant, and will be occupied by a restaurant.     
 

  Required Parking Calculation (Sec. 78‐271) 
Proposed 
Parking 

Difference 

Restaurant 
(Establishment for 
sale and 
consumption on 
the premises of 
beverages, food 
and refreshments) 

One space for each 75 s.f. of usable floor area, or one space 
per 3 persons allowed maximum occupancy, as established 

by applicable code, whichever is greater 
 

 

738 s.f. / 75 = 10 spaces 
Or 

Maximum occupancy of 29 persons / 3 = 10 spaces 

10 spaces, 
including 1, 

van‐
accessible 
barrier‐free 

space. 

‐0‐ 

 
As suggested, a bike rack that can accommodate 4 bicycles has been added to the front of the building. 
 
Loading/Unloading Space: Sec. 78‐191(j), Notes to Schedule, requires at least one (1) off‐street loading 
space  in the rear yard per establishment.   As requested, the plans  indicate that  loading/unloading will 
occur behind the building with a small, refrigerated van approximately 20‐feet long.  Also, the plans state 
that deliveries will occur at 5am to minimize disruption and not interfere with traffic. 
 
Location of Parking:  Sec. 78‐270(a)(3) requires a five‐foot‐wide setback between off‐street parking and 
the rear lot lines of all adjoining properties.  The existing parking lot locates parking spaces directly next 
to the rear property line, and does not provide the required five‐foot setback.  This requirement may be 
waived by the Planning Commission for sites where there is limited land area available to meet it, or where 
it is possible to provide additional landscaping or screening to buffer parking from adjoining uses and a 
public road right‐of‐way.   Sec. 78‐351(b)(3)(f)(3) requires that  landscape buffer strips shall be  installed 
between the right‐of‐way and parking lot, per Sec. 78‐203.  Therefore, since a landscaped buffer is shown 
between the right‐of‐way and parking lot (or in the stripped, paved area next to the S. Main St. sidewalk 
–  see  photograph  on  next  page),  then  the  Planning  Commission may waive  the  5‐foot‐wide  buffer 
requirements. 
 
Please see the “Landscaping” section of this review for comments on the landscaped buffer between the 
right‐of‐way and the parking lot. 
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Figures 3. Requirement for Landscaped Island Between Right‐of‐way and Parking 

   
 
Parking Lot Layout:  This set of plans has been modified to propose parallel parking spaces (vs. angled) 
along the south property line, and two new, 90‐degree spaces along the north property line.  These two 
new spaces now block the vehicular circulation between this site and the site to the north.  We don’t see 
this as a problem since the angled spaces have been removed. 
   
Items to be Addressed:  1) Planning Commission to consider waiving 5‐foot parking setback requirement 
based on the requirement for a landscape buffer between the street right‐of‐way and parking spaces (or 
in the area of striped pavement next to S. Main St. sidewalk), and to help protect vehicles parked in easterly 
space from vehicles entering the narrow maneuvering lane.  
 
 
SITE ACCESS AND CIRCULATION 

 
This  site has direct vehicular access  from S. Main St.   Vehicles enter  the  site  from  this driveway, and 
circulate to the west to the rear parking spaces.  On this revised plan, vehicles now exit this site using the 
same maneuvering lane, as it has been widened with the removal of the angled spaces.  An agreement 
with  the neighbor  is no  longer needed,  as  there  is no  longer  any  vehicular  access between  the  two 
properties. 
 
A plan  indicating how a  trash hauler can maneuver  into dumpster screen, and exit  the site, has been 
provided.  This maneuver will require a three‐point turn, but it can be done if there are no cars parked at 
the back of the site.  The trash hauler will need to be scheduled before the restaurant opens for business. 
 
Pedestrians/non‐motorized  travelers  can  arrive  at  the  site  via  the  City’s  public  sidewalk  system,  and 
bicycle travel lanes.  There is not a dedicated sidewalk system on site for pedestrians to move from their 
cars to the building entrance; however, we would consider the current parking lot pavement adequate 
for this purpose.    
 
Items to be Addressed:  None.  
 

Location of 
Required Landscape 
Buffer Between 
Right‐of‐way and 
Parking 
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LIGHTING 

 
A photometric plan has been provided.  It shows the following light fixtures: 
 
1.  Three (3) ornamental “cylinder‐shaped” fixtures on the front of the building.  We have the following 

comments: 
a.  The  Site  Plan  shows  four  (4)  ornamental  fixtures  on  the  front  of  the  building,  while  the 

Photometric  Plan  shows  three  (3).    The  plans  should  be  modified  so  that  the  number  of 
ornamental fixtures is consistent between sheets.   

b.  The  light  levels along  the  front property  line are higher  than  the maximum permitted by  the 
ordinance (or 0.3 foot candles).  Adding one more fixture will increase this discrepancy.  The light 
levels need to be brought down at the property line to 0.3 footcandles. 

c.  This proposed fixture only projects  light  in one direction.   We assume this  is  in the downward 
direction; this should be confirmed.  (Note that the ordinance prohibits lighting whose purpose is 
to draw attention to the building.  Therefore, upward lighting is prohibited.)      

   
2.  Downward‐facing utility fixtures (Two (2) on south side of building and one (1) on west/rear side of 

building).   The  lighting  levels exceed  the maximum permitted of 0.3  footcandles along  the  south 
property line (directly across from the fixtures), and along the north property line (near the building).  
The light levels need to be reduced to meet this requirement.   

 
3.  One pole‐mounted fixture at the northwest side of the rear parking lot.  This fixture is not shown on 

the Site Plan, and should be added.  We accessed the fixture specifications online, and they indicate 
that this fixture comes with a house‐side shield installed.  The height of the fixture, and the light‐levels 
along the west property line, meet ordinance requirements.   

 
Items to be Addressed: 1) Cylinder, building mounted fixture: revise plans so number of fixtures on the 
front façade of the building are consistent between the Site Plan and Photometric Plan; reduce light levels 
at  front  property  line  to maximum  of  0.3  footcandles; Confirm  that  the  fixture will  only  project  light 
downward.  2) Utility, building‐mounted fixture: Reduce light levels along south and north property lines 
to maximum 0.3 footcandles.     
 
 
DUMPSTER/REFUSE 

 
The non‐conforming section of the ordinance requires that all waste receptacles be screened.  The aerial 
photograph shows the location of a dumpster in the northwest corner of the parking lot (no screen).   
 
The plans show a new dumpster screen, made of CMU block faced with brick to match the building.  A 
detail of the proposed screen has been added to the Site Plan.   
 
Items to be Addressed:  None.  
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LANDSCAPING 

 
Landscape islands have been added to the site as follows.  We consider both to be positive additions to 
the plans: 
 
1.  A landscaped buffer has been added between the right‐of‐way and the parking lot.  The island is sized 

to protect the vehicle parked in the first parallel space from traffic entering the site.  However, the 
proposed plant material in the Plant Schedule should be modified as follows: 

 
a.  Replace the Austrian Pine and Arborvitae with one, small “understory” multi‐stemmed tree, such 

as an ‘Autumn Brilliance’ Serviceberry (Amelanchier x grandiflora ‘Autumn Brilliance’).  (Note, this 
tree  comes  in  a  single‐trunk  version,  but  it will  get  too  large  for  this  space.)    The  proposed 
evergreens will interfere with the existing large shade tree in the island to the south, and block 
the neighbor’s sign. 

b.  Replace the Crimson Barberry  (which  is  invasive) with a  low‐growing shrub  (such as  ‘Gro‐Low’ 
Sumac  (Rhus  aromatica  ‘Gro‐Low’))  in  front  of  the  Serviceberry.    Sec.  78‐203  the  ordinance 
requires ten (10) shrubs between a parking lot and right‐of‐way, given the width of this property.  
This landscape island could accommodate this number of Gro‐Low Sumac. 

 
2.  A landscape screen has been added around the rear of the dumpster screen.  Note that an Austrian 

Pine will be too large in this space.  It should be replaced with several Arborvitae. 
 
3.  The minimum size of the Serviceberry should be 7‐feet tall.  The Plant Schedule should be modified. 
 
4.  The minimum  size of a  small  shrub  (Gro‐Low Sumac)  is 30‐inches.   The Plant Schedule  should be 

modified. 
 
Items  to be Addressed:   1) As discussed  in  this  review: a. Replace evergreen  trees  in  landscaped area 
between right‐of‐way and parking lot with small understory tree and 10 low‐growing shrubs.  2) Replace 
Austrian Pine behind dumpster screen with several Arborvitae.  3) Include Serviceberry in Plant Schedule, 
minimum size of 7‐feet tall.  4) Include Sumac in Plant Schedule, minimum size of 30‐incues tall.  
 
 
SIGNS 

 
No sign information has been provided.  The applicant will be required to obtain a Sign Permit, and any 
new signage will need to be compliant with the ordinance.  
 
Items to be Addressed:  None. 
 
 
FLOOR PLAN AND ELEVATIONS 

 
No floor plans of the proposal have been provided.  It illustrates the proposed layout of the restaurant.  
No elevations have been provided, and should be. 
 
Items to be Addressed:  1) Provide elevations. 
 
 



Famous Burger – Site Plan Review 
August 5, 2024 
 

 

7 

RECOMMENDATIONS 

 
The applicant has revised the plans considerably, and provided much of the requested information.   In 
evaluating this information, the Planning Commission will need to consider the following: 
 
A.  Recommend  that any approvals,  if granted, be conditioned upon the northern property  line being 

surveyed and the drawings revised, if necessary, before any site work or construction begins. 
 
B.  Planning  Commission  to  consider  waiving  5‐foot  parking  setback  requirement  based  on  the 

requirement for a landscape buffer between the street right‐of‐way and parking spaces (or in the area 
of striped pavement next to S. Main St. sidewalk), and to help protect vehicles parked in easterly space 
from vehicles entering the narrow maneuvering lane. 

 
 
The  following  lists  the  outstanding  items, which  could  be  reviewed  administratively  if  the  Planning 
Commission agrees: 
 
C.  Lighting:   

1)   Cylinder, building mounted fixture: revise plans so number of fixtures on the front façade of the 
building are consistent between the Site Plan and Photometric Plan; reduce light levels at front 
property  line  to maximum of  0.3  footcandles; Confirm  that  the  fixture will only project  light 
downward.   

2)   Utility, building‐mounted  fixture: Reduce  light  levels along  south and north property  lines  to 
maximum 0.3 footcandles. 

 
D.  Landscaping:  

1)   Replace  evergreen  trees  in  landscaped  area between  right‐of‐way  and parking  lot with  small 
understory tree and 10 low‐growing shrubs.   

2)   Replace Austrian Pine behind dumpster screen with several Arborvitae.   
3)   Include Serviceberry in Plant Schedule, minimum size of 7‐feet tall.   
4)   Include Sumac in Plant Schedule, minimum size of 30‐incues tall. 

 
E.  Provide elevations of the proposed exterior building modifications. 
 
 

 
 
c:   Greta Bolhuis 

John Buzuvis 
  Marleta Barr 
  Ornamics Group (Riham@ornamics.com & Oliver@ornamics.com)   
    



TRANSPORTATION PLAN 
 

Introduction 
Transportation infrastructure is the backbone of a 
community, allowing residents and visitors to 
easily and safely move from home, to work, to 
play. These routes serve the driving public, as well 
as people who walk, use a wheelchair, or ride a 
bicycle to their destination. Well planned and 
maintained roads and sidewalks also feed the 
economic engine of a community’s commercial 
district and create dynamic places where people 
want to gather and enjoy a high quality of life. 
 
In 2010, the State of Michigan legislature signed 
into law the Complete Streets amendments. 
Public Act 135 defines complete streets as 
“…roadways planned, designed, and constructed 
to provide appropriate access to all legal users in a 
manner that promotes safe and efficient 
movement of people and goods whether by car, 
truck, transit, assistive device, foot, or bicycle.”  
 
This chapter of the Master Plan looks at how the 
transportation system works in the City of 
Plymouth for all users. While this chapter does not 
identify specific improvements for particular 
routes, it is the basis upon which a more detailed 
plan could be developed in the future. 

 
This chapter: 
• Provides an overview of existing transportation 
routes in the city, and existing opportunities for 
regional bicycle or pedestrian connections with 
adjoining communities. 
• Describes the city’s current policies on road and 
sidewalk maintenance. 
• Provides overall strategic goals for future 
improvements to Plymouth’s transportation 
network for all users. 
• Identifies priorities for future road and sidewalk 
improvements as roadway projects are 
implemented. 
 
What are Complete Streets? 

Complete Streets provide facilities that allow all users, 
irrespective of their age or abilities, to use the street as a 
mode of transportation. 
A Complete Street allows pedestrians, bicyclists, transit users 
and those with disabilities to easily and safely use roads in 
their community. 
Communities with Complete Streets policies help to ensure 
that roadways accommodate all users, not just motorists. 
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Existing Conditions 
Regional Setting 
Before making improvements to the city’s 
transportation system, it is important to consider 
how the local system connects with adjacent 
transportation systems. This is true not only for 
Plymouth residents wanting to travel to other 
communities or nearby destinations, but also to 
allow visitors to come and enjoy all that Plymouth 
has to offer. Plymouth’s downtown is a prime 
destination for many visitors given the broad array 
of annual events and dynamic downtown 
environment. Helping visitors reach the city by 
various modes of transportation will only increase 
its popularity. 
 
There are various ways cyclists can access 
downtown Plymouth via the street network.  
Primary points of access from the street network 
to downtown include Penniman, Ann Arbor Trail, 
and Main Street. Improvements should make the 
connection between Hines and downtown more 
pedestrian and bike friendly. 
 
Plymouth is connected to the I-275 Metro Trail by 
the Hines Park Pathway system, shown on the 
map to the right. The Hines Park Pathway is a 17-
mile shared-use pathway which begins in 
Dearborn and ends in the City of Northville. The I-
275 Metro Trail is a 42-mile stretch from Novi to 
Monroe. The I-275 trail network has been the 
focus of significant regional improvements outside 
of the city limits. Currently, Plymouth only has 
three entry points into Hines Park at Wilcox Rd., 
Park, and Riverside Dr. An unmaintained, 
unofficial path exists at Plymouth Road. Creating 
pedestrian and bike access to Hines at Plymouth 
Road should be a priority in the future. Although 
the city has no jurisdiction over these trail 
networks, collaborative cooperation should be 
shown towards any opportunities that arise for 
improvement of the area within Plymouth’s city 
limits. 
 
Plymouth’s Road Network 
Plymouth is conveniently located near the 
regional highway system and can be accessed 

directly via Sheldon Road and Ann Arbor Road at 
interchanges located just outside the city limits. 
These main roads narrow down into local roads 
once within the city’s boundaries, which form the 
grid around which Plymouth’s neighborhoods and 
commercial districts are organized. Transportation 
improvements must be based on the current use, 
condition, and type of the existing roads in the 
network. The illustration titled “Existing 
Conditions” (Figure 11) on page X classifies each 
road according to the Michigan Department of 
Transportation’s (MDOT) hierarchical functional 
system. This road classification corresponds to 
roadway traffic volumes. Plymouth’s road network 
includes four classes of roads as described below. 
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MDOT National Functional Classification 
Code 1 – Interstates  
Code 2 – Other Freeways  
Code 3 – Other Principal Arterials  
Code 4 – Minor Arterials  
Code 5 – Major Collectors  
Code 6 – Minor Collectors  
Code 7 – Local  
Uncoded -- not a certified public road 
 
• Principal arterial roads run relatively long 
distance and service travel movements to 
important traffic generators, such as dense 
commercial areas or employment centers. 
Sheldon Road, North Territorial Road (west of 
Sheldon), Ann Arbor Road, and Plymouth Road 
(east of Mill St.) belong in this category. 
• Major collector roads funnel traffic from 
residential areas to arterial roads, with some 
providing direct access to residences. They include 
Main Street, Starkweather, Mill/Lilley, Farmer, 
Penniman, and Ann Arbor Trail. 
• Minor Collector roads serve more through-traffic 
than a local road but are not as heavily traveled as 
a major collector. These roads may directly serve 
schools, business districts and public functions but 
are less important than major collectors. Streets in 
this category include Church Street, Harvey, and 
Wing. 
• Local roads are neighborhood streets that 
provide access to residences and include all other 
streets in Plymouth. 
 
Plymouth’s Sidewalk and Bicycle Facilities 
Almost all of Plymouth’s streets have a sidewalk 
on one or both sides of the street. Only a few 
formal bicycle amenities, such as bike lanes or 
shared-use paths exist within the City. Recent 
street improvements included the addition of bike 
lanes between Ann Arbor Road and Ann Arbor 
Trail on South Main and sharded lane markings on 
Harvey . Harvey has also been marked with shared 
lane markings between Penniman and W. Ann 
Arbor Trail. Many residents perceive the arterials 
such as Sheldon Road, Ann Arbor Road, and 
Mill/Lilley Street as unsafe and challenging 

because of the heavy volume and fast traffic flow. 
This concern was also voiced about using a bicycle 
through downtown Plymouth. 
 
Plymouth’s Destinations 
An important element of planning any 
transportation system is to identify the 
destinations that the system must serve within a 
community. The destinations are classified by land 
use, type of user, and the way the user reaches 
the destination. The “Existing 
Conditions” map (Figure 11) shows the various 
destinations within and adjacent to Plymouth, 
including shopping/entertainment districts, 
schools, community facilities, and parks.  
 
Survey Responses on “Bicycle Destinations” 
The Master Plan Survey asked respondents to 
name where they want to travel to on a bicycle.  A 
majority named downtown, city parks, Hines 
Drive, and Old Village as destinations. Other 
destinations include neighboring cities like Livonia, 
Northville, Plymouth Township, and Canton 
Township. 
 
Surrounding Communities 
The communities surrounding the City of 
Plymouth have planned improvements to their 
transportation networks, particularly for 
pedestrian and bicycle users (or “non-motorized” 
transportation facilities). Since transportation 
networks help people get around their own 
community, as well as help people move between 
communities and beyond, the following describes 
how the region and neighboring communities are 
planning for future non-motorized transportation 
facilities. Knowing these goals will allow Plymouth 
to collaborate with neighboring municipalities, 
and efficiently coordinate mutually beneficial non-
motorized projects with its neighbors. 
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Southeast Michigan 
On a regional scale, the Southeast Michigan 
Council of Governments (SEMCOG) has developed 
the Bicycle and Pedestrian Travel Plan for 
Southeast Michigan (2020) in conjunction with the 
Michigan Department of Transportation. SEMCOG 
is the regional planning organization for southeast 
Michigan.  The purpose of the 2020 Plan is “to 
establish a common vision for bicycling and 
walking in the region, and provide guidance on 
how to increase the connectivity, use, and safety 
of the system for all residents.” The plan identifies 
existing and planned non-motorized facilities in 
the seven-county region and identifies 
opportunities for filling in the gaps.  
 
The Regional Bicycle and Pedestrian Corridors 
map is shown below. The dark orange represents 
existing infrastructure for both walking and biking 
and the light orange represents regional bicycle 
and pedestrian corridor.  
 

The Ann Arbor to Detroit Corridor (7) utilizes the 
Hines Park Bikeway and shared use paths and 
routes along the Plymouth Road corridor and 
sidewalks and protected bike lanes along Michigan 
Avenue in Detroit. This corridor links Southeast 
Michigan to Canada. In February 2024 the Gordie 
Howe Bridge connected to Canada’s 14,864 mile 
Trans Canada trail and became the first 
international bridge border crossing on “The Great 
Trail”. 
 
The Walled Lake to Lake Erie Metropark Corridor 
(16) connects Walled Lake to Flat Rock through 
Plymouth and utilizes the M-5 Metro Trail, I-275 
Metro Trail, and Downriver Linked Greenways.  
 
The entire document is available on SEMCOG’s 
website at https://www.semcog.org/bicycle-and-
pedestrian-mobility. 
 
 
  

https://www.semcog.org/bicycle-and-pedestrian-mobility
https://www.semcog.org/bicycle-and-pedestrian-mobility
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Plymouth Township 
The City of Plymouth is completely surrounded by 
Plymouth Township. The Township has addressed 
transportation and complete streets in their 
recent Master Plan. While they don’t have 
jurisdiction over their roadway system, they do 
strive to work with Wayne County, the Michigan 
Department of Transportation (MDOT), and 
SEMCOG to implement non-motorized facilities 
where possible. In 2020, the Township completed 
a comprehensive Sidewalk Inventory to provide a 
long range guide for the planning and prioritizing 
of sidewalk installations. They found 194,583 
linear feet (36.85 miles) of sidewalk gaps.  
 
Goals the Township has included in its Master Plan 
for this effort are listed below: 
• Coordinate with Wayne County and the MDOT 
to accommodate a non-motorized pathway 
system throughout the Township to support 
pedestrian and bicycle travel as part of roadway 
improvement projects. 
• Promote linkages and better connections 
between the downtown Plymouth, Hines Park, 
schools, and other community destinations; this 
includes the installation of crosswalks, and other 
traffic calming measures. 
• Develop a plan with Wayne County and SEMCOG 
to connect into the regional non-motorized 
system, including Hines Parkway, and increase the 
roadway shoulder/install bike lanes in conjunction 
with the plan. 
• Work with Wayne County and surrounding 
municipalities to develop preferred routes for 
truck traffic.  
• Implement the sidewalk gap program, with a 
priority to extend continuous sidewalks along/at: 
Ann Arbor Trail, N. Territorial, Wilcox; Powell 
Road, from Ridge to Beck; Ann Arbor Road; 
McClumpha; and Canton Center, between Joy 
Road and Ann Arbor Road.  
 
Northville Township 
Northville Township established a Pathways 
Advisory Committee in 2021 and took “field trips” 
to study the current system. After a Pathway Gap 

Analysis, six pathway projects were prioritized to 
pursue. 

• North side of Six Mile Road, between 
Northville Road and the Ravines 
subdivision 

• North side of Six Mile Road, east and west 
of Beck 

• South side of Seven Mile Road between 
Edenderry Drive and Fish Hatchery Park 

• East side of Silver Spring Drive, north of 
Seven Mile 

• East side of Bradner Road, Meads Mill 
Middle School to Whisperwood subdivision 

• North side of Arcadia Ridge, into Marv 
Gans Community Park 

 
City of Northville 
The City of Northville’s Non-Motorized Plan, 
adopted in 2014, articulates a system of 
pedestrian and bicycle facilities throughout the 
city. Similar to Plymouth, Northville has a well-
established network of sidewalks. This plan 
proposes to address sidewalk gaps and add new 
bicycle routes for short-term and long-term 
implementation. For Plymouth residents, 
Northville’s downtown is a destination that is 
accessible by bicycle or sidewalks along Sheldon 
Road and Hines Park Pathway. 
 
Existing Policies 
The City has adopted policies regarding street and 
sidewalk maintenance and repairs. (Note that a 
few streets in the City of Plymouth are County or 
State roads, including Mill Street, Sheldon Road, 
Wilcox Road, Ann Arbor Road, and Plymouth 
Road.) 
 
Streets 
In 2017 and 2020, the city completed 
comprehensive assessments of the condition of 
the city’s road system to plan for future 
repairs/replacement. The road scoring system is 
called PASER, which is an acronym for PAvement 
Surface Evaluation and Rating. Roads are given a 
score from 0 to 10, with 10 being a newly paved 
road and 0 being a completely deteriorated 
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surface. In 2017, PASER score 
presented the city’s 38.4 miles of 
roadway as 22% good, 65% fair, 
and 13% poor. In 2020, PASER 
score presented the city’s 38.4 
miles of roadway as 11% good, 
66% fair, and 23% poor. The 2017 
to 2020 comparison table is on the 
map to the right. 
 
The city has an annual 
infrastructure plan/program 
which as of 2024, has 
reconstructed approximately XX 
miles of streets since 20XX. Of the 
9.1 miles of road currently rated 
poor as of 2020, the city has 
replaced XX miles. The remaining 
XX miles will be completed by 
20XX.  
 
Planning for the annual 
infrastructure program considers 
underground utilities 
improvements, PASER score, and 
use of the right-of-way. The 
program goals should include 
using the right-of-way 
appropriately and most efficiently. 
The needs of the roadway and 
prioritizing said needs should be 
considered when selecting streets 
for the program. This includes 
improving the pedestrian 
elements and what the current 
and desired pedestrian experience 
of the roadway is like. These 
matters are considered by the City 
Commission, Department of 
Municipal Services, the Street 
Administrator, and the City 
Engineer. 
 
Sidewalks 
The sidewalk program is implemented by the 
Department of Municipal Services. They inspect a 
different quadrant of the city each year and  

 
 
 
determine repairs based on the criteria reviewed 
and enacted by the City Commission.  
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Primary and Secondary Transportation Routes 
Plymouth’s vehicular system is well established.  
Therefore, improvements to the City’s 
transportation network in this Plan focus on 
ensuring the city is also walkable and bikeable. 
Figure 12 on the next page depicts the priority 
routes and connections for Plymouth identified 
through a paper survey of visitors to the Spring 
Artisan Market in Downtown Plymouth April 2024 
and a workshop with the Planning Commission. 
While all these routes currently have existing 
sidewalks, there are opportunities to improve 
certain walks, as well as a need to establish 
facilities that better accommodate bicycle travel. 
 
The map also shows secondary routes that should 
also be considered for improvement once the 
primary routes have been improved, or if the 
primary routes are ruled-out after further study by 
transportation professionals. The map represents 
a long-term vision and is intended to serve as a 
guide for future funding, design, and 
implementation, either independently or as a 
consideration of future street improvement 
projects. 
 
1. Primary Vehicular Routes, colored yellow, 
include Main Street, Starkweather Street, Harvey, 
Farmer, Penniman, and Ann Arbor Trail. 
These roadways have been identified as the main 
routes used by vehicles to reach various 
destinations in town, or to connect with the larger 
roadway system surrounding the city. (Note that 
the existing conditions on Penniman (i.e., 
retaining walls and narrow travel lanes) make this 
street unfavorable as a future bicycle route.) The 
information is provided on this map to provide 
context, identifying the major roads where 
vehicular traffic has priority. 
 
2. Primary Bicycle Routes, colored blue, are the 
routes selected for consideration for future bicycle 
amenities. These routes would allow bicycle 
access to most of the City’s destinations, as well as 
connection to the Hines Park Trail, and regional 
bicycle network. 
 

3. Primary Pedestrian Routes, colored red, were 
selected to coordinate with new bicycle amenities 
and provide safe pedestrian travel along Main 
Street and around downtown Plymouth. 
 
Goals for Non-Motorized Improvements 
The Primary and Secondary Transportation Routes 
map illustrates the following goals for future 
pedestrian and bicycle improvements throughout 
Plymouth. These goals are provided to guide 
decision-making when resources are available. For 
example, if improvements are noted on the 
Primary and Secondary Transportation Routes 
map within the boundary of a major road project, 
or if a goal could be accomplished as a component 
of a major road project, the City Commission 
could consider adding one or more non-
transportation features to the project if funds 
allow. These goals are also provided to identify 
potential grant-funded projects. 
 
1. Create a comprehensive non-motorized plan 
incorporating public input and technical expertise. 
 
2. Provide a clear bicycle connection between Ann 
Arbor Road and Hines Drive through downtown 
Plymouth. 
 
3. Create a bicycle network that connects the 
residential neighborhoods with schools, parks, and 
downtown Plymouth, including the Plymouth 
Library and the Plymouth Cultural Center. This 
system should create a loop through the 
neighborhoods. 
 
4. Improve sidewalks to eliminate any existing 
obstructions, add landscape buffers/street trees 
between walks and abutting streets, and widen 
walks to provide safer, more comfortable 
pedestrian travel ways. Opportunities for 
improvements are identified with capital letters 
on Figure 12 and are described under the “Notes” 
heading on the map legend. 
 
5. Study and improve pedestrian crossings at the 
following intersections: 
a. Starkweather and Farmer 
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b. Main St. and Church 
c. Main St. and Fralick 
d. Main St. and Wing 
e. Main St. and Burroughs 
f. Main St. and Hartsough 
g. Harvey and Wing 
h. Mill St. and Farmer (Wayne County) 
i. Starkweather and Northville Rd. (Wayne County) 
j. Hines Drive and Park St. (Wayne County) 
k. Hines Drive and Wilcox Rd. (Wayne County) 
 
6. Explore funding options for future expansion of 
the pedestrian path along Tonquish Creek 
between Evergreen and Sheldon Road. 
 
7. Improve pedestrian and bicycle connections 
into Hines Park and construct a new connection 
route at/near Plymouth Road in the city or in 
Plymouth Township. 
 
Non-Motorized Best Practices 
Six non-motorized best practices have been 
identified as desirable within the city of Plymouth.  
It is recommended that these best practices are 
implemented in appropriate areas throughout the 
city as determined by transportation professionals 
and citizen input. 
 
1. Sidewalks 
Sidewalks are for pedestrians and are located 
within road rights-of way. They consist of concrete 
pavement and are separated from the roadway by 
a landscape strip or buffer area. Ideally, a buffer of 
5 to 6 feet is preferred, which is a width that can 
accommodate healthy growth of street trees. In 
Plymouth, older existing sidewalks are between 
3.3 and 5.5 feet wide. Any new sidewalk 
construction must comply with current ADA 
standards which require a 5-foot minimum width 
as well as ramps at roadway intersections. City 
sidewalks could be widened depending on the 
number of pedestrians who are expected to use 
the sidewalk at a given time. Generally, 
recommended widths for sidewalks are 5 feet on 
local residential streets and 8 to 12 feet in 
downtown-type areas. When full street 
reconstruction is planned as part of the annual 

infrastructure program the boulevard area should 
be increased when it is safe and efficient to do so. 
 
2. Pedestrian Refuge Islands and Bulb Outs 
Refuge islands improve the safety of pedestrians 
and bicyclists crossing streets. These islands are 
generally raised or curbed longitudinal spaces 
placed mid-block, between street intersections.  
Refuge islands separate opposing lanes of traffic, 
reduce pedestrian crossing distances, act as a 
traffic calming feature, and increase the visibility 
of the crosswalk to motorists. Bulb outs offer the 
same pedestrian protection measure by extending 
the sidewalk into the roadway. They improve 
safety by reducing crossing distance, improving 
visibility of pedestrians, and reducing the street 
width. 
 
3. On-Street Shared Lane Markings 
Bicyclists sharing roadways with cars are 
appropriate for most roads having low daily 
volumes or speeds. Most local residential streets 
in Plymouth are currently suitable for shared 
roadway bicycling with no additional 
improvements necessary. Shared roadways are 
also appropriate on streets having higher traffic 
volumes and moderate speeds with provision of 
an increased shared lane width and/ or shared 
lane markings. Shared roadways and streets with 
shared lane markings are desirable in locations 
where the road right-of-way is limited or where it 
is not feasible to create a dedicated bike lane. 
 
A “sharrow” is used to mark the shared lane. 
Sharrows are chevrons pointing in the direction of 
vehicle traffic to indicate where a bicyclist would 
ride. They provide a visual cue that bicycles are 
expected on the roadway and indicate the zone 
bicyclists should ride on. They are typically used 
on roadways where there is not enough space for 
bicycle lanes, or which connect gaps between 
other bicycle facilities. Introduced in 2004, 
sharrows have been adopted by many cities across 
the U.S. and have been incorporated in the new 
editions of the federal Manual of Uniform Traffic 
Control Devices (MUTCD) and the American 
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Association of State Highway and Transportation 
Officials (AASHTO) guidelines. 
 
4. On-Street Bicycle Lanes 
Bicycle lanes include designated lanes on 
roadways that incorporate striping, signing, and 
pavement markings for the preferential or 
exclusive use of bicyclists. They are one-way and a 
minimum of five feet wide. A minimum of three 
feet ridable surface should be provided where the 
joint between the gutter pan and pavement 
surface is smooth. If the joint is not smooth, four 
feet of ridable surface should be provided.  
 
According to the Federal Highway Administration 
(1994), bicycle lanes are appropriate on roadways 
having daily volumes that exceed 4,000 or car 
speeds that exceed 30 mph.  
 
Where parking is permitted, bicycle lanes should 
always be placed between the parking lane and 
the motorized vehicle lane. The recommended 
lane width for this location is five to six feet. An 
important consideration in the design of bicycle 
lanes is the location of bicycle lanes at 
intersections. Guidance for pavement markings 
and signs at intersections is contained in the 
Michigan Manual on Uniform Traffic Control 
Devices (MMUTCD). 
 
To accommodate bike lanes, Plymouth could 
pursue a “road diet,” which reduces the number 
of vehicle lanes and/or vehicle lane widths to 
accommodate space for bike lanes. 
 
5. On-Road Paved Shoulders 
A paved shoulder is the part of the roadway that is 
adjacent and contiguous to a regular vehicle travel 
lane without curb and gutter. Paved shoulders 
intended for bicyclists’ use are at least four feet 
wide.  When motorist speeds exceed 35 mph, 
additional width is recommended.  A 2-foot buffer 
adjacent to a bike lane or paved shoulder will 
provide greater distance between cars and 
bicyclists thereby increasing safety.  
 

Plymouth has only a few roadways that are not 
constructed using curb and gutter, and they are 
under the jurisdiction of Wayne County. While the 
city does not control these roads, it could, if it 
deems appropriate, communicate its desire for 
paved shoulders on these roads to the County as 
part of a future road project. 
 
6. Other Bicycle Features 
Providing amenities such as bike stations/rest 
areas along non-motorized routes can make the 
system more inviting to users. Basic amenities 
may include a bicycle rack, shade structure, 
benches, trash receptacle, and a water fountain. 
Additional amenities can include a dedicated 
bicycle rest area or bicycle repair station including 
an air pump, kiosk displaying a map of the area, 
sheltered bicycle rack, restrooms, shower and 
changing facilities, or bicycle lockers. A bike repair 
station currently exists on the north side of 
Plymouth’s public library. 
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