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Plymouth Planning Commission 
Regular Meeting Minutes 
Wednesday, May 8, 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 7:00 p.m. 
 
Present: Chair Sisolak, Vice Chair Scott Silvers, Commissioners Sidney Filippis, Zach Funk, Joe Hawthorne, 
Trish Horstman, Kyle Medaugh, Hollie Saraswat, and Eric Stalter 
 
Also present: Planning and Community Development Director Greta Bolhuis, Planning Consultant Sally 
Elmiger 

 
2. CITIZENS COMMENTS 

Laura Lycette, 480 Parkview, voiced her concerns about a short-term rental property in her neighborhood. 
 
3. APPROVAL OF MEETING MINUTES 

Filippis offered a motion, seconded by Medaugh, to approve the minutes of the April 10, 2024 meeting.   
 
There was a voice vote. 
Hawthorne and Stalter abstained. 
MOTION PASSED 7-0 

 
4. APPROVAL OF THE AGENDA 

Saraswat offered a motion, seconded by Silvers, to amend the agenda by correctly identifying SP24-05 as a 
public hearing, which would also move it above old business. 
 
There was a voice vote. 
MOTION PASSED UNANIMOUSLY 

 
5.     COMMISSION COMMENTS 
 There were no commission comments. 

 
6.     PUBLIC HEARINGS 
 a.   SP 24-05: 650 Church, Special land use and site plan review for pickleball courts 
 

PARC representatives Mark Malcolm and Ted Barker provided an overview of their project and responded 
to questions in the Carlisle Wortman report about hours, providing a bike rack, parking, and noise.  
Sisolak opened the public hearing at 7:15 p.m. 
 
The following residents spoke in support of the project: 
Eric Nemes, 140 S. Union 
Debra Kuptz, 997 Carol 
Ron Picard, 1373 Sheridan 
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Karen Jallos, 505 McKinley 
Ellen Elliott, 404 Irvin 
 
Sisolak closed the public hearing at 7:18 p.m. 
 
Elmiger said the plan should include protection for the large tree adjacent to the court area. 
 
Motion 
Silvers offered a motion, seconded by Stalter, to approve SP 24-05 for special land use. 
 
Findings of Fact 
The project meets the objectives of the master plan. 
The project includes recommendations in the Carlisle Wortman report. 
 
Conditions 
The applicant is to provide a bike rack. 
No additional landscaping is required. 
The applicant is to provide protection for the adjacent mature tree abutting the pickleball court location 
during construction. 
The applicant is to address any noise or sound complaint with the Community Development Director to 
reach resolution. 
No additional parking is required. 
 
There was a voice vote. 
MOTION PASSED UNANIMOUSLY 
 
Motion 
Silvers offered a motion, seconded by Funk, to approve SP 24-05 for site plan review. 
 
Findings of Fact 
The project meets the objectives of the master plan. 
The Planning Commission has reviewed the Carlisle Wortman report regarding the site plan. 
 
Condition 
The applicant is to work with the Building Official to approve a sign permit. 

 
There was a voice vote. 
MOTION PASSED UNANIMOUSLY 
 

7.   OLD BUSINESS 
 a.  PUD 23-01: 1100 W. Ann Arbor Trail, Revised Preliminary PUD 

Champion Development Representative Doug Hamborsky, First Church of Christ, Scientist Representative 
Leslie Evans, and Attorney John Gaber reviewed the changes made to the plan since the last time they 
came before the Planning Commission, including the following: 

 
• Reducing the density from a total of 24 residential units to a new total of 20 units (17 Townhouses + 3 

stand-alone units 
• Adding public benefits 
• Providing additional parking spaces that may be shared with Tonquish Creek Manor 
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• Providing two guest spaces in front of every 3 bedroom Townhouse and 1 guest space in front of the 
two 2 bedroom townhouses 

• Commissioning the creation of a creek restoration environmental / ecological master plan report and 
the creation of a traffic analysis report to study traffic conditions for the project design. 

 
The public benefits they cited include: 
1. Provide shared parking for the adjacent Tonquish Manor operations  
2. Provide Tonquish Creek and trail restoration plan  
3. Provide full restoration of the Brookside section of the creek bank and partial trail clean up  
4. Provide select Tonquish Creek trail improvements  
5. Deed a portion of property along the bank of the creek to the City  
6. Construct a new access stair at the end of the creek 
7. Provide a new pocket park at the Reading Room bookstore 
8. Provide a new pocket park along the creek  
9. Provide significant new tax revenue for the city 
10. Produce significant net traffic reduction  
11. Addition of 20 new families for the downtown community  
12. Site to be updated with all new construction and stormwater utilities  
13. Provide significant additional guest parking for townhouse units 
 
The following residents spoke in opposition to the project. 
Tom Doran, 1191 Sheridan 
David Pierce, 1147 W. Ann Arbor Trail 
Denise Varner, 1428 Sheridan 
Julie Nelson, 1464 W. Ann Arbor Trail 
Mike Mountain, 1211 Sheridan 
Elizabeth Volaric, 216 N. Holbrook 
Karen Jallos, 505 McKinley 
Ben Covington, 360 S. Harvey 
Ron Picard, 1373 Sheridan 
Elaine Attridge, Joel at Ann Arbor Trail 
Fred Brunk, 523 McKinley 
Ellen Elliott, 404 Irvin 
David Sibbold, 1351 Woodland Place 
Scott Lorenz, 1310 Maple 
Alan Ardanowski, 1120 Maple 
 
The following spoke in support of the project. 
Mark Wira, Plymouth business owner 
Bill Skubik, Real Estate agent 
Betty Schovers, potential city resident 
 
There was a break from 9:10-9:15 p.m. 
 
Elmiger explained to the group that they were to evaluate the project using nine criteria outlined in the 
ordinance. 
 
Commission members discussed the project.  Items of discussion included the following: 

• The reduced density was appropriate 
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• The public benefit was inadequate – the pocket parks seemed more like landscaping, Tonquish 
Creek plan didn’t include specific work to be performed 

• Some were concerned with additional traffic and related safety, one pointed out that traffic was 
not an issue at the multi-family units at Union and Hamilton, a larger complex 

• Greenspace and other impervious surfaces were inadequate 
• Concerns about the length of the wall along the West property line 
• The placement was awkward in a transitional property, particularly when considering the potential 

future form-based codes 
• The traffic study was actually a trip generation study 
• The city did not need property deeded to it because there is already an easement 
• The stairs were too steep and would have to be maintained by the city 
• The property was undersized for a church, per existing ordinance requirements  
 

Elmiger said the Commission’s recommendation needed to be based on the facts of this project. 
 
The developer asked for clarification on how much greenspace would be adequate, and it was noted that 
this was not specific in the ordinance. 
 
The nine criteria for a PUD were reviewed. 
 
The developer responded to the comments that the public benefit was inadequate, stating that they have 
put a significant amount of work into a benefit package they feel is substantial and it was unfair to give the 
efforts zero value. He explained that the mission of the project was to keep the church on the property. 
 
Elmiger suggested having the administration draft a motion based on the facts of the project and the 
criteria of the ordinance and present it to the Planning Commission at their next meeting. 
This suggestion was rejected. 
 
The requirement that a public hearing be held for PUD 23-01 when it returns to the Planning Commission 
be scheduled, per the Ordinance.  Economic Development Director John Buzuvis explained past practices 
in scheduling a public hearing for a PUD. 

 
8.   NEW BUSINESS 
 There was no new business 
 
9.  REPORTS AND CORRESPONDENCE 

City Commission Liaison Brock Minton thanked Planning Commission members for their thoughtful 
discussion. 

 
10.  ADJOURNMENT 
 Saraswat offered a motion, seconded by Funk, to adjourn the meeting at 10:58 p.m. 
 
 There was a voice vote. 
 MOTION PASSED UNANIMOUSLY 







PROPOSED PUD DEVELOPMENT

PRELIMINARY PUD PRESENTATION
(Updated)

May 8, 2024

1100 W. ANN ARBOR TRAIL, PLYMOUTH, MICHIGAN

FIRST CHURCH OF CHRIST, 

SCIENTIST, PLYMOUTH

Brookside Village
P   L   Y   M   O   U   T   H         M   I   C   H   I   G   A   N
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PROJECT TEAM

BROOKSIDE VILLAGE TEAM MEMBERS

 Williams Williams Rattner & Plunkett, PC.

 ECT Ecological Consultants

 Mosher Design – Landscape Specialist

 Stonefield Engineering

 Lindhout Associates Architects, aia pc 

 Stuckey Vitale Architects

▪ 30 Years Developing World Class Properties

▪ $300+M in Total Project Value

▪ Work across Michigan, Florida, 

Georgia
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PROJECT SCOPE SUMMARY
THIS PUD PROJECT WILL ALLOW FIRST CHURCH OF CHRIST, SCIENTIST, PLYMOUTH, (A 120 YEAR OLD 

PLYMOUTH CHURCH COMMUNITY) TO REMAIN IN THEIR HOME TOWN OF PLYMOUTH WHILE BRINGING 

20 NEW HOUSEHOLDS TO THE 2.25 ACRE SITE ALONG THE TONQUISH CREEK.  FEATURES INCLUDE:

 Enhanced PUBLIC BENEFITS for the Plymouth Community.

 17 new Townhouse Condominium homes.

 3 new stand-alone Condominium homes along Ann Arbor Trail.

 A new 3,400 sf Church building for the First Church of Christ, Scientist, 

Plymouth.

 A new COMMUNITY parking lot with 43 spaces.

 Each Townhouse also has a 2 car garge PLUS DEDICATED GUEST PARKING in 

front of each unit – 77 Total Residential Spaces



Brookside Village
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WE HEARD YOU…
FROM PREVIOUS PC MEETINGS, A RECENT NEIGHBOR MEETING AND THE PLANNER’S 
COMMENTS, WE HAVE MADE SEVERAL SIGNIFICANT UPGRADES TO THE PROJECT 
SCOPE AND DESIGN TO ADDRESS OR IMPROVE THE FOLLOWING ITEMS:

 COMMUNITY PARKING:
NEW OVERSIZED COMMUNITY 43 SPACE PARKING LOT WILL BE SHARED WITH TONQUISH 
MANOR AND OTHERS REDUCING OVERFLOW PARKING ON STREET.

 RESIDENT PARKING:
THE PROPOSED CONDOMINIUMS NOW EACH HAVE DEDICATED GARAGE PLUS GUEST 
PARKING SPACES FURTHER 
REDUCING OVERFLOW PARKING ON STREET.  77 SPACES FOR 20 HOMES

 DENSITY:
RESIDENTIAL DENSITY IS NOW17 TOWNHOMES + 3 STAND ALONE CONDO HOMES – 
A TOTAL OF 20 NEW HOUSEHOLDS.

 SETBACKS:
SETBACKS OF CHURCH AND HOMES HAVE BEEN ADJUSTED

 THE PUBLIC BENEFITS - DRAMATICALLY ENHANCED.



Brookside Village
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CHURCH MESSAGE

 120 Years of Community Service in Plymouth

 Great Desire to STAY in Plymouth

 Long term plan for viability

 Parking Plan to Share With the Community
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MASTER SITE PLAN

OVERSIZED 43 

SPACE COMMUNITY 

PARKING LOT

FRONT CONDO SETBACK 

SET AT 25 FT FROM 

NEIGHBOR MEETING

ALL TOWNHOMES NOW 

HAVE DEDICATED 

GUEST PARKING

CREEKSIDE CONDOS 

MOVED AWAY FROM 

CREEK BANK

CHURCH 

SETBACK SET TO 

42 FT FROM 

NEIGHBOR INPUT
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NEW FIRST CHURCH of CHRIST, SCIENTIST, 

PLYMOUTH
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3 NEW STAND ALONE

CONDO HOMES
(Concept Designs provided – at this time

Each FINAL DESIGN will be Unique

and more ornamental)



17 NEW TOWNHOME CONDOMINIUMS
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FLOOR PLANS (20ft 2BR / 26 & 29 ft 3 BR)
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EXTERIOR ELEVATION / MATERIALS



17 NEW TOWNHOME CONDOMINIUMS



17 NEW TOWNHOME CONDOMINIUMS



17 NEW TOWNHOME CONDOMINIUMS



17 NEW TOWNHOME CONDOMINIUMS
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SECTION

16
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PUBLIC BENEFITS

1. PROVIDE SHARED PARKING TO 

ADJACENT PROPERTIES

❑New Parking Lot To Have 43 

Spaces

❑The Church will ‘SHARE’ 

ALL parking with the 

Tonquish Creek Manor or 

other neighbors multiple 

days / times

This ‘Sharing’ of parking will 

relieve parking congestion in 

the area.



Brookside Village
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PUBLIC BENEFITS
2. PROVIDE TONQUISH CREEK AND TRAIL

    RESTORATION PLAN

❑Surveyed ecological condition of 
Creek bed from Harvey to Evergreen 
Streets.

❑  ECT HIGHLY ACCREDITED

❑Recommendations for assorted 
remediation scope to restore Creek 
to natural state

❑Preliminary Budget for assorted scope 
items

❑Valuable Primer for City to seek 
Grant funds for future 
improvements to this valuable City 
resource.
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PUBLIC BENEFITS

3. PROVIDE FULL RESTORATION FOR 

    DEVELOPMENT PORTION OF CREEKBANK

❑ Clean up of entire Creekbank 

along 230ft long section of 

North side of Development 

property

❑ Removal of foreign debris / 

broken concrete / dead trees

❑Planting of new native 

landscape material to stabilize 

bank
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PUBLIC BENEFITS
3. PROVIDE FULL RESTORATION FOR 

    DEVELOPMENT PORTION OF CREEK BED



Brookside Village
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PUBLIC BENEFITS 3. CREEKBANK RESTORATION – (Before)



PUBLIC BENEFITS 3. CREEKBANK RESTORATION (After)



PUBLIC BENEFITS 3. CREEKBANK RESTORATION (Before)



PUBLIC BENEFITS 3. CREEKBANK RESTORATION (After)



PUBLIC BENEFITS

4. REPLACE 7 BENCHES AND 6 LIGHTS ALONG TRAIL



PUBLIC BENEFITS

4. REPLACE AGED BENCHES AND 

LIGHTS ALONG TRAIL

(Final Designs / 

Models Selected 

By City DPW)
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PUBLIC BENEFITS
4. REPLACE AGED BENCHES AND LIGHTS ALONG TRAIL
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PUBLIC BENEFITS
5. DEED A SECTION OF CREEK BED TO CITY

    FOR MAINTENANCE SUPPORT 
❑  Formalize with City DPW what area they use 

during Creek maintenance – 

(Coordinate w/ DPW)
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PUBLIC BENEFITS

6. CONSTRUCT NEW ACCESS STAIR TO CREEK

❑Stair will connect Tonquish Trail to Ann 
Arbor Trail via a new sidewalk (shown 
in YELLOW)

❑Stair does NOT encroach on 
neighbors' property



PUBLIC BENEFITS
7. PROVIDE ‘PUBLIC PARK’ AT READING ROOM



PUBLIC BENEFITS

8. PROVIDE ‘PUBLIC PARK’ ALONG TRAIL NEAR CREEK
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PUBLIC BENEFITS

9. PROVIDE SIGNIFICANT NEW TAX REVENUE FOR THE CITY
❑  Based on projected value of improved property into Residential use, an estimated 

initial additional Property Tax Revenue of $265,000 Annually can be expected.

10. PRODUCE PERMENANT TRAFFIC REDUCTION

❑  Based on comparison with an ACTIVE 300 SEAT CHURCH 
COMMUNITY, traffic from the proposed project is SIGNIFICANTLY 

LESS IN EVERY CATEGORY. (See full report for details)



PUBLIC BENEFITS
11. 20 NEW FAMILIES FOR DOWNTOWN COMMUNITY

❑Project site provides a 

highly ‘walkable’ 

connection to 

Downtown.

❑Based on the Bureau of 

Labor Statistics, the 

estimated spending will 

bring to Downtown 

Plymouth is:

$84,700 Annually.



PUBLIC BENEFITS

12. SITE UPDATE WITH ALL NEW UTILITIES

❑  All existing utilities on the 

site will be REPLACED with 

NEW.  Sewer / Water / Gas / 

Electrical / Communications.

❑ Primary impact will be 

addition of NEW

UNDERGROUND  

STORMWATER MANAGEMENT 

SYSTEM.  This will GREATLY 

IMPROVE current condition 

that allows all site storm 

runoff to run into existing 

Creek and adjacent streets.  

Water will now be detained.



PUBLIC BENEFITS
13. PROVIDE SIGNIFICANT GUEST PARKING FOR 

RESIDENTIAL UNITS

❑Overall parking exceeds 

Ordinance requirements. 

TOTAL OF 77 SPACES FOR 

20 HOMES!

❑Overflow parking onto 

adjacent streets from 

residences will be reduced 

or eliminated.
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PUBLIC BENEFITS
ESTIMATED INVESTMENT INTO PUBLIC BENEFITS

Project Scope Description
Approximate

Value

Expanded Parking to Share with Manor, Neighbors and Public $200,000

Provide Tonquish Creek & Trail Restoration Plan For Public $50,000

Funding for onsite of Creek & Trail Restoration $140,000

Funding for Trail Lighting & Benches for Public $80,000

Deed portion of site adjacent to creek to City for Flooding $50,000

Construct new Public access stair to the Trail's head $45,000

Reading Room Public Park $25,000

Tonquish Creek Public Park $25,000

Update ALL on-site utilities & Storm Water $300,000

Total Investment into Public Benefits $915,000

Annual New Tax Revenue to City of Rochester $265,000

Household spending Downtown $84,732

Annual Total $349,732

10 Year Total $3,497,320

ESTIMATED RECURING ANNUAL FINANCIAL INPUT INTO PLYMOUTH 



PUBLIC BENEFITS

THE ONLY WAY TO REALIZE THIS EXTENT OF PUBLIC BENEFITS IS VIA 

THE PUD PROCESS:

A. IF SINGLE FAMILY HOMES WERE BUILT, THEY WOULD NOT BE 

REQUIRED OR COMPELLED TO FUND ANY OF THESE BENEFITS.

B. IF A NEW CHURCH COMMUNITY WERE TO PURCHASE AND USE THIS 

PROPERTY AS-IS, THEY WOULD NOT BE REQUIRED OR COMPELLED 

TO FUND ANY OF THESE BENEFITS

THE PUD PROCESS IS THE ONLY METHOD THAT WILL 

BRING THESE VALUABLE PUBLIC BENEFITS TO THE CITY 

OF PLYMOUTH AND THE NEIGHBORS
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CLARIFICATIONS – MASTER PLAN / ZONING
DUE TO THE UNIQUE LOCATION BETWEEN MULTIPLE ZONING USES,

THE MASTER PLAN CALLS FOR THIS PARCEL TO BE:

MIXED USE – LOW DENSITY (Purple Color on Map)

THIS IS EXACTLY WHAT IS BEING PROPOSED – MATCHES THE MASTER PLAN

MASTER PLAN – 

FUTURE LAND USE MAP

EXISTING 

ZONING MAP
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CLARIFICATIONS – Building Height
MEETS R-1 HEIGHT ORDINANCE – LOWER THAN MANY HOMES AND STRUCTURES ALONG ANN ARBOR TRAIL

2
5
 f

t
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CLARIFICATIONS – Building Height
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CLARIFICATIONS – R-1 Site Comparison
A DEVELOPMENT OF JUST SINGLE FAMILY HOMES TO R-1 ZONING STANDARDS WOULD 

ONLY ALLOW FOR 7 PROPERTIES – THE SALES PRICE OF EACH WOULD HAVE TO BE LESS 
THAN THE COSTS MAKING THE PROJECT NON – VIABLE.  AND ZERO PUBLIC BENEFITS!.



PLANNER COMMENTS
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WE HEARD YOU SUMMARY…

 COMMUNITY PARKING – EXPANDED (43 shared spaces)

 RESIDENTIAL PARKING – EXPANDED (77 spaces for 20 homes)

 PUBLIC BENEFIT ENHANCEMENTS (Several)

 SETBACKS ADJUSTED (Several)

 DENSITY - REDUCED

 TRAFFIC - ANALYZED

 CREEKBANK RESTORATION – SPECIFIC PLAN

 TRAIL ELEMENT REPLACEMENTS – LIGHTS / BENCHES

 SIDEWALK / STAIR CONNECTION CREEK TO ANN ARBOR TRAIL
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REASONS FOR CONSIDERATION

 WILL ALLOW AN IMPORTANT 120-YEAR-OLD IMPORTANT CHURCH COMMUNITY TO 
REMAIN IN THE CITY OF PLYMOUTH

 WILL BRING SIGNIFICANT NEW VALUABLE PUBLIC BENEFITS AND AMENITIES TO THE 
IMMEDIATE AREA AND TONQUISH CREEK (Est Value - $915,000)

 WILL BRING NEW RESIDENTS TO DOWNTOWN THAT WILL FREQUENT LOCAL PLYMOUTH 
BUSINESS ESTABLISHMENTS WITHOUT NEEDING PARKING ($84,700 / yr)

 WILL BRING SIGNIFICANT NEW TAX REVENUE TO THE CITY ($265,000 / yr)

 WILL PROVIDE A NEW HOUSING OPTION TYPE FOR PLYMOUTH RESIDENTS
MATCHING IMPORTANT GOALS DEFINED IN THE MASTER PLAN

 WILL PROVIDE UPDATED INFRASTRUCTURE INCLUDING 
NEW STORMWATER MANAGEMENT SYSTEM
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ORDINANCE SUMMARY REVIEW
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Q & A

























































































Bolhuis, Greta 

From: 

Sent: 

To: 

Cc: 

Matt Skubik , 

Monday, May 6, 2024 9:58 AM 

Bolhuis, Greta 

bskubik 

Subject: 

Attachments: 

Re: Letters of Support for Redevelopment of 1100 W. Ann Arbor Trail, Plymouth 

Clinton_Plymouth Christ Scientist letter.pd/ 

Follow Up Flag: Follow up 

Flag Status: Flagged 

Hi Greta, 

We have an additional letter (attached) to include. Could you confirm receipt? 

Sincerely, 

Matt Skubik 
Vice President, Religious Real Estate 

mat1hew@religiousrealestate.com 
religiousrealestate.com 

**CAUT/ON:This email originated from outside of your organization. Use caution when clicking on links or 
opening attachments. Contact the sender by phone to validate the contents.** 

----------------

On May 6, 2024, at 9:00 AM, bskubik wrote: 

Hi Ms Greta 

We are excited to be going to the Plymouth Planning Commission Meeting this 
Wednesday. Attached are 11 letters of support from businesses and residents of 
Plymouth. Can you please distribute these to the Planning Commission 
members? Can you send me an email confirming that you received this email? 

Thanks 

Bill Skubik 

1 



President, Religious Real Estate 

bill@religiousrealestate.com 
religiousrealestate.com
2548 Silverside Dr, Waterford Twp
Ml 48328

<PlyCh ristSc i PlyPla n Memo5624. pdf>
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