
City of Plymouth Planning Commission  
Regular Meeting Agenda 
Wednesday, August 10, 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 

 

https://us02web.zoom.us/j/84260848279 
Passcode: 771399 
Webinar ID: 842 6084 8279 
 

1. CALL TO ORDER 
a) Roll Call 

 

2. CITIZENS COMMENTS 
 

3. APPROVAL OF THE MINUTES 
a) Approval of the July 13, 2022, meeting minutes 

 

4. APPROVAL OF THE AGENDA 
 

5. COMMISSION COMMENTS 
 
6. PUBLIC HEARING 

a) PUD22-01: 100 S. Mill, Preliminary PUD Eligibility for a Planned Unit Development  
 
7. OLD BUSINESS 

a) Discussion only: Impervious surface edits  
b) Discussion only: B-2 Central Business Districts ordinance amendments 
 

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.  

 

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/84260848279


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 policies and programs that support staff recruitment/retention, including a coordinated 

recruitment program, flexible scheduling, and an internship program 
2. Increase staff levels to appropriately support city services and departments 
3. 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 

 
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  
 
  



Planning Commission 2022 Goals 
 
1. Address ordinances pertaining to R-1 fences and height of residential structures 
2. Begin the preliminary process for the 2023 master plan revision in Q4 
3. Explore an impervious surface ordinance 
4. Audit the current zoning ordinance and identify an approach for implementing form-based codes 
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Plymouth Planning Commission 
Regular Meeting Minutes 
Wednesday, July 13, 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 7:01 p.m. 
 
Present: Chair Sisolak, Vice Chair Scott Silvers, Commissioners Shannon Adams, Joe Hawthorne (arrived at 7:05 
p.m.), Tim Joy (arrived at 7:07 p.m.), Jennifer Mariucci, Kyle Medaugh, Hollie Saraswat 
 
Excused:  Commissioner Eric Stalter 

 
Also present: Planning Director Greta Bolhuis, Planning Consultant Sally Elmiger, and City Commission Liaison Kelly 
O’Donnell 

 
2. CITIZENS COMMENTS 

There were no citizen comments. 
 
3. APPROVAL OF MEETING MINUTES 

Silvers offered a motion, seconded by Adams, to approve the minutes for the June 8, 2022, meeting. 
 
Sisolak questioned item 6.a in the minutes, concerned that some of the conditions placed on the site plan approval 
for Sidecar, particularly about the parking deficiency, were vague and left to administrative approval. Elmiger said it 
was appropriate to leave this item to be handled administratively. She asked that future motions and conditions be 
more specific. 
 
The group further discussed the need for a detailed site plan. 
 
Saraswat asked that her name be added to the roll call votes in the June 8, 2022 meeting minutes. 
 
There was a roll call vote. 
Yes: Adams, Hawthorne, Mariucci, Saraswat, Silvers, Sisolak 
Abstain: Joy, Medaugh 
MOTION PASSED 6-0 

 
  
4. APPROVAL OF THE AGENDA 

Hawthorne offered a motion, seconded by Silvers, to approve the agenda for July 13, 2022. 
 

There was a roll call vote. 
Yes: Adams, Hawthorne, Joy, Medaugh, Mariucci, Saraswat, Silvers, Sisolak 
MOTION PASSED 8-0 

 
5. COMMISSION COMMENTS 

Adams asked how conditional approvals are monitored and Bolhuis said that Certificates of Occupancy are not 
issued until conditions are met, within reason. He asked that the Community Development office look into parking 
spaces at Planet Fitness, which he believes are too small. 
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Silvers said the Zoning Board of Appeals was agreeable to the idea of changing the fence ordinance to allow 42-inch 
fences in the side yard of corner lots. They also asked to require 50% airflow and that the fence not to extend 
beyond the front façade of the house. It was suggested that a small change be made rather than opening up the 
entire ordinance for change. Silvers agreed to take the lead in this. 
 
Hawthorne asked about the status of a project at an old Wilcox/Henry Ford building near Hines Park. Bolhuis said 
the project had been abandoned due to the cost of FEMA requirements. 
 
Joy asked about the status of the Canzano building’s parking lot and landscaping. Bolhuis said the owner is having 
difficulty securing a contractor to do the work. 
 
Sisolak congratulated Bolhuis for getting engaged and for her recent promotion to Planning and Community 
Development Director. 

 
6. PUBLIC HEARINGS 

a. POSTPONED: SP22-01 – 100 S. Mill, Preliminary PUD Eligibility for a Planned Unit Development 
 

Bolhuis reported that the applicant wasn’t able to provide the information in the timeframe required. She expects 
them to come back next month. 

 
7. OLD BUSINESS 

There was no old business. 
 

8. NEW BUSINESS 
a.  Discussion only: Impervious surface edits 

 
Bolhuis reviewed the committee’s proposed ordinance edits for off-street parking (changing language to reference 
section 78-272 to 78-273) and to residential driveways. She said the proposed edits refer to new construction, and 
include minimum and maximum width, the placement, the curb cuts, and the material that may not abut driveways. 
She said that the administration recommended addressing driveways as a starting point but did not recommend a 
hard cap calculation for impervious surfaces. 

 
Some Commission members stated a preference for addressing all impervious surfaces in the ordinance. Elmiger said 
Michigan’s Low Impact Development Manual has a list of pervious and impervious surfaces that could be the basis 
for an addition to the City’s schedule of regulations. She also said doing so would help the City meet the 
requirements for a federal phase two permit under the Clean Water Act, which is an obligation for all municipalities 
with an enclosed stormwater system.  
 
It was agreed that the subcommittee would meet again to determine an appropriate percentage of impervious 
surface coverage for lots, bring it back to the August Planning Commission meeting for review, then potentially 
schedule a public hearing for August. 

 
b. Discussion only: B-2 Central Business Districts ordinance amendments 

 
Bolhuis provided an overview of proposed edits to the ordinance, made necessary by the Zoning Board of Appeals 
ruling on June 2, 2022, that dental offices are considered a personal service establishment as well as a professional 
office. The ordinance as written does not address dental offices.  Planning Commission members suggested several 
language changes and agreed to continue to review the proposed changes for further discussion at a later date.  
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9. REPORTS AND CORRESPONDENCE 
Liaison Kelly O’Donnell reported that the City Commission approved the transfer of liquor licenses for the new 
Sidecar and the Elks, and that they approved rezoning the Elks location.  In response to questions, she said the 
administration was continuing to research parklets and paid parking, and that the issue with the owner of a section 
of the Saxton’s parking lot was not yet resolved. 
 

10.  ADJOURNMENT 
 Joy offered a motion, seconded by Medaugh, to adjourn the meeting at 8:30 p.m. 
 
There was a roll call vote. 
Yes: Adams, Hawthorne, Joy, Medaugh, Mariucci, Saraswat, Silvers, Sisolak 
MOTION PASSED 8-0 
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 Date: February 4, 2022 
 Rev.: August 3, 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 Townes PUD Amendment 
 
Plan Date: December 16, 2021 
 
Latest Revision: July 19, 2022 
 
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. 
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An aerial of the proposed project area is shown on the next page. 
 

 
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.  The Planning 
Commission reviewed plans at their February 9, 2022 meeting, as well as their June 8, 2022 meeting, at 
which time they scheduled a Public Hearing for the next available date, after revised plans have been 
submitted.  Revised plans have been submitted, based on the Planning Commission comments at both 
meetings.  
 
  

Existing 
Mill Street 

Towns 
Development 

Project Site  
(Previous “Exception” Area) 
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The ordinance requires specific information be included in a Preliminary Site Plan submission that 
accompany a PUD.  In our previous review, we listed a number of items that needed to be provided.  The 
original list is below; comments in italics indicates how the applicant has responded in the latest 
submission.      
 
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.  A 
narrative meeting this requirement, dated February 18, 2022, was submitted in conjunction with the 
previous set of plans. 

 
2. Sheet 2, Existing Conditions, needs to be amended to show the following: 

a. Current zoning of site (PUD) showing “exempted” area.  Provided. 
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.  The applicant states in their narrative that the property 
boundaries and other information on the sheet are from a field survey, and that this note has been 
amended to reflect that. 

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

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 
illustrates 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.  The sheet 
has been amended to show the current conditions (townhome development) on the property to 
the south, as requested. 

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.  The narrative explains that these hatch patterns represent 
existing asphalt and gravel pavement.  The hatch patterns have been added to the legend on this 
sheet. 

 
3. Tree survey indicating location and diameter of trees greater than 12 inches in diameter.  The 

narrative requests that this information be provided prior to Final Site Plan review.  Due to the small 
number of existing trees, and the minimum impacts proposed, we concur that it could be address 
during Final Site Plan review when the other landscaping items are addressed. 

 
Items to be Addressed:  None. 
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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 
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 if the 
new use complied with the new zoning district.  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.   
 
At the June, 2022 Planning Commission meeting, the applicant explained the issues with 
the proposed open space, and how its future design should be for “viewing,” rather than 
actual use given the past industrial use of the site.  They stated that they will be extending 
the Brownfield Plan to cover this parcel.  This process will allow the City’s Brownfield 
Redevelopment Authority, Environmental Consultants, and the Michigan Department of 
Environment, Great Lakes, and Energy, to review the plans and the proposed remediation 
of existing contaminants on site, making them acceptable for residential uses.  The 
applicant should confirm this description is generally accurate.  
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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).  In the narrative, the applicant has 
confirmed that an easement has been granted over the “excepted” parcel for the 
existing sidewalk.   
 
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 has confirmed 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. 
 

3. Mini-park 
The new area of open space is shown as planted in a wildflower seed mix, with a 
pathway through the planting.  The planted area is contained with a wood split-rail 
fence to keep people on the path. 

    
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 have been modified to 
shift the sidewalk approximately 30-feet away from the Mill St. travel lanes and in line 
with the new sidewalk across the townhome development to the south.  We consider this 
a positive change to the plans.    

 
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.  
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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.   

 
Additional Mill St. right-of-way will extend across the east side of the subject 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.   
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(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 and south. 

 
(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 narrative confirms that the PUD will be under single-ownership and/or 

control.  
 
 (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.   
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We consider the residential proposal to be consistent with the surrounding land uses. 
  

(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 is identical to what was previously proposed.  The 
applicant has confirmed that the unit design proposed to the Planning Commission was not 
changed later in the approval process, and represents what was actually constructed on site. 
 
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.   
 
We consider the character that the townhomes provide (vs. traditional multi-family-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 meet the PUD criteria.   
 
Items to be Addressed:  1. City Engineer to confirm capacity in City water and sewer systems to 
accommodate this development.  2. Recommend City’s Fire Chief review the plans and single entrance to 
this part of the site.  3.  Applicant to confirm the Brownfield evaluation description on Pg. 4 of this review 
is generally accurate. 
 
 
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.   
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The northern portion of the site is 4.8 “net” acres, with 29 townhome units.   Assuming the possibility for 
5 bedrooms (or 5 “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, as did the original PUD.  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) 1 space 

 
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 4 visitor parking 
spaces. 
 
One barrier-free parking space is required in the visitor parking area, and one is shown.   
 
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:  None.  
 
 
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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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 amended PUD meets the standards of Section 78-311 in the Zoning Ordinance.  A 
summary of the remaining outstanding items is listed below: 
 
A.  City Engineer to confirm capacity in City water and sewer systems to accommodate this development.   
 
B.  Recommend City’s Fire Chief review the plans and single entrance to this part of the site.   
 
C.  Applicant to confirm the Brownfield evaluation description on Pg. 4 of this review is generally accurate. 
 
D. Amend PUD Agreement with performance guarantees for public amenities, and conditions of 

approval, if any. 
 
 

 
 
#152-1709 
 
cc: Greta Bolhuis 
 Marleta Barr 
 



Northville City Fire Department 
Serving the cities of Northville and Plymouth 

   

                                Station 1                                                                                            Station 2 

             215 W. Main St                                                                                  201 S. Main St 

                      Northville, MI 48167                                                                         Plymouth, MI 48170 

                                248-449-9920    

  
8/3/2022 

Address:  

Mill Street Towns – Phase 2 

Mill Street 

Plymouth, MI 

 

 

Contractor: 

Atwell Group 

Matthew Bush 
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Inspection Type:  

Site Plan Review - Amended PUD Plans 

 

Remarks:   

● Fire access road shall have a minimum unobstructed width of 26 feet, exclusive of shoulders. 

● No Parking/Fire Lane shall be posted on both sides of the street. 

● Single entrance is a dead end.  Current plans show acceptable turn-a-round. 

 

 

 

 

 

Reviewer:  M. Samhat 



 

 

MEMORANDUM 
 

 

To: John Buzuvis and Greta Bolhuis 
 
From: Shawn Keough, PE 
 
Date: August 5, 2022 
 
Subject: Mill Street Towns PUD Amendment – Preliminary PUD Approval 
 
On August 2, 2022, Wade Trim was asked by the Department of Municipal Services to perform a 
review of the preliminary plans dated July 19, 2022, which have been submitted by Pulte Homes of 
Michigan, LLC for Preliminary PUD Approval for the northern extension of the Mill Street Towns 
project.  The Mill Street Towns project is located at 100 S. Mill Street.   
 
The original Mill Street PUD project that was approved in April 2019 by the City included the southern 
portion of the project, and “excepted the northern portion”.  The northern portion of the property is 
approximately 4.8 acres in size and the applicant is proposing to locate an additional 29 townhouse 
units (similar to the original 76 units approved on the southern portion of the project). 
 
With that background in mind, we have several recommendations that should be incorporated into 
the proposed PUD Amendment prior to Final PUD Amendment Approval.  We recommend that the 
following comments and conditions be included as part of any approval to the requested Preliminary 
PUD Amendment: 
 
General Comments 
The existing conditions plan sheet should be corrected to show the current street names.  We believe 
that the entrance has been named Sydney Boulevard and that the two loops are N. Sydney Ct. and S. 
Sydney Ct.  The existing conditions plan sheet included as part of this submittal shows Ivy Boulevard, 
Oliver Road, Pierce Road, and Poppy Street.  These names should be removed and replaced. 
 
Sanitary Sewer System Comments and Conditions 

1. The proposed sanitary sewer shown on page 04 (Utility and Grading Plan) is proposed to 
connect to the public sanitary sewer available on N. Sydney Ct. (shown as Oliver in this plan 
set).  There is available capacity in the public sanitary sewer along N. Sydney Ct and 
downstream along Sydney Blvd to accommodate the additional 29 townhomes that are 
proposed. 

2. As an additional public benefit under the PUD, the developer should provide two sanitary 
sewer easements to the north to allow future connections to this public sanitary sewer.  The 
two easements should run from the existing sanitary sewer to the properties with tax parcel 
identification numbers 49-005-01-0363-004 and 049-005-01-0362-007.   

3. The 49-005-01-0363-004 property (currently owned by Erin Investments, LLC) is currently 
served by a septic field system and is the last known septic field system within the City of 
Plymouth.  It would be a huge public benefit for this current project to provide an opportunity 
to allow future connection to a public sanitary sewer.   This could be accomplished by 
providing a sanitary sewer easement from the public sanitary sewer either east (at manhole 
S4) or west (at manhole S6) of the proposed detention pond to the property line of parcel 49-
005-01-0363-004.  We recommend a sanitary sewer easement be provided to the property 
line and that this additional public benefit be included in the PUD.  It would be a large 
improvement to the public, health, safety and welfare of the City if we can make it easier for 
the 49-005-01-0363-004 property to get rid of its septic sewer system. 

4. A portion of the 49-005-01-0362-007 property (currently owned by Iron Horse Crossing. LLC) 
is currently connected to sanitary sewer on Main Street. However, due to the drop off in 
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topography, the southeastern portion of the site does not have the ability to be served by a 
gravity sewer system.   By creating an opportunity for a future connection to a public sanitary 
sewer, the rear of this property could potentially be redeveloped and better utilized.  We 
recommend a sanitary sewer easement be provided from proposed Sanitary MH S102 to the 
northern property line and that this additional public benefit be included in the PUD. 

 
Water System Comments 

1. The plans propose the installation of a new 8-inch water main extension from the existing 
public water main on N. Sydney Ct.  This new water main is proposed to dead end 
approximately 400 feet from the existing public water main installed during the initial phases 
of the Mill Towns project. 

2. The Planning Commission should be aware that the residents along N. Sydney Ct. have been 
experiencing poor water quality (reduced chlorine residual) in the northwest corner of N. 
Sydney Ct.  This condition has not been something that has been easy to fix even as 
additional users have been added to the system within the Mill Street Towns development.  
The city has received several complaints and currently has to flush the water system once a 
month by running water from the hydrants along this portion of the water system.  One 
possible solution to this problem would be to loop the water system to the water main on 
Main Street. 

3. We recommend that the developer provide a public water main easement (and potentially 
new water main) for a future connection to Main Street.  The easement should be provided  
to the 49-005-01-0362-007 property.  Ideally, we would want to see the developer include 
this connection to Main Street as part of this PUD Amendment to help solve the water quality 
problem. 

 
Storm Water Management System Comments 

1. The plans propose a storm water management system that is unique to serve the northern 
portion of the project area (approximately 4 acres).  The proposed storm water system 
includes a proposed connection to a city storm sewer manhole in the Amelia Road right of 
way.  The storm water management calculations that have been provided will be reviewed as 
part of the detailed engineering review but are acknowledged as being submitted. 

2. The city would prefer to have this new detention system outlet to either the Wayne County 
storm sewer system in Mill Street or through the storm water management system that was 
permitted under the original project.  We would recommend that the developer and city meet 
to discuss this portion of the proposed storm water system prior to approval of the Final PUD 
Amendment.  

 
Roadway Comments 
We understand that the roads within the proposed PUD Amendment are proposed to be private 
roadways.  This should be noted on the plans. 
 
Please note that we do not consider these comments to constitute an engineering approval of the 
plans that have been submitted.  Once the Final PUD Amendment is approved, detailed engineering 
plans should be submitted to the City for further review and comment. 
 
Please feel free to contact me directly at (313) 363-1434 with any questions you have regarding our 
comments. 
 
 
SWK:ka 
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Review of Mill Street Townes Phase 2 
 
DMS comments and concerns: 

1. Sanitary sewer system:  
• This extension of the public system is the opportunity to bring the final two parcels for the city of 

Plymouth into compliance with the sewer ordinance.  
• The one and only known remaining septic system needs to be addressed. The extension of the public 

sanitary sewer main line to be placed along the property line or run a stub of sanitary sewer main and 
associated easement to abut the two parcels at a minimum. 

2. Water system:  
• This extension of the public system will require additional review to ensure that safe drinking water can 

be delivered through the proposed dead end main.  
• The current/existing public extension (looped system) serving phase 1 has required DMS staff to 

perform extra maintenance, flushing and sampling to ensure the water quality.  
• The further extension and creating a dead end will require modeling and study to confirm the proposed 

extension will deliver water that meets the standards of the safe drinking water act.  
• An extension of the water main and associated easement to the point closest to Main St. is required. 

3. Storm drain system:  
• Storm water treatment, detention and retention systems are a highly sensitive subject in the City and 

deserve to be given ample review for all the conditions that are present on the site. If the system as 
proposed is accepted, this will be the only development in the city with multiple storm systems 
installed. In this case, the brownfield site has ground water contamination, this is a factor that is both 
limiting and can provide for additional options and exemptions. The design of the storm system can be 
modified to be exempt from requirements that could contribute to the movement of contaminated 
ground water, this could include a storm system that does not have a retention component.  

• Additionally, the storm system for phase 1 outlets to the Wayne County drain, the outlet as proposed 
for phase 2 is to the City storm system, this will undoubtedly result in future confusion for the 
condominium board and can be avoided by keeping the outlet to the Wayne county drain consistent. 

4. Sidewalks and roads:  
• Per the City sidewalk ordinance, sidewalk extensions are to be installed in conjunction with 

development. An extension of the City sidewalk on Amelia St. is required as well as bringing the 
crosswalk approach at Amelia and Mill into ADA compliance.  

• The widening of the Mill St. right of way may require the realignment of the sidewalk along Mill. At a 
bare minimum, the reconstruction of the sidewalk is necessary along with the removal of the 
abandoned driveway approach, curb cut and turn/maneuvering lane.  

• A vehicular access easement and stub of road to the property line closest to Main St. for future 
connectivity, and emergency service access. 

Respectfully, 
Adam Gerlach 
Asst. Director of Municipal Services 
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