
City of Plymouth Planning Commission  
Regular Meeting Agenda 
Wednesday, September 13, 2023 – 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 

 
https://us02web.zoom.us/j/88503158363 
Passcode: 107265 
Webinar ID: 885 0315 8363 
 

1. CALL TO ORDER 
a) Roll Call 

 
2. CITIZENS COMMENTS 

 

3. APPROVAL OF THE MINUTES 
a) Approval of the August 9, 2023, meeting minutes 
b) Approval of the August 14, 2023, working session meeting minutes 

 
4. APPROVAL OF THE AGENDA 

 
5. COMMISSION COMMENTS 
 
6. PUBLIC HEARINGS 

a) SP23-09: 1020 W. Ann Arbor Road, Special Land Use and Site Plan Review 
 
7. OLD BUSINESS 

a) Master Plan discussion 
 

8. NEW BUSINESS 
a) Projections into setbacks ordinance amendments (generator placement edits) 
 

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. 
 
  

https://us02web.zoom.us/j/88503158363


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 2023 Goals 

1. Review, amend, and revise the master plan as necessary 
2. Obtain and review a form based codes test case 
3. Create an ordinance to support generators 



City of Plymouth 
Planning Commission Public Hearing Notice 

Wednesday, September 13, 2023 – 7:00 p.m. 
City Hall & Online Zoom Webinar 

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, September 13, 2023, 

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

SP23-09: 1020 W. Ann Arbor Road 
Special Land Use and Site Plan Review 

Zoned: ARC, Ann Arbor Road Corridor District  
Applicant: Joseph Philips, Architect 

 
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, August 29, 2023    



 

1 

Plymouth Planning Commission 
Regular Meeting Minutes 
Wednesday, August 9, 2023 - 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, Zachary Funk, Joe 
Hawthorne (arrived at 7:55) Tim Joy, Kyle Medaugh, Holle Saraswat, Eric Stalter 

 
Also present: Community Development and Planning Director Greta Bolhuis, Planning Consultant 
Sally Elmiger 

 
2. CITIZENS COMMENTS 

Lee Jasinski, 1380 Maple, said he was concerned about building practices that are harmful to trees. 
 
3. APPROVAL OF MEETING MINUTES 

Joy offered a motion, seconded by Stalter, to approve the minutes for July 12, 2323, meeting as 
presented. 

 
There was a voice vote. 
MOTION PASSED 

 
4. APPROVAL OF THE AGENDA 

Medaugh offered a motion, seconded by Joy, to move item 8, new business, above item 7, old 
business.   
 
There was a voice vote. 
MOTION PASSED 

 
5. COMMISSION COMMENTS 

Saraswat said she felt it incongruous that restaurants were allowed to use parking spaces for 
outdoor dining for a relatively low cost while some other businesses are required to pay significantly 
more in lieu of parking. 
 
Joy said he was concerned about Tonquish Creek Manor parking, and that the Housing Commission 
should have addressed it from the beginning. 
 
Silvers thanked Jasinski for pointing out disrespect for trees during the construction process. 
                  

6. PUBLIC HEARINGS 
There were no public hearings. 
 

7.  NEW BUSINESS 
      a.  SP23-08: 173 W. Liberty, Site Plan Review 
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Owner Alex Bernetich and tenant Rebecca Nicholson reviewed the project and described the business 
planned for the space.  They said the Zoning Board of Appeals granted them a variance for parking 
spaces. 

 
Public Comment 

Sisolak said members of the Planning Commission received the following emails. 
• July 27th -    Katie Barret – Support  
• July 28th -    Bonnie Butler – Support 
• July 28th -    Ibtesan Aquilina - Support  
• July 31st -    Stephanie Loez Panelli – Support 
• July 31st -    Danielle Zazaian – Support 
• August 3rd- Christopher Hammond – Support 

Kristie Holmes, 633 Starkweather, spoke in favor of the project. 

Commissioner Comments 
Commissioners thanked the applicants for saving the formerly condemned building. 
 
Motion 
Stalter offered a motion, seconded by Saraswat to approve the site plan for SP 23-08. 
 
Finding of Fact 
The Zoning Board of Appeals has already granted a variance for the 8 parking spaces. 
 
Condition 
The barrier-free requirement and site lighting will be approved by the building official. 
The applicant must modify the sign to meet the ordinance requirements and be issued a sign permit. 
 
There was a voice vote. 
MOTION PASSED 

 
8.   OLD BUSINESS 
 a.   SP23-05: 525 W. Ann Arbor Trail, Revised Site Plan Review 
 Bolhuis said all R-1 requirements have been met.   
 

Public Comments  
 There were no public comments. 
 
 Motion 
 Funk offered a motion, seconded by Medaugh, to approve the site plan for SP23-05.  
 
 Conditions 
 Any deviations from the submitted site plan are permitted as long as all R-1 standards are met. 
 The structures and site meet all current and future R-1 single family residential standards. 
 All conditions of the special land use approval are to be met. 
 
 There was a voice vote. 
 MOTION PASSED 
 
b.   SP23-06: 545 W. Ann Arbor Trail, Revised Site Plan Review 
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Public Comments  

 There were no public comments. 
 
 Motion 
 Funk offered a motion, seconded by Medaugh, to approve the site plan for SP23-06. 
 
 Conditions 
 Any deviations from the submitted site plan are permitted as long as all R-1 standards are met. 
 The structures and site meet all current and future R-1 single family residential standards. 
 All conditions of the special land use approval are to be met. 
 
 There was a voice vote. 
 MOTION PASSED 

 
c.    SP23-07: 565 W. Ann Arbor Trail, Revised Site Plan Review 
   

Public Comments  
 There were no public comments. 
 
 Motion 
 Funk offered a motion, seconded by Medaugh, to approve the site plan for SP23-07 
 
 Conditions 
 Any deviations from the submitted site plan are permitted as long as all R-1 standards are met. 
 The structures and site meet all current and future R-1 single family residential standards. 
 All conditions of the special land use approval are to be met. 
 
 There was a voice vote. 
 MOTION PASSED 
 
d.    PUD 23-01:  1100 W. Ann Arbor Trail, Revised Preliminary PUD 
 Sisolak disclosed that she lives on Penniman with part of the Tonquish Creek trail in her rear yard 
 but thinks she can be objective regarding the project. 
 
 Sisolak explained the PUD process, stating that this was the applicant’s first formal request, since 
 previous meetings were only discussions on the concept. She added that if the Planning Commission 
 decided to move forward, a public hearing would be required. 
 
 Elmiger explained that a PUD allows rezoning in exchange for public benefit and said the Planning 
 Commission was under no obligation to approve a PUD for this project.  She reviewed several items 
 in her report, including a concern that the rear buildings were too close to the bank of the creek and 
 that there were several ways to calculate density, and depending on the method, the project could 
 be either within or outside the limits. 
 
 Applicant Doug Hamborsky provided an updated review of the project and answered questions in 
 the Carlisle Wortman report about traffic, building height, massing, and stormwater management.  
 

Toni Nayback and Leslie Evans of the First Church of Christ, Scientist, spoke about the project and 
why it was important to them. 
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Citizen Comments 
 Sisolak provided a list of individuals who emailed the Planning Commission about this agenda item: 

• August 3rd – Nick Sobeck – Support 
• August 4th – Cathy Wilson – Attached  a letter of support from Carol Uber and Robert May 
• August 4th – William West – Support 
• August 5th – Judy Sarns – Support 
• August 5th – Barbara and Ken Kelsey – Support 
• August 6th – Janice Erickson – Support 
• August 9th – Tom and Sherry Doran – Opposed 
• August 6th – Susan Anderson – Support 
• August 6th – Meg Worchester – Support 
• August 6th – Bill Skubik – Support  

Included attached letters of support from 7 Plymouth Businesses and 8 Plymouth Residents 
• August 7th – Leslie Evans – Support 
• August 8th – James Oakleaf – Support 
• August 8th – Scott Lorenz – Opposed 
• August 8th – David Pierce – Opposed with document outlining reasons 
• August 8th – Karen & Hank Jallos – Opposed 
• August 8th – Rachel Rutter – Opposed 
• August 8th – Cathy Timmers – Opposed 
• August 8th – John Fuerstanu – Opposed 
• August 9th – Jeff Wassel – Opposed  
• August 9th – Nick Jallos – Opposed 
• August 9th – Bob Bake – Opposed 
• August 9th – Beth Borys – Opposed 
• August 9th – Amy Georvassils – Opposed with traffic pictures 
• August 9th – Cindy McLaren Hartsig – Opposed 
• August 9th – Susan & Win Schrader – Opposed 

 
In-person and online participant comments: 

Sue Bailey, 1160 Sheridan, asked about Tonquish Creek Manor parking. 

Ken Kelsey, First Church of Christ, Scientist member, spoke in support of the project. 

Mike Mountain, 1211 Sheridan, spoke in opposition to the project. 

Denise Varner, 1428 Sheridan, spoke in opposition to the project. 

Joan Seller, 1160 Sheridan, spoke in support of the project. 

Walker Evans, Northville resident, spoke in support of the project. 

Barry Nayback, 898 Arthur, spoke in support of the project. 

Karen Patrosso, 1456 W. Ann Arbor Trail, spoke in opposition to the project. 

Julie Nelson, 1464 W. Ann Arbor Trail, spoke in opposition to the project. 

Andrew Hinrichs, 575 N. Evergreen, spoke in support of the project. 

Tom Doren, 1191 Sheridan, spoke in opposition of the project. 

Courtney Mangus, 1147 W. Ann Arbor Trail, spoke in opposition to the project. 

Judy Sarns, First Church of Christ, Scientist member and resident of Livonia, spoke in support of the 
project. 
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Meg Wooster, First Church of Christ, Scientist member and resident of Ann Arbor, spoke in support of 
the project. 

Susan Anderson, First Church of Christ, Scientist member and resident of Northville, spoke in support 
of the project. 

Bill West, Plymouth Township resident, spoke in support of the project. 

Ron Picard, 1373 Sherdan, spoke in opposition to the project. 

Matt Krawczak, 1320 W. Ann Arbor Trail, spoke in opposition to the project. 

Dave Pierce, 1147 W. Ann Arbor Trail, spoke in opposition to the project. 

Elaine Attridge, 1192 W. Ann Arbor Trail, spoke in opposition to the project. 

Paul Schantz, 1192 W. Ann Arbor Trail, spoke in opposition to the project. 

Rodney Tripp, resident, spoke in support of the project. 

Patricia Gatto, 1316 Sheridan, spoke in opposition to the project. 

Joann Samuels, 1372 Sheridan, spoke in opposition to the project. 

Lucy Oakleaf, 1350 Ross, spoke in support of the project. 

Jeff Singer, 1246 W. Ann Arbor Trail, spoke in opposition to the project. 

Maria, First Church of Christ, Scientist member and resident of Plymouth, spoke in support of the 
project. 

Jane Libbing, 979 Penniman, spoke in opposition to the project. 

Steven, former resident, spoke in support of the project. 

Nick Pagan, 1156 W. Ann Arbor Trail, said he wanted clarification on the side yard setback and if a 
fence would be provided. 

Elizabeth Tripp, resident, spoke in support of the project. 

Kathryn Szary, 1107 W. Ann Arbor Trail, asked why there are no basements. 

Michael Gladchun, 1000 W. Ann Arbor Trail, said he supported the project with less density. 

David Szary, 1107 W. Ann Arbor Trail, said the property was too expensive for builders of single-family 
homes. 

Scott Lorenz, 1310 Maple, spoke in opposition to the project. 

David Sibbold, 1351 Woodland Place, spoke in opposition to the project. 

Patrick O’Neill, city business owner, spoke in support of the project. 

Stephanie Fraser, 451 Jener, spoke in opposition to the project. 

Bill Skubik, church real estate provider, said the church is not obligated to provide parking for Tonquish 
Creek Manor, but they are willing to do so. 

 

Commissioner Comments 

Planning Commissioners discussed the PUD application and brought up a number of points, chiefly 
density, traffic, and the public benefit.  They noted that density can be measured in several different 
ways, but considering the townhomes separately seemed to be most aligned with the ordinance.  
Massing  was also brought up as a concern. They asked for a comprehensive traffic study in order to 
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better understand the impact this project could have.  Commissioners stated that they needed to see 
greater detail of the proposed public benefit for the project to be designated a PUD.   

 

Sisolak expressed gratitude to the developer for the work they’ve already done. 

Joy offered a motion, seconded by Funk, to postpone this item until the applicant chooses to  return. 

There was a voice vote. 
MOTION PASSED 
 
e.  Master Plan Discussion 
Commissioners were reminded that the master plan would be discussed at a working session on 
Wednesday, August 14 at 5:30 p.m. at the Plymouth Cultural Center. 
 

9.      REPORTS AND CORRESPONDENCE 
 Bolhuis said she was working with Northville to schedule a joint training for ZBA and PC members. 
  
10.    ADJOURNMENT 
 Joy offered a motion, seconded by Sisolak, to adjourn the meeting at 10:44 p.m. 

 
       There was a voice vote. 
        MOTION PASSED 
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Plymouth Planning Commission 
Working Session Meeting Minutes 
Monday, August 14, 2023 – 5:30 p.m. 
Plymouth Cultural Center   525 Farmer 
 
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 5:37 p.m. 
 
Present: Chair Sisolak, Commissioners Zachary Funk, Joe Hawthorne (arrived at 6:05 p.m.), Tim Joy, 
Eric Stalter, Shannon Adams 
 
Excused:  Commissioner Kyle Medaugh, Hollie Saraswat, Scott Silvers 

 
Also present: Community Development and Planning Director Greta Bolhuis, Planning Consultant 
Megan Masson-Minock 

 
2. ZONING AUDIT AND FBC DISCUSSION 

Masson-Minock asked the Commission if there were any questions or comments about the 
proposed zoning audit implementation report that was presented. Sisolak asked if the ordinances 
found to be non-compliant with legal requirements should be included in the Year One task list. It 
was discussed that the Master Plan update was likely to take a significant amount of time and the 
ordinance amendments were better suited as a Year Two task. 
 
Masson-Minock explained that adopting a complete form-based code would require community 
engagement and field studies. She presented the example form-based district process. Planning 
Commissioners were asked to review the street type, site type, building form, and use group and 
provide their opinion on the building form and use group presented. A discussion ensued about 
specific sites and blocks. Bob Bake, 1317 Park Place, requested that the west side of Starkweather 
between Liberty and Spring be classified as Type A Residential. Masson-Minock said she would 
compile answers into the form-based article for further consideration.  

 
3. ADJOURNMENT 

Joy offered a motion, seconded by Funk, to adjourn the meeting at 6:54 p.m. 
 
There was a voice vote. 
MOTION PASSED 
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