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Plymouth Planning Commission 
Regular Meeting Minutes 
Wednesday, April 9, 2025 - 7:00 p.m. 
Plymouth Cultural Center – 525 Farmer Street 
Plymouth, Michigan 48170 
 
City of Plymouth     www.plymouthmi.gov 
201 S. Main Street     734-453- 1234 
Plymouth, Michigan 48170           
 

 

1. CALL TO ORDER  
Chair Hollie Saraswat called the meeting to order at 7:02 p.m. 
 
Present: Chair Saraswat, Vice Chair Kyle Medaugh, Commissioners Sidney Filippis, Joe Hawthorne, 
Marni Schroeder, Zach Funk, Trish Horstman, Dave Scott, Katie Rossie 

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

 
2. CITIZENS COMMENTS 

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

Funk offered a motion, seconded by Horstman, to approve the minutes of the March 12, 2025 
meeting. 
 
There was a voice vote. 
MOTION PASSED UNANIMOUSLY 
 
Filippis offered a motion, seconded by Funk, to approve the minutes of the March 19, 2025 special 
meeting. 
 
There was a voice vote. 
Medaugh abstained 
 
MOTION PASSED 8-0 
 

4. APPROVAL OF THE AGENDA 
Filippis offered a motion, seconded by Medaugh, to approve the agenda for April 19, 2025 meeting. 
 
There was a voice vote. 
MOTION PASSED UNANIMOUSLY 
 

5. COMMISSION COMMENTS 
Rossie thanked the Planning Commission and expressed excitement for the opportunity to join the 
Board. 
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Filippis addressed concerns from March 19, 2025 special meeting regarding updating the future 
land-use map. 
 
Medaugh, Funk, Horstman, Scott thanked Stalter for his service and welcomed Rossie. 
 
Saraswat provided an update on the master plan. 
 

6. PUBLIC HEARINGS 
None. 
 

7. OLD BUSINESS 
a. PUD23-01: 1100 W. Ann Arbor Trail, Revised Preliminary PUD 
 
Elmiger presented her memo which outlined the revisions to the plans. The revisions include shifting 
the church building fifteen feet away from the west property line, re-grading that area, adding 100 
linear feet of wood fence; and install evergreen trees along the creekbank. 
 
Saraswat stated there are nine criteria that the Planning Commission needs to reference when 
reviewing details of this project. She explained that one of four outcomes can occur and any 
conditions must be related to the criteria. 
 
Doug Hamborsky with Champion Development Group presented the revised plan. Susan Tish, board 
of directors’ member from First Church of Christ, Scientist, spoke on church mission. 
 
Bolhuis said two emails supporting the project and seven emails opposing the project were received 
past the agenda publication deadline. 
 
The following members of the public spoke in opposition to the project: Scott Silvers, 883 
Sutherland; Karen Sisolak and neighbor, 939 Penniman; J. Nelson – 464 W. Ann Arbor Trail; Child 
Resident, 1442 Sheridan; Ron Picard and John Magnusson, 1373 Sheridan and 1448 W Ann Arbor 
Trail; Michelle Dillion, 1328 W Ann Arbor Trail; Jeff Cuthbertson, representing David and Kathryn 
Szary, Lorenz Family, Karen and Hank Jallos, Livermore Family; Elizabeth Maurer Volaric, 216 N. 
Holbrook; Sam Berici and H. Jallos, 533 Herald; Marilyn Erps, 1397 Sheridan; Karen Jallos, 505 
McKinley; Greg Jamison, 255 N. Harvey; Patty Jamison, 255 N. Harvey; Mary Gladchun, 1000 W Ann 
Arbor Trail; David Pierce, 1147 W. Ann Arbor Trail; Amy Georvassilis, 1217 W. Ann Arbor Trail; Matt 
Thurber, 641 S. Harvey; Alan Ardanowski, 1120 Maple; Tom Doran, 1191 Sheridan; Karen Patrosso, 
1456 W. Ann Arbor Trail. 

 
The following members of the public spoke in support of the project: Toni Nayback, 9225 Elmhurst;  
Leslie Evans on behalf of Richard Arland, First Church of Christ, Scientist member; Judy Sines, First 
Church of Christ, Scientist member; Susan Anderson, First Church of Christ, Scientist member; 
Maddy Green, First Church of Christ, Scientist member; Teresa Nadolski. 
 
The following member of the public spoke about the PUD process: Jim Mulhern, 396 Arthur. 
 
There was a break at 9:40 p.m. 
The meeting resumed at 9:53 p.m. 
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The Commission went through the nine PUD criteria of Sec. 78-311 (c) and discussed in detail their 
opinions on whether each criterion was met or not met. The Commission discussed at length criteria 
(1) including what constitutes a public benefit, who should benefit, balancing the requested 
deviations, what constitutes long term protection/preservation of natural features, holding the HOA 
responsible for the proposed improvements, stormwater management and the proposed detention 
system, the flood ordinance, and the location of the FEMA floodplain. There was consensus that the 
project met criteria (2), (3), (4), (5), and (6). The Commission discussed criteria (7) including the 
future land use designation and it being a transitional property, weighing public input, the master 
plan as a guiding document, and if the project aligned with the master plan. There was consensus 
that the project met criteria (8). The Commission discussed the various special land use 
requirements for churches related to criteria (9). The Commission discussed the PUD process and 
eligibility, motions, and conditions. 
 
In a straw poll, the Commission agreed to consider a motion for approval without conditions and 
then discuss possible conditions if the motion failed.  

 
Filippis offered a motion, seconded by Hawthorne, to approve the preliminary PUD for PUD23-01 
1100 W. Ann Arbor Trail as presented. 

 
There was a roll call vote. 

 
       Yes: Filippis, Rossie, Funk, Scott 
       No: Horstman, Hawthorne, Medaugh, Schroeder, Saraswat 

MOTION FAILED 4-6 
 

The Commission discussed the desired conditions. Elmiger presented the suggested conditions she 
wrote in her review. The Commission further discussed possible conditions including increasing the 
stormwater management requirements, a comprehensive traffic study, provision of parking for 
Tonquish Creek Manor residents, public electric vehicle (EV) parking, long-term maintenance of the 
proposed creek improvements by the HOA, and if the path is required to be ADA compliant. 

 
Filippis offered a motion, seconded by Scott, to approve preliminary PUD for PUD23-01 1100 W. Ann 
Arbor Trail with the following conditions: 

1. The HOA to maintain the four (4) park improvements in perpetuity.  
2. Provide two (2) electric vehicle charging spots. 
3. Additional stormwater passive systems to manage 10% of total pervious runoff. 
4. Complete a traffic study. 

 
Schroder offered a friendly amendment to say that the electric vehicle charging spots are public and 
not rentable. It was determined that “public” covered this suggested amendment. 
 
Rossie offered a friendly amendment to say that the passive stormwater system manages 10% 
minimum runoff. 
 
Filippis and Scott accepted the friendly amendments. 
 
The amended motion reads as follows: 
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Filippis offered a motion, seconded by Scott, to approve preliminary PUD for PUD23-01 1100 W. Ann 
Arbor Trail with the following conditions: 

1. The HOA to maintain the four (4) park improvements in perpetuity.  
2. Provide two (2) public electric vehicle charging spots. 
3. Additional stormwater passive systems to manage 10% minimum pervious runoff. 
4. Complete a traffic study. 

 
There was a roll call vote. 

 
       Yes: Filippis, Rossie, Funk, Scott, Schroeder, Saraswat 
       No: Horstman, Hawthorne, Medaugh 
 

MOTION PASSED 6-3 
 

8. NEW BUSINESS 
There was no new business. 
 

9. REPORTS AND CORRESPONDENCE 
There were no reports and correspondence. 

 
10. ADOURNMENT 

Funk offered a motion, seconded by Medaugh to adjourn the meeting at 11:35 p.m. 
 
MOTION PASSED UNANIMOUSLY 











































PROPOSED PUD DEVELOPMENT

PUD PRESENTATION
(Updated)

April 9, 2025

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



PROJECT SCOPE SUMMARY

 ADDITIONAL PROJECT ENHANCEMENTS TO ADDRESS SPECIFIC ACTION 

ITEMS FROM FEBRUARY 12 MEETING NOTES

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

Plymouth.

 17 new Townhouse Condominium homes.

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

 A new oversized parking lot with EXCESS spaces available for rent.

 Each Townhouse has a garge PLUS DEDICATED GUEST PARKING in front 

of each unit (73 spaces for 20 homes)

 13 Significant PUBLIC BENEFITS for the Plymouth Community.



PROJECT 

UPDATES

 Specifically addressing Action
Items defined at end of Feb 12
meeting.

1. PROVIDE ENHANCED GREENSPACE with additional Creekside Park and 
other improvements along the Tonquish Trail and Creek area.

2. INCREASE WEST PROPERTY SETBACKS to accommodate protection of 
neighbors trees. (Involved a design change of the Church reading room.

3. Provide additional trees and maintain existing trees along creek bank to 
provide MAXIMUM VISUAL SCREENING of homes to the North.

4. (The 4th item concept of providing a ‘stacked ranch’ building would 
require a complete project redesign and is therefore not considered).



1. MORE GREENSPACE

New Creekside Parks and other improvements 

along the Tonquish Creek Trail



2. WEST PROPERTY SETBACKS

INCREASE WEST PROPERTY SETBACKS to accommodate 
protection of neighbors trees. (Also involved a design 
change of the Church reading room and new fencing).



3. ADDITIONAL

SCREENING

Provide additional NEW trees and maintain 
existing trees along creek bank to provide 
MAXIMUM VISUAL SCREENING of homes to the 
North.



PROPOSED NEW CHURCH BUILDING

FIRST CHURCH OF CHRIST, 

SCIENTIST, PLYMOUTH



STREETSIDE CONDO HOMES



TOWNHOMES



PUBLIC BENEFITS
1. Provide New Housing Type Per Master Plan Goals
2. Extend and Improve Tonquish Creek Trail to McKinley Ave.
3. Provide Select Improvements along the existing Tonquish Creek Trail
4. Provide Two New Creekside Public Park Areas along Creek and Trail
5. Additional Parking Availability
6. Selective Improvement for the Brookside Section of the Creek Bank
7. Plant Additional New Trees To Provide Vision Screening
8. Produce Significant Net Traffic Reduction – Permanently
9. Provide Significant New Tax Revenue for the City
10.Addition of 20 New Families for the Downtown Community
11.All New Utilities Including New Stormwater Management System
12.Provide Tonquish Creek and Trail Restoration Master Plan
13.Support for RLUIPA to Maintain 120-Year-Old Church Community



PUBLIC BENEFITS

1. PROVIDE NEW HOUSING

 TYPE PER MASTER PLAN GOALS

In a fully developed, mature 

community like Plymouth, 

developing smaller, more dense 

quality housing is becoming a 

goal.  This is true for most cities.  

Brookside Village provides a 

perfect solution for this critical need 

by providing a housing type that is 

in short supply.



PUBLIC BENEFITS

2. IMPROVE TONQUISH CREEK

TRAIL TO McKINLEY AVE.

 Clearing foliage and

debris from the trail path

 Applying a new pervious

surface for walking / bike 

traffic

 New benches and Lighting



PUBLIC BENEFITS

3. PROVIDE SELECT 

IMPROVEMENTS ALONG 

TONQUISH CREEK TRAIL

 Replacing aged benches 

and Light Poles



PUBLIC BENEFITS

4. PROVIDE 2 X NEW 

CREEKSIDE PARKS

with benches + lighting + 

bike racks + enhanced 

landscaping



PUBLIC BENEFITS

5. PROVIDE EXCESS PARKING 
AVAILABILITY

SCOPE INCLUDES:

New Parking Lot To Have 42 
Spaces (Only 32 required)

 The Church will offer and 
manage excess parking 
with the Interested 
neighbors on a first come / 
first serve basis

 THIS EXCESS PARKING WILL 
RELIEVE STREET PARKING



PUBLIC BENEFITS

6. SELECTIVE IMPROVEMENTS FOR 

CREEK BANK



PUBLIC BENEFITS 7. ADDITIONAL NEW TREES FOR VISION 
SCREENING FOR NORTH NEIGHBORS



PUBLIC BENEFITS

8. PRODUCE NET PERMENANT TRAFFIC 

REDUCTION

The implementation of the PUD design 

would PREVENT any possibility for a 

future large population Church from 

operating on this property thus 

‘locking in’  permanent lower traffic



PUBLIC BENEFITS

10. ADDITIONAL 20 FAMILIES FOR 

DOWNTOWN COMMUNITY

 Enhances ‘Walkable’ community 

goals

 Spending estimated at $84,700 

annually based on Bureau of 

Labor Statistics

9. PROVIDE SIGNIFICANT NEW TAX REVENUE

 Estimated at $265,000 in first full year

 Current or future Church generates zero tax revenue

 Comparison to 7 to 10 Single Family Homes is not relevant



PUBLIC BENEFITS
11. PROVIDE UPDATED UTILITIES W/ STORMWATER MANAGEMENT SYSTEM

 All existing utilities on the site 

will be REPLACED with NEW. 

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.  



PUBLIC BENEFITS

12. PROVIDE TONQUISH CREEK AND TRAIL

MASTER 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.



PUBLIC BENEFITS
13. SUPPORT TO KEEP A 120-

YEAR-OLD CHURCH CHURCH 

COMMUNITY IN PLYMOUTH

Will allow the First Church of Christ, 
Science, Plymouth COMMUNITY to 
continue operating in Plymouth 
where they have been for over 120 
years.

Will be in conformance with the 
‘Religious Land Use and 
Institutionalized Persons Act’ 
(RLUIPA) law of 2000 that defines 
how communities can support a 
Church communities’ ability to 
practice their religious freedoms. 



PUBLIC BENEFITS
ESTIMATED PROJECT INVESTMENT INTO PUBLIC BENEFITS SUMMARY



PUD SECTION 78-311 General Authority, Criteria Response



Planner Comments / Conditions Response (Page 24 / 25)

All issues raised will be successfully 

addressed and resolved during the FINAL 
SITE PLAN phase



City Engineer Comments Response

All issues raised will be successfully 

addressed and resolved during the FINAL 
SITE PLAN phase



HOT TOPIC CLARIFICATIONS – A. TRAFFIC

Common sense and logic is all that is needed to clarify that 

random trips from 20 new households (of most likely 1 or 2 

persons per household), during an average day will be MUCH

LESS than traffic generated from a fully functioning 350 seat, 2 
building Church operation with assorted daily programs.

 The well-respected Traffic Engineer from Fleis and 

Vandenbrink has determined that the ‘trips’ generated by 

this project will be ‘NEGLIGIBLE’ would generally fall within 

the standard daily deviation of typical traffic volumes.

 After thoughtful and thorough discussions with the Engineer 

at the Feb 12 meeting, it was determined that no further 

traffic study will be required.



HOT TOPIC CLARIFICATIONS – B. DENSITY

By multiple methods of analysis, the 20 proposed new households on 
this property is NOT considered as excessively Dense.  Methods 
include:

 Via the ‘PER ROOM’ method as defined in the Zoning Ordinance, 
this project is compliant with the RM-2 zoning district which is the 
most appropriate district for this property.

 Via the ‘UNITS PER ACRE’ method, this 
projectfalls into the LOWEST density of 
many of thesimilar historic projects 
located within the City of Plymouth.

 The most common-sense fact regarding density is that with the 3 
attractive new Stand Alone Condo homes along the street and the 
new Church, the Townhomes in the rear of the property will simply 
NOT be visible to Ann Arbor Trail or the Neighborhood.



HOT TOPIC

B. DENSITY



HOT TOPIC CLARIFICATIONS – C. PUBLIC BENEFIT

There is not a clear definition of what a ‘Public Benefit’ IS. Ordinance 

Section 78-311 (C) 1 a. states:  ‘…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.’  To date, the ‘unfeasible’ reference has almost 

exclusively been used to judge an item as being a Public Benefit.  

We believe that if the ‘UNLIKELY TO BE ACHIEVED’ reference was 
applied, then ALL of our proposed Public Benefits would be 

considered as Public Benefits.  

It is clear that none of the proposed PUBLIC BENEFIT improvements 

proposed as part of this project would be ‘ACHIEVED’ if it was not for 
this PUD going forward.



HOT TOPIC CLARIFICATIONS – D. PUD NEED
The primary reason that the PUD process is required for this project is 
caused by Zoning Ordinance 78-296 – Religious Institutions which has the 
following EXCESSIVE REGULATIONS:

(1) Lot width. The minimum lot width for religious institutions shall be 200 feet.

(2)  Lot area. The minimum lot area for religious institutions shall be three acres.

(4) Building setback. Religious institutions shall comply with the following 
building setback requirements:

 Front yard: 50 feet      (R-1, RT-1, RM-1, RM-2 = 25 feet)

 Side Yards: 30 feet       (R-1 = 6 feet / RT-1, RM-1, RM-2 = 10 feet)

 Rear yards: 50 feet      (R-1, RT-1, RM-1, RM-2 = 35 feet)

 (5) Frontage and access. Religious institutions shall be located on streets which 
have a paved road having an existing or proposed right-of-way at least 86 feet.



CHURCH MESSAGE / MISSION

 120 Years of Community Service in Plymouth

 Deep commitment to STAY in Plymouth

 Long term plan for viability

 Parking Plan to Share With the Community

Historic rendering of original 

Church building 

(On land where City Hall is 

presently located.)



Q & A

FIRST CHURCH OF CHRIST, 

SCIENTIST, PLYMOUTH
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