Plymouth City Commission

Regular Meeting Agenda
Monday, October 20, 2025 7:00 p.m.
Plymouth City Hall & Online Zoom Webinar

City of Plymouth www.plymouthmi.gov
201 S. Main St. Phone 734-453-1234
Plymouth, Michigan 48170-1637 Fax 734-455-1892

Join Zoom Webinar: October 20 https://us02web.zoom.us/|/88191426325
Passcode:386025 Webinar ID: 881 9142 6325

1. CALLTO ORDER
a. Pledge of Allegiance
b. Roll Call

2. APPROVAL OF MINUTES
a. October 6, 2025 City Commission Regular Meeting Minutes

3. APPROVAL OF THE AGENDA

4. ENACTMENT OF THE CONSENT AGENDA
a. Approval of September 2025 Bills

5. CITIZEN COMMENTS
6. COMMISSION COMMENTS
7. OLD BUSINESS

8. NEW BUSINESS
a. Master Plan
b. Authorization to Hire for Downtown Development Authority
c. Authorization to Purchase Snowplows
d. Police Training Contract Renewal Authorization

9. REPORTS AND CORRESPONDENCE
a. Liaison Reports
b. Appointments

10. ADJOURNMENT

Consent Agenda- The items on the Consent Agenda will be approved by one motion as Agenda Item #4. There will be no separate discussion of these items unless a Commissioner or citizen so
requests, in which case that item will then be piaced on the reqular agenda.

Citizen Comments - This section of the agenda allows up to 3 minutes to present information or raise issues for 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 apen 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 te 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 so an attempt can be made to make reasonable accommodations. The request may also be submitted via mail at 201 S. Main St.

Piymouth, MI 48170, or email to clerk@plymouthmi.gov.



City of Plymouth St.rategic Plan 2022-2026

GOAL AREA ONE - SUSTAINABLE INFRASTRUCTURE

OBJECTIVES _ :

1. Identify and establlsh sustalnable financial model(s) for major capltal projects, Old Vlllage business dlstrlct, '

. 35" District Court, récreation department, and public safety

2, Incorporate eco-frlendly, sustainable practices into city assets, services, and policies; mcludmg more
environmentally friendly surfaces; reduced impervious surfaces, expanded recycling and composting
services, priotitizing natlve and pollmator-fnendly plants encouraging rain gardens, and growing a mature
tree canopy

3. - Partner with or become members of addltlonal enwronmentallv aware orgamzat:ons

4. Increase technology infrastructure into city assets, services, and policies _

5. Continue sustainable mfrastructure |mprovement for utllltles, facilities, and. fleet

6. Address changmg vehicular habits, including paid parking svstem /parkmg deck replacement plan, electrlc

.. vehicle (EV) charging stations, and one-way street options :

" GOAL AREA TWO - STAFF DEVELOPMENT, TRAINING, AND SUCCESSION

Oﬁ.lECTIVES . :
; Create a 5-year staffmg pl’OjECt[Ot‘l
" Review current recruitment strategies and identify addltlonal resources.
~ Identify/establish flex scheduling positions and procedures
'Develop a plan for an mternshlp program
'Review potential department collaborations
Hire an additicnal recreation professional
Review current dlver5|ty, equity, and inclusion training opportunities:
" Seek out training opportunities for serving diverse communities

BNOM A B NP

“GOAL AR'_EA THREE - c‘ommumnv CO_NNECTIV'ITY

OBJFCT IVES :

1. Engageé in partnershlps w:th publlc, prlvate and non- prof|t entities

2. Increase resudentaal/busmess education programs for actlve C|t|zen engagement

3. Robust dwersntv, equity, and |nc|u5|on programs = -~ : -
4, Actively partlmpate wrth mult|-governmental Iobbles (Mlchlgan N‘iumcnpal League, Conference of Western :

 Wayne, etc.)

_ GOAL AREA FOUR - ATTRACTIVE_,-LIVABLE COMMUN'IT_Y

OBJECT IVES T -
1. Create vlbrant commermal dlstrlcts by seeklng approprlate mlxed -use development marketmg tranmtnonal
. propertnes and |mplement|ng Redevelopment Ready Communities (RRC) practices : =~ '
2. '_Improve exlstlng and pursue addltlonal recreatlonal and publlc green space opportunltles and faculltles for '
~allages . ' ' :
3 Develop multi- modal transportatlon plan whlch pnorltlzes pedestrlan and h:ker safety .
4_.' improve link between Hlnes Park, 0Id Village, Downtown P[ymouth Plymouth Townshlp, and other
.- “regional destinations -~ - :
5. Maintain safe, well-lit nelghborhoods W|th dlverse housmg stock that ma)umlzes resndent livability and
o satisfactlon : o : :
6. .Modernize and update zonmg ord:nance to reflect commumty vision
7. Implemeiit Kellogg Park master plan :

“The government in this community is small and accessible to all concerned.”
-Plymouth Mayor Joe Bida
November 1977




1.

2.

ITEM #2.a.

City of Plymouth

City Commission Regular Meeting Minutes
Monday, October 6, 2025, 7:00 p.m.
Plymouth City Hall 201 S. Main Street

City of Plymouth www.plymouthmi.gov

201 8. Main St. Phone 734-4583-1234

Plymouth, Michigan 48170-1637 Fax 734-455-1892
CALL TO ORDER

a. Mayor Suzi Deal called the meeting to order at 7:00 p.m. and led the Pledge of Allegiance.

b. Roll Call

Present: Mayor Suzi Deal, Mayor Pro-Tem Colleen Pobur, Commissioners Jennifer Kehoe, Alanna
Maguire, Brock Minton, Nick Moroz

Excused: Commissioner Linda Filipczak

Also present: City Manager Paul Sincock, City Attorney Bob Marzano, and various members of the City
Administration

APPROVAL OF MINUTES
a. September 15, 2025 City Commission C.0.W. Meeting Minutes

b. September 15, 2025 City Commission Regular Meeting Minutes

Motion to approve the September 15, 2025 City Commission Regular Meeting Minutes and the City
Commission C.0.W. Meeting Minutes made by Moroz, supported by Pobur;

There was a voice vote.

MOTION PASSED UNANIMOUSLY

3.

APPROVAL OF THE AGENDA
Motion to approve the agenda for October 6, 2025 made by Minton, supported by Maguire;

There was a voice vote.

MOTION PASSED UNANIMOUSLY

4.

ENACTMENT OF THE CONSENT AGENDA
Motion to approve the consent agenda for October 6, 2025 made by Kehoe, supported by Minton;

a. Special Event: Ladies Holiday Shopping Night 2025 — 11/13/2025
b. Special Event: Walk of Trees 2025 — 11/21/2025 to 1/5/2026

There was a voice vote.

MOTION PASSED UNANIMOUSLY

5.

PROCLAMATION (moved from item #2 to item #5 on agenda)

Mayor Deal celebrated City Manager Paul Sincock with a proclamation to recognize and thanked him for
his 47+ years of distinguished and dedicated service, along with countless contributions to the City. The
formal proclamation officially declared October 17, 2025, as 'Paul J. Sincock Day' in the City of Plymouth.
The proclamation emphasized Paul’s 'Five Rules for Decision Making,' which include considerations for
community benefit, legality and ethics, alignment with policies, and personal accountability—principles
that guided his governance style. The tribute highlighted his visionary leadership, financial stewardship,
and commitment to fostering teamwork and mutual respect within city operations.



Several officials expressed their deep appreciation for Sincock’s legacy and contributions to the
community to honor and thank Paul for his many years of service, and to commend his impact on local
governance and community development. Officials included Congresswoeman Debbie Dingell's office
(Alexa presented Paul with a Congressional Record Statement), State Representative Matt Koleszar
(formal recognition delayed due to shutdown is forthcoming), and Wayne County Commissioner Melissa
Daub {presented Paul with County Resolution).

In a series of emotional tributes, citizens, past employees, current Commission members, City
Attorney Marzano and past Mayor Oliver Wolcott shared personal stories that illustrated Paul’s
responsiveness, integrity, reliability and accessibility. These included stories of his hands-on
approach and his consistent support during community challenges. His leadership was described as
collaborative, principled, and deeply rooted in community values. Speakers praised Paul's
mentorship and the positive culture he fostered ameng city staff.

City Commissioners reflected on Paul’s long-standing role and 't'_he'"stability he brought to City
operations. He was credited with improving meeting efficiency and fostering a collaborative,
productive environment. His leadership was described as principled-and deeply community-focused.

Acknowledgments concluded with heartfelt admirat'ion and gratitude..Paul was celebrated as

a cornerstone of Plymouth's governance, a public servant who was truly one of a kind In his genuine
devotion to the city's 2.2 square miles. His principled leadership and transformative impact have left
a lasting legacy that will continue to shape Plymouth's future Paul also offered some thoughts on
his legacy. : S :

CITIZEN COMMENTS :

Commissioner Melissa Daub (earller} provrded an update regardmg a grant application submitted by the
Plymouth Community Council on Aging. She and. Commlssmner Mareki have each applied for $25,000 in
grant funding, fora total of SSO 000. Although progress has been slow they are hopeful for approval by
November. -

State Representative Matt Koleszar prowded updates on the state budget that was finalized last Friday
at 4:00 AM:

* Local Reads Fundmg Increase of 33 4%, totalmg 5367 000 for infrastructure improvements.

Universal School Meals. Program Preserved in‘the budget, saving families approximately $780 per
chlld annually in grocery costs, ThIS is one of the most popular programs amoeng residents.

“Local Projects: Most projects across the state saw reduced funding, except for a $750,000 grant
secured for Schoolcraft College s bwldlng trades facility, supporting 600 students annually entering
high- demand trades '

Ellen Elliott, 404 eri-n Presented a summary from the Friends of the Penn forum on September 27 about
rat infestation and offered use. of the Penn Theater for additional gatherings. She also provided a printed
overview of the forum to the Commission that included addresses of residences of attendees identified
as having a rat issue; she noted that the addresses were provided with permission of those residents.

Joe Elliott, 404 Irvin, also spoke about the forum at the Penn Theater and the importance of using data-
driven approaches to address rat issues. A preliminary heatmap was created based on citizen reports,
but more data is needed to understand the full scope of the situation. Elliott voiced concerns and
provided feedback regarding the rat situation, while also commending city staff and volunteers for their
efforts in assisting.

Patty Jamison, 255 N, Harvey, and others discussed the role of a Facebook group in organizing residents
and sharing information. They emphasized the need for respectful dialogue and community unity. She
also spoke about positive meetings with various City Commissioners related to workings of city
processes.




Karen Sisofak 939 Penniman, requested that CIA meetings be added to city calendar. Deal noted that
meetings will be added to the calendar as they are scheduled.

Greg Jamison, 255 N. Harvey, commented of forum attendance of no city representation.

Jim Mulhern 396 Arthur, thanked enforcement officer, Kim Crova and all City staff for their positive
enforcement efforts to help get things cleaned up related to the rat/vermin issues. He also agreed with
Patty Jamison’s feedback.

Susan Clark 305 Farmer St., raised concerns about speeding on Farmer St. and requested more police
presence.

COMMISSION COMMENTS _

Maguire thanked Rep. Koleszar for his efforts to preserve $12 million in the budget for the Michigan Arts
and Culture Council, encouraging local institutions to apply for grants; thanked Plymouth Coffee Bean
for hosting Coffee with Commissioners event, which fostered open discussions on downtown parking,
park sponsarships, and the Old Village Corridor Impro\iement Project; thanked Commissioner Daub for
supporting funding for the Plymouth Community Council on Aging.".

Moroz commended residents, city comm unlcatlons and staff for rat prevention efforts; the Chili Cookoff
was a successful community event. :

Kehoe absentee ballots have been mailed forthe Novembe,r_'d'ele'ction; also spoke-positively about
Coffee with Commissioners; there is a‘survey available at .dtp‘f_.ofward related to the Downtown redesign
and there is an informational DTP Forward Open House/Public Engagement at the Cultural Center at the
Cultural Center on Oct 15 at 5:30pm; addressed Greg Jamison’s comment on attendance at the Penn
Theater forum: as this was planned mdependent of the City and Commission, making attendance
difficult due to personal commltments and Downtown Day confhcts

Minton thanked Gerlach and Porman for their efforts on road repalrs thanked Moroz for securing
funding for csx crossing r‘epalrs = :

Deal recognized employee anmversarles Steve Anderson Recreation Director-32 Years; Maureen
Brodie, City Clerk-28 Years; Mlke Brlndley, Foreman/SldewaIk Inspector-27 Years; lennifer Coykendall,
MSD. Admmlstratlve Ass:stant 25 Years; David Edwards Sergeant-14 Years; John Scanlon, Finance
Dlrector/Treasurer~8 Years; Brian Ronayne, DMS’ Operatlons Technician-5 Years; Tracy Boucher,

Finai nce Operatlons Coordmator—3 Yea rs.

oLD BUSINESS -none

NEW BUSINESS e

a. Police Training Gra'n‘t _—,Lea_d ‘Agency Acceptance

Motion to authorize the‘fbllm?ving resolution made by Pobur, supported by Moroz;

RESCLUTION 2025-89

WHEREAS The City of Plymouth operates a Police Department dedicated to protecting public
health and safety; and

WHEREAS Ongoing training is essential to ensure that police officers remain informed of the latest
practices, technology, and decision-making strategies; and

WHEREAS The City of Plymouth has applied for and been awarded a grant from the Michigan
Commissian on Law Enforcement Standards (MCOLES) to support officer training
through the Force Science Institute; and




WHEREAS  The City of Plymouth has been designated as the lead agency and will be responsible
for grant administration, registration of participants, and collection of cost-share
payments from participating agencies.

NOW, THEREFORE, BE IT RESOLVED, that the City Commission of the City of Plymouth hereby
accepts the grant award from the Michigan Commission on Law Enforcement Standards and
authorizes the City to serve as the lead agency for the Force Science Institute training program; and

BE IT FURTHER RESOLVED, that in return for serving as lead agency, the City of Plymouth shall
receive three complimentary registrations for its officers to attend the training program.

There was a voice vote.

MOTION PASSED UNANIMOUSLY

b. Contract for Building Official Services .
Motion to authorize the following resolution made by Moroz supported by Kehoe;
RESOLUTION 2025-90 o

WHEREAS The City Commission is aware that the Clty of Plymouth has contracted with
Carlisle/Wortman for Building Department Services since 2015 and

WHEREAS The City Commission is aware that Ca rllsle/Wortman has prowded excellent services
since that time; and S .

WHEREAS  Carlisle/Wortman has.provided the adrﬁinistratioh with a contract that would
guarantee a minimum level of services and allow for flexibility as service requirements
increase or decrease; : :

NOW THEREFORE BE IT RESOLVED THAT the Clty Commlssmn ofthe City of Plymouth does hereby
approve the enclosed contract for a period. of three (3) years with Carlisle/Wortman for Building
Department Consult‘ing Services from date of executlon through June 30, 2028.

There was a voice vote

MOTION PASSED UNANIMOUSLY

10.

11,

REPORTS AND CORRESPONDENCE
Llalson Reports .
Mmton Reported on the ZBA 2 non use variances approved.

Kehoe: DI:g_A meeting is Monday_at 7pm., O\{A Chili Coolkoff was very successful.

Maguire: PCCA s co- hosting With the Plymouth Twp Police Department a Senior Fraud & Identity
Theft presentation” on November 20 at 10am at the Friendship Station. Plymouth Library is hosting
a Magic of Diwali presentatlon on October 18 11am-noan,

b. Appointments — non‘e.-_

ADJOURNMENT

The next regular City Commission meeting is 7:00 pm on Monday, October 20 at Plymouth City Hall.

Motion made by Minton, supported by Pobur to adjourn the meeting at 7:58 p.m.

There was a voice vote.

MOTION PASSED UNANIMOUSLY

SUZI DEAL MAUREEN A. BRODIE, CMC, MiPMC
MAYOR CITY CLERK




ITEM #8.a.

Administrative Recommendation

City of Plymouth www.plymouthmi.gov
201 S. Main Phone 734-453-1234
Plymouth, Michigan 48170-1637 Fax 734-455-1892

To: Mayor & City Commission [1
From: ChrisS. Porman, City Manager| ' P

p—
CC : S:\Manager\Sincock Files\Memorandum - Master Plan- 10-20-25.docx

Date: October 14, 2025
RE: Master Plan

Background

State law requires that each municipality review its Master Plan every five years to ensure it
remains relevant and consistent with the community’s vision. The City of Plymouth’s current
Master Plan was adopted on September 17, 2018, following a full rewrite of the 2011 plan.
The most recent review began in March 2023, with the Planning Commission determining
that the existing plan should be retained and updated, rather than fully replaced.
Sub-committees for Public Engagement and Future Land Use were established in December
2023, leading to an extensive two-year process of meetings, public input sessions, and plan
revisions. On March 19, 2028, the Planning Commission unanimously recommended the
draft Master Plan for City Commission review and authorization of distribution of the draft
plan. The City Commission subsequently approved Resolution 2025-25 on April 7, 2025,
authorizing the plan’s distribution for release for the required 63-day intergovernmental
review period, and Resolution 2025-36 on May 5, 2025, asserting its right for final adoption.

A public hearing was held at the Planning Commission meeting on August 13, 2025, where
several residents raised concerns about the draft future land use designations for local
institutional properties. The Planning Commission reviewed these concerns and, after
discussion at its September 10, 2025 meeting, made several adjustments to the Future Land
Use Map. The Planning Commission then unanimously recommended the final Master plan
to the City Commission for review and approval.

Future Land Use and Zoning Relationship

The Master Plan serves as a long-term guiding policy document, framing community goals
and land use strategies 5-20 years into the future. It is not law but informs it and the master
plan does not rezone any properties, rather it supports the Zoning Ordinance and Zoning
Map, which regulate current land use and development. The updated plan clarifies these
distinctions to reduce confusion between vision-based planning and enforceable zoning
regulations.



Future Land Use Updates

The Future Land Use Sub-Committee reviewed previous Future Land Use maps and

. identified opportunities to simplify designations and support adaptive reuse of existing
institutional and transitional properties. Key changes include:

s Combining low and medium density single family residential for clarity

+ Combining low and medium density multi-family categories for clarity.

« Eliminating the “institutional” category as suggested in the Zoning Audit, and
reassigning propetrties to appropriate residential, commercial, or mizxed-use
designations.

+ Expanding Mixed Use areas within Old Village and along major corridors.

» Updating school, church, and industrial sites to reflect current, anticipated and
desired land uses.

Public Engagement
The update process emphasized community participation. Public engagement efforts
included:

» Three in-person public sessions and attendance at local events, including “pop-ups”.

+ Publication of the draft plan for comment through the City’s website, the Plymouth
FPulise, and email notifications reaching approximately 6,600 subscribers.

¢ Over 70 in-person participants, 120 survey responses, and 30 written comments
received.

¢ Continuous discussion and feedback integration at 27 Planning Commission
meetings over two years.

Recent Revisions
Since the April 7, 2025 City Commission meeting, additional public feedback and revisions
were incorporated:
+ Clarified that the Master Plan is a visionary policy document, not a legal instrument.
« Added language supporting universal design and recreation space for larger sites.
» Updated future land use designations for East Middle School, the former Lumber
Mart site, and key institutional propezrties.
* Included new guidance to mitigate light pollution and enhance site design standards
in Old Village and South Mill subareas.

Conclusion and Recommendation

The Planning Commission has worked diligently for over two and a half years to ensure that
the 2025 Master Plan reflects the community’s shared vision while providing clear direction
for future development. Special thanks to former Chairperson Karen Sisclak for her
leadership and current Chairperson Hollie Saraswat for her continued leadership in




bringing this project to the finish line. In addition, thanks to the members of the Planning
Commission for all their efforts in Subcommittees and their work at large. Special thanks to
Planning and Community Development Director Greta Bolhuis, and Planning Consultant
Sally Elmiger for all their subject matter expertise and leadership. And thanks to the
residents that participated in expressing their thoughts and views toward the shared vision
of the Plymouth Community.

The City Commission has two choices at this stage under the authority of the Michigan
Planning Enabling Act, to either approve or reject the plan.

Should the Commission wish to propose amendments, a jeint meeting between the Planning
Commission and City Commission is recommended to reconcile any revisions.

Two resolutions have been prepared for the Commission’s consideration:
1. Resolution to Approve the 2025 Master Plan
2. Resolution to Reject the 2025 Master Plan and Return to the Planning Comimission
with Objections




Administrative Memorandum

City of Plymouth www.plymouthmi.gov
4 201 S. Main Phone 734-453-1234
Plymouth, Michigan 48170 Fax 734-455-1892

To: Chris Porman, City Manager

From: Greta Bolhuis, AICP, Planning and Community Development Director
Date: October 14, 2025

Re: Presentation of the Finalized Master Plan

Background

As required by State Law, communities must review the Master Plan every five years and update
it as needed. The current City of Plymouth Master Plan was adopted on September 17, 2018,
after a complete rewrite that fully replaced the 2011 Master Plan. The review of the current
Master Plan started on March 8, 2023. This process began with individual Planning Commission
members reviewing current sections and considering recommendations from the zoning audit to
identify areas for focused effort. From these initial reviews, it was determined that the existing
Master Plan would be retained with necessary revisions rather than completely replaced.

Sub-committees were formed in December 2023 for public engagement and future land use.
Sub-committee meetings, working sessions, and discussions with regular reports and draft edits
at monthly Planning Commission meetings commenced for two years, culminating in a draft
Master Plan update. On March 189, 2025, the Planning Commission unanimously approved
recommending the draft Master Plan to the City Commission for their review and distribution.
The City Commission passed Resolution 2025-25 at their April 7, 2025 meeting, authorizing the
release of the draft Master Plan to surrounding communities for the required 63-day review and
comment period. Lastly, on May 5, 2025, the City Commission passed Resolution 2025-36 and
asserted its right to approve or reject the Master Plan as the final step for its adoption.

The Planning Commission held the required public hearing on August 13, 2025. At that meeting,
the Commission received feedback from six (6) residents expressing concerns about designating
St. Peter’s Lutheran Church, Christian Science Church, and Our Lady of Good Council properties

as multi-family. The Commission requested additional information from the administration and

voted to postpone their discussion to the September meeting.

Between the August and September meetings, the Planning Commission received email
correspondence voicing concerns about Smith School, East Middle School, and allowing 3 stories
in Old Village. At the September 10, 2025 Planning Commission meeting, the Commission
received similar public comments and discussed those matters directly. Regarding the comments
about height in Old Village, it was confirmed that the 2018 Old Village Sub Area Plan stated:
“Building heights shall not exceed 2-3 stories in appropriate areas.” and this section had not
been modified in the 2025 update. Regarding the comments about the various institutional
properties, the Planning Commission discussed each property individually. They considered each

1



property’s street frontage, neighborhood context, and previous future land use designation,
among other things. After a robust discussion, the Planning Commission voted to amend the
future land use designation of Our Lady of Good Counsel, St. Peter’s Lutheran Church, and Smith
School to single family residential. These properties had previously been designated as multi-
family. The Planning Commission voted to affirm the future land use designation of East Middle
School as multi-family neighborhood and Christian Science Church as multi-family residential.
These revisions have been integrated into the plan. At the conclusion of the discussion, the
Planning Commission unanimously recommend approval of the draft Master Plan to the City
Commission.

Connection Between Master Plan and Zoning Ordinance

The City’s Master Plan, Future Land Use Plan/Map, Zoning Ordinance, and Zoning Map have long
been confused with one another. The table below attempts to clarify what each of these
documents and maps are and are not.

Master Plan Zoning Ordinance

- Long-term guiding policy document - Isthe law

- Applies 5-20 years into the future - Applies now

- Has goals and objectives based on - lssubject to Federal and State Law, and
community input Federal and State case law

- Includes analysis and recommendations - Regulates land use, building size, form,
on economic development, housing, land placement, parcel area, width, depth,
use, transportation, and infrastructure parking, landscaping, etc.

- Must be reviewed every 5 years by State - Must be based on a Master Plan, per State
Law Law

- Is not intended or expected to serve as - Is used to implement the Master Plan
law )

Future Land Use Plan and Future Land Use Zoning Map

Map

- Is a visual guide for future planning - Isthe law

- Applies now and up to 20 years in the - Applies now
future - Has zoning districts, stating what land

- Has future land use categories which uses, building types can be developed
describe what may be considered if the now
zoning changes - Mandates land use, building size, form,

- Provides descriptions on types of uses placement, parcel area, width, depth, etc.
that are appropriate in certain areas and for each zoning district
details on the desired density, height, - Must be followed for all new development
design, landscaping, etc. - Can only be changed by a rezoning or

- Shows possibilities, not guaranteed zoning map amendment process, which is
changes a multi-step approval process that

- Changes as a Master Plan update, which includes a public hearing and
has extensive community input recommendation by the Planning

Commission and two readings before the
City Commission




Future Land Use Updates
As previously mentioned, the completion of the zoning audit in November 2023 and the creation

of two sub-committees in December 2023 formally kicked off the master plan update.

The future land use sub-committee was created to review and update the future land use map
and descriptions. The sub-committee started by reviewing the 2011 and 2018 future land use
maps, the 2018 future land use descriptions, and transitional and institutional properties. The
sub-committee’s discussion of transitional properties identified adaptive reuse of existing
buildings as a priority. In particular, this came up in discussions about the future of public and
parochial schools and religious institutions. The goal of designating many of these institutions as
multi-family was to allow for the existing form of the building to remain and be reused should
the opportunity present, like it did at Starkweather School in Old Village.

The review of the 2011 and 2018 future land use maps led to the decision to “collapse” or
combine future land use designations for simplicity. The sub-committee was also interested in
simplifying or eliminating the density numbers in the various future land use designations. They
reviewed and considered changes based on how other communities address density in their
master plans, but ultimately, the density numbers from the 2018 master plan were kept in to
ensure there were clear guideiines for the maximum densities and delineate the differences
between the designations.

The proposed changes to the future land use map from 2018 to 2025 include the following:

- Combine low and medium density single-family (SFLD/SFMD), low and medium density
multi-Family (MFLD/MFMD), office into locai business (LB}, and low and high mixed use
(MULD/MUHD) designations.

- Elimination of institutional designation and change appiicable properties to parks and
open space, mixed use, local business, central business, single family, and multi-family, as
appropriate.

- Designate Old Village between Starkweather and N. Holbrook including those properties
adjacent to Hines Park, the railroad tracks, and Cultural Center and PARC, as mixed use
{was SFMD, MFMD, institutional, MULD, and MUHD).

- Desighate commercial properties along N. Main as local business (was MUHD).

- Designate the neighborhood south of N. Main between Amelia and Mill St. as multi-
family to match current zoning.

- Designate the Pulte Townhomes as multi-family neighborhood {was MUHD).

- Designate the portion of S. Mill south of Pulte and the intersection with W. Ann Arbor
Trail as local business and multi-family (which was MUHD, LB, and MULD).

- Designate the public schools as single family and multi-family neighborhood {was

institutional).
Designate existing large industrial sites on Junction as industrial (was MFMD).
Designate religious institution on W. Ann Arbor Trail as multi-family (was MULD).

1

Public Engagement Updates

The public engagement sub-committee was created to ensure the public was educated about
and engaged in the master plan update. The sub-committee held three in-person engagement
sessions — two where the public was invited to a presentation of the master planning process
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and presented with a survey afterwards, and one at the Spring Artisan Market to discuss
transportation routes and pricrities. In addition to these dedicated sessions, the Planning
Commission received community feedback on the master plan at various regular, special, and
sub-committee meetings:

- City staff attended two Downtown Development Authority meetings in February 2024
and April 2025 to obtain feedback on the draft plan. No comments were received from
the DDA Board.

- After the City Commission approved the draft plan for distribution, the plan was
published on the city’s website, in the Plymouth Pulse, and on the city’s email listserv.

- Web traffic tells us that there were 48 human clicks on the email blast and people
seeking out the document on the city’s website with most traffic happening between
April 10 and May 29.

- During the required 63 day review period, staff received two (2) emails with comments
on the plan. Those comments, along with the few other verbal comments that were
received, were integrated into the final draft.

- On August 13, 2025, the Planning Commission held a public hearing. There were six (6)
comments.

In total, 70 individuals attended the in-person presentations and of those 68 submitted survey
responses. At the other in-person event, 53 survey responses were received from city and non-

. city residents. There were 28 comments received from 27 Planning Commission meetings where
the plan was discussed. 14 of the 28 comments were made at the September 10, 2025 Planning
Commission meeting. The draft plan was sent out in the Plymouth Pulse, which has
approximately 6,600 subscribers, and approximately 30 emails were received with comments on
the plan.

Recent Updates
Lastly, a few changes have been made since the City Commission last saw the draft in April 2025.
These changes include:

- Clarification that the Master Plan is a visionary document, not law.

- Removal of language that discusses the rezoning process.

- Changes to the Future Land Use Map include designating the East Middle School and the
former Lumber Mart site as multi-family neighborhood, designating existing large
industrial sites on Junction as industrial, and designating OLGC, St. Peter’s Lutheran
Church, and Smith School as single family.

- Add language to encourage “universal design” principles in multi-family designations.

- Add language to encourage active or passive recreation space for sites greater than five
(5) acres and property acquisition if public school sites become available in multi-family
neighborhood.

- Add language to address light pollution in the Old Village sub area plan.

- Inthe South Mill sub area plan, add language for the Lumber Mart property to be
redeveloped as residential and language to encourage parking to be at the rear of
buildings and reduce the number of commercial/industrial driveways when possible.




Conclusion
The Planning Commission has been working diligently for over two and a half years to complete
this Master Plan update. We are pleased to present you with a finalized draft. If you have any

guestions, comments, or concerns, please don’t hesitate to reach out in advance of the meeting.

City Commission Actions

Per the Michigan Planning Enabling Act the City Commission may approve or reject the master
plan. Section 125.3843 (4) of that act states “If the legislative body rejects the proposed master
plan, the legislative body shall submit to the planning commission a statement of its objections
to the proposed master plan. The planning commission shall consider the legislative body's
objections and revise the proposed master plan so as to address those objections.” State Law
does not provide any opportunity to amend the plan without it first returning to the Planning
Commission. If the City Commission wishes to amend the plan, staff recommends scheduling a
joint meeting with the City Commission and Planning Commission to discuss and resolve the City
Commission’s objections to the plan.

Two resolutions are atiached for the Commission’s consideration.




RESOLUTION #1 - APPROVE

The following Resolution was offered by Cornmissioner and seconded by

Commissionar

WHEREAS

WHEREAS

WHEREAS

WHEREAS

WHEREAS

The Planning Commission completed the Master Plan review as required by
Public Act 33 of 2008, and

The Planning Commission held a public hearing to hear comments on the
Master Plan on August 13, 2025, and

On September 10, 2025 the Planning Commission recommended the final
draft of the Master Plan to the City Commission for adoption, and

The City Commission adopted a resolution asserting their right to approve or
reject the Master Plan on May 5, 2025, and

The City Commission reviewed the Master Plan on October 20, 2025.

NOW THEREFORE BE IT RESOLVED THAT the City Commission does hereby approve and adopt the
2025 City of Plymouth Master Plan as presented.

NOW THEREFORE BE IT FURTHER RESOLVED THAT the Master Plan is effective immediately upon
approval and adoption by the City of Plymouth City Commission.




RESOLUTION #2 — REJECT AND RETURN TO PLANNING COMMISSION

The following Resolution was offered by Commissioner and seconded by
Commissioner

WHEREAS The Planning Commission completed the Master Plan review as required by
Public Act 33 of 2008, and

WHEREAS The Planning Commission held a public hearing to hear comments on the
Master Plan on August 13, 2025, and

WHEREAS On September 10, 2025 the Planning Commission recommended the final
draft of the Master Plan to the City Commission for adoption, and

WHEREAS The City Commission adopted a resolution asserting their right to approve or
reject the Master Plan on May 5, 2025, and

WHEREAS The City Commission reviewed the Master Plan on October 20, 2025.

NOW THEREFORE BE IT RESOLVED THAT the City Commission does hereby reject the 2025 City of
Plymouth Master Plan and return the document to the Planning Commission with the following
objections:




o) Administrative Memorandum

< City of Plymouth www.plymouthmi.gov
201 S. Main Phone 734-453-1234
Plymouth, Michigan 48170 Fax 734-455-1892
To: Chris Parman, City Manager
From: Greta Bolhuis, AICP, Planning and Community Development Director
Date: October 1, 2025
Re: Executive Summary of Changes to the Master Plan

Executive Summary of Changes to the Master Plan
The following bullet points outline each chapter of the Master Plan and the generalized changes that have been
made from the 2018 Master Plan and since the City Commission last saw the document in April.

Chapter 1: Introduction
e New paragraphs were added that state Plymouth’s physical location, acknowledging the landscape
changes post-COVID, and the community-based public engagement process.
e New paragraphs were added to explain what the Master Plan is, the connection and differences
between the Master Plan and the Zoning Ordinance, the creation and maintenance of the plan, and how
the plan will be used day-to-day and long term.

Chapter 2: Public Input
o This chapter was updated based on the survey responses received from the EPIC-MRA survey and public
engagement sessions.

Chapter 3: Goals
o |dentified guiding values and goals based on the City Commission’s Strategic Plan. Restructured and
added goals from the Strategic Plan.

Chapter 4: Future Land Use

e The introduction was amended to clarify that the chapter’s text and map are different from the zoning
district and zoning ordinance.

o The following land use designations were eliminated and collapsed/combined into similar uses: single
family low density, multi-family low density, mixed use high density, office, and institutional.

e Animplementation strategy was added to each designation. The strategies identify steps that can be
taken to achieve the goals of the designation including how the zoning could be changed to produce the
desired outcomes.

e The applicable zoning districts were added to each designation.

e The zoning plan was added to this chapter (was in Implementation Chapter) and appropriate land uses
were added to the table.



Future Land Use Map
e The core area of Old Village was designated as mixed use.
e The neighborhoods south of Main along Mill were designated as multi-family, including the new
townhomes.
¢ N. Main was designated as local business.
e Institutions were integrated into adjacent designations for parks and open space, single family, multi-
family, mixed use, and central business.

Chapter 5: Sub Area Plans
e This chapter was updated to reflect changes that have occurred in each of the areas. The new DDA
Strategic Plan was added, as well as strategic plan goals for parking and circulation downtown.
References to the 2023 Zoning Audit were added throughout.

Chapter 6: Transportation

e This chapter was updated to reflect the changes to the MDOT national functional classification for
Plymouth roadways. Figure 11 was updated to reflect the MDOT classifications.

¢ The transportation survey results were added.

e References to the surrounding communities’ plans were updated to reflect changes that have occurred.
This includes the 2020 SEMCOG Bicycle and Pedestrian Plan, Plymouth Township’s draft 2025 Land Use
Plan, and Northville Township’s Pathways Advisory Committee.

e Added information on the PASER rating the city uses to prioritize road projects.

¢ Added a new section for transportation improvement goals.

» Updated the primary and secondary transportation map based on the survey responses and Strava
heatmaps data. .

» Added a non-motorized transportation opportunity to include improving connections with Hines Park
and Plymouth Township.

Chapter 7: Implementation
s This chapter was updated to include references to the DDA and Recreation plans, Zoning Audit Report, !
and Old Village form based code analysis. The zoning plan and zoning amendment sections were
removed as they are incorporated into the future land use chapter.
o The implementation matrix was updated to reflect community changes including priority projects and
ordinance amendments.

Chapter 8: Background Studies
o This chapter was updated with 2022 American Community Survey (ACS) and 2020 Census data. Updates
made throughout for current community characteristics and programs.




Michigan

2025
Master Plan




City Commission Resolution

City of Plymouth 2025 Master Plan



Acknowledgements

Commission
Suzi Deal, Mayor
Colleen Pobur, Mayor Pro-Tem
Nick Moroz
Linda Filipczak
Jennifer Kehoe
Alanna Maguire
Brock Minton

Planning Commission
Hollie Saraswat, Chair
Kyle Medaugh, Vice Chair
Joe Hawthorne
Zach Funk
Sidney Filippis
Trish Horstman
Dave Scott
Marni Schroeder
Katie Rossie

Former Planning Commission Members
Karen Sisolak
Scott Silvers
Eric Stalter
Tim Joy
Jennifer Mariucci

City Staff
Greta Bolhuis, AICP

Planning and Community Development Director

Haley Hall
Community Development Coordinator - GIS

John Buzuvis
Economic Development Director

Chris Porman
City Manager

Assisted By

M Carlisle | Wortman
L\ Associates

City of Plymouth 2025 Master Plan



Page intentionally left blank



Chapter 1

Chapter 2

Chapter 3

Chapter 4

Chapter 5

Chapter 6

Chapter 7

Chapter 8

Table of Contents

Introduction

Public Input

Goals

Future Land Use

Sub Area Plans

Transportation

Implementation

Background Studies

pages 1-4

pages 5 -8

page 9

pages 11-23

pages 25 - 37

pages 39 -57

page 59 - 64

pages 65 - 70

City of Plymouth 2025 Master Plan



City of Plymouth 2025 Master Plan



The City of Plymouth is located halfway
between Ann Arbor and Detroit in Western
Wayne County. The city is home to the vibrant

downtown and Old Village areas, strong
neighborhoods, schools, businesses, and
recreation opportunities. The city represents
opportunities for residents and the surrounding
communities.

A lot has changed in the city and in the region
since the last Master Plan was adopted. Our
physical landscape has been shaped by the
COVID-19 pandemic and large and small scale
redevelopment, infill development, and new
development throughout Plymouth community.
To begin the Master Plan update, the City of
Plymouth launched a community-based
process to engage residents. This document is
the road map for land use, development,
transportation, and housing that is based on a
shared community vision and is cognizant of

the current demographics and market
conditions.

What is a Master Plan?

The City of Plymouth Master Plan sets forth a
vision for our community. It is a guide that all
city boards and departments can use to help
make planning and development decisions.
The Plan communicates a vision for future land
uses. Planning is a process and requires
residents, property owners, business owners,
city officials, staff, and others — all with diverse
backgrounds, ideals, and visions — to work
towards a common vision of our built
environment. This common vision is achieved
through discussions, surveys, and open public
meetings. The Master Plan seeks to clarify who
we are, where we are, and where we are going.
Moreover, the Master Plan is the culmination of
past, present, and future visions of city
planning.
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Chapter 1: Introduction

The Master Plan identifies goals for Plymouth'’s
future to express long-term expectations and
addresses the fundamental issues that the city
expects to face in the future. By using the
Master Plan as a guide, city boards and
departments can coordinate land use planning
activities towards outcomes that best fit with
the long range goals outlined by the Master
Plan.

The Master Plan consists of two main
components: text and map. The text of the Plan
should be consulted for a description of
policies that apply to specific areas or features.
The Future Land Use Map is intended to
illustrate the desired locations of certain land
uses in the community. Other maps are
included throughout the Plan to provide
additional details not mentioned in the text. If
there is inconsistency between the text of the
Plan and the map, the text will control city

policy.

Under the Michigan Planning Act (Act 33
of the Public Act of 2008), communities
are required to review their Master Plan

every five years and update it if needed.

Plymouth’s previous Master Plan was most
recently amended in 2018. The 2018
adoption fully replaced the 2011 Master
Plan which had been updated in 2009.
The 2009 version fully replaced the
previous Master Plan adopted in 1996.

Connection between

Master Plan and Zoning Ordinance

The Master Plan is a long-term policy document
that provides guidance for community
development over a period of 5 to 20 years.
The plan is based on community input and
outlines goals and objectives related to areas
such as economic development, housing,

transportation, and infrastructure. The Master
Plan must be reviewed every five years as
required by state law and serves as a
foundation for future planning. The Master Plan
is not intended or expected to serve as law.

The Future Land Use Plan, a visual component
of the Master Plan, maps out potential land use
categories and details the types of uses,
densities, and design standards that may be
considered for zoning changes. It serves as a
framework for future development and shows
possibilities, not guaranteed changes.

In contrast, the Zoning Ordinance is a legal
document that regulates land use in the
present. It dictates specifics such as building
size, form, placement, and parking
requirements, and must comply with federal,
state, and case law. The Zoning Ordinance
implements the Master Plan and is legally
enforceable. Similarly, the Zoning Map is a legal
document that identifies zoning districts and
outlines what types of land uses and buildings
are permitted. It is also enforceable by law and
can only be changed through a formal rezoning
process, which includes public hearings and
approval from the Planning Commission and
City Commission.

Who Creates and Maintains the Plan?

The City of Plymouth Planning Commission is
the primary agency responsible for the
preparation of the Master Plan and the City
Commission makes the final approval.
Supported by staff and consultants, it is the role
of the Planning Commission to develop a land
use plan and support its implementation.

The Master Plan is a document that must be
embraced by the City of Plymouth leaders.
While ultimately the responsibility of the
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Planning Commission, the Master Plan must
inspire consistent decision making throughout
the community. The Plan serves a larger
purpose to inspire and guide city initiatives and
foster innovative community development.

How Will the Plan be Used?

The Master Plan will be used in numerous ways
across different timeframes. On a day-to-day
basis, city staff will rely on the Plan to guide
their work, including discussions with
developers, drafting zoning amendments, and
making recommendations to the Planning
Commission or City Commission. It will also
serve as a reference for neighborhood groups,
local investors, and non-profit organizations.
On a month-to-month basis, elected officials
will use the Master Plan when making decisions
about land use, setting city policies for
development, improving infrastructure, and
shaping regulations and budgets. Annually, the
Master Plan should be evaluated to ensure it
still aligns with the city's goals. Regular audits
will help assess progress and identify necessary
revisions or updates, ensuring that the Plan
remains relevant and continues to have broad
community support.

Who Makes Development Decisions?
Development decisions in Michigan are
permitted by and regulated through two main
laws: the Planning Enabling Act and the Zoning
Enabling Act. While many other local, state, and
federal laws come into play, these two laws
outline the basic steps that a local government
must take to plan for and regulate development
within its boundaries. These laws balance the
rights of the property owner with a local
government’s responsibility to protect the
health, safety, and welfare of its residents.

Chapter 1: Introduction

Reviewing and approving development
proposals can be a complex process. In many
instances, various boards and departments are
responsible for reviewing and approving new
development in Plymouth.

The following describes, in general, the
responsibilities of the city:

COMMUNITY
DEVELOPMENT

_ DEPARTMENT

Community Development Department (CDD)
The City's Community Development
Department is the initial contact between the
city, developers, and residents. It receives all
development applications and supporting
materials. The department also assists
developers with informational requirements
and procedures outlined in the Zoning
Ordinance. The Building Official, Fire Marshall,
and various specialty inspectors work with
applicants once the development proposal has
been approved by the appropriate
commission. Plans submitted to these officials
are reviewed for conformance with applicable
codes and ordinances. These professionals
ensure that construction meets the Plymouth
Zoning Ordinance, Michigan Building Code,
the Michigan Residential Code, and/or State
and National Trade Codes.

City of Plymouth 2025 Master Plan



Chapter 1: Introduction

Planning Commission (PC)

The responsibility of the Planning Commission
is to guide and advance the efficient and
coordinated development of the city in a

manner that will promote the health, safety, and

general welfare of its residents. The Planning
Commission has the primary responsibility for
reviewing development proposals. The
Planning Commission reviews projects to
ensure that development adheres to the City’s
Master Plan, Zoning Ordinance, and allows a
reasonable use of the property. Note: The
Planning Commission does not review
proposals for individual single-family or two-
family residences.

City Commiission (CC)

Some proposals, such as a Planned Unit
Development or re-zoning a property, must be
reviewed and approved by the City
Commission. The Planning Commission
conducts an initial review and makes a
recommendation to the City Commission. The
City Commission then makes the final decision
based upon criteria and requirements in the
Zoning Ordinance.

Zoning Board of Appeals (ZBA)

The Zoning Board of Appeals hears variance
requests from property owners or developers
who, because of hardships or practical
difficulty, cannot meet the requirements of the
Zoning Ordinance and feel there is a unique
circumstance that limits the applicability of
certain requirements.

Photo Credit: Pete Mundt

Historic District Commission (HDC)

The City of Plymouth has a Historic District that
is enabled by the Local Historic Districts Act (PA
169 of 1970). In general, properties
surrounding or adjacent to Kellogg Park are
within the boundaries of the Historic District. If
development is proposed on a property within
the Historic District, the proposal must also go
before the Historic District Commission for
consideration, review, and approval.

The Historic District Commission uses the
National Park Service's Secretary of Interior
Standards for Rehabilitation to review projects
within the district.

Downtown Development Authority (DDA)
Plymouth implemented a Downtown
Development Authority in 1983, which was
enabled through the Downtown Development
Authority Act, PA 197 of 1975, and has since
been replaced by PA 57 of 2018. DDAs are
designed to be a catalyst in the development of
a community’s downtown district. They provide
a variety of options to fund public
improvements in the downtown district. These
improvements not only benefit residents and
visitors but also help create a favorable
environment for businesses to thrive. The DDA
does not have any authority to review
development proposals on private property.
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The City of Plymouth recognizes that public
input is essential in the process of updating the
Master Plan. Along with reviews and
discussions at Planning Commission meetings,
a statistically significant resident survey was
conducted, two public engagement sessions
were held, and transportation information was
collected at a public event.

The city contracted with the Lansing based firm
EPIC-MRA to conduct a telephone survey. The
survey interviewed 264 adult residents of the
City of Plymouth in the week of September 11,
2023.

The first Master Plan public engagement
session was held in Old Village on March 20,
2024. A survey was completed by 32
individuals at the end of the session. The
second public engagement session was held at
the Plymouth Cultural Center on April 24, 2024,

Chapter 2: Public Input

with 36 individuals completing the survey at the
end of the session.

In order to gain insight
on transportation related
matters, data was
collected from residents
and non-residents at the
Spring Artisan Market
held in Kellogg Park on
April 20, 2024.

The Planning Commission
collected paper surveys from 23 residents and
30 non-residents.

The topics that these various public
engagement events and the phone survey
covered are organized below by topic heading
with the resulting quantitative input. The
qualitative input has been integrated into the
applicable chapters of the Master Plan.
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Desirable Characteristics

At the public engagement sessions,
respondents were asked to identify building
characteristics that they considered important
in the Old Village and Downtown areas of the
city. The characteristics included:

e Preservation of historic buildings

e New and infill construction

e Buildings are set back similarly from the
street

e Buildings are set back variably from the
street

e Consistent land uses across floors

e Variable land uses across floors

e Consistent building styles

e Variable building styles

Preservation of historic buildings was
consistently identified for both areas by over
90% as the most important characteristic.
Buildings set back similarly from the street and
variable building styles were clearly 2" and 3

in importance.

Pedestrian Amenities

Respondents were asked to rank eight
pedestrian amenities by importance at the
engagement sessions for Old Village and

Chapter 2: Public Input

Downtown. While not ranked in the same order
by all respondents, Benches, Trash Cans,
Signalized Pedestrian Crossings and Planters
were always in the top four. Bike Racks and Bike
Lanes were consistently in 5! and 6™ place
while Directional Signage and Drinking
Fountains were identified as the lowest priority.

Entry-Level Home Buyer Accessibility
Housing stock and housing diversity was a
topic covered at the engagement sessions.
When the participants were asked if it was
important that the City of Plymouth be
accessible to entry-level home buyers, 83%
responded Yes. Twelve percent responded No
and 6% were Unsure.

Multi-Family Housing

The September 2023 survey asked participants
their opinion related to whether the city has Too
Many, Too Few, or the Right Amount of multi-
family housing. Right Amount received a
majority of responses at 58%, with Too Many
and Too Few responses equal at 17%. To gather
information on specific multi-family housing
types, the engagement session surveys asked
the same question about Duplexes, Triplexes,
Apartments and Townhomes. The responses for
each specific multi-family type were consistent
with the survey results for overall multi-family
housing, but showed slight variation based on
the housing type.

Duplexes

Residents were asked if they favor or oppose
allowing duplexes to be built in single-family
neighborhoods as part of the September 2023
survey. The response was 37% Favor with 52%
Opposed. The feedback from the engagement
session surveys had only 29% respond in Favor
of with an equal 35% Opposed and 35%
Unsure.
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Chapter 2: Public Input

The engagement session reviewed various
forms of ADUs, and the survey asked a follow-
up question on which types of ADUs the
participant would support and referenced the
image to the left. Above garages, both
detached and attached again received over
50% support.

A third question was asked about participants’
opinions on parking, should ADUs be allowed.
When asked if parking for ADUs should be
required on private property, 63% responded
Yes.

Size and Mass of Single Family Homes

Accessory Dwelling Unit (ADU) When asked about the size and mass of homes

As this is an unfamiliar topic, a description of built in the city, COVID was used as a frame of

accessory dwelling units was provided prior to reference. When asked if homes build since
asking participants if they  COVID were appropriately sized, the
would Favor or Oppose September 2023 survey results were close with

the city allowing this type 46% Yes and 48% No responses. The survey
of dwelling unit to be

established on the
second level of detached

responses from the engagement sessions had a
strong No response of 78%.

garages as part of the The September 2023 survey went on to ask
September 2023 survey. participants if the Plymouth City ordinances
The description was: "An should Increase, Decrease, or Not Change the
accessory dwelling unit is existing size and mass specifications. One half
defined as a smaller, of respondents opted for the status quo, with

independent residential slightly under four-in-ten expressing a

dwelling unit located on preference for a decrease in the size and mass
INTERIOR (CONVERTED GARAGE) ADU the same |ot as a specifications
detached single-family

home and could be utilized as a rental or short-

To approach size and mass from a different
term rental. It is also commonly referred to as perspective, the surveys for the engagement

sessions asked participants their opinion on

majority support (59%) for allowing ADUs as whether homes built since COVID were
described. The engagement sessions covered

this topic as well and those survey responses
also showed a majority (54%) in support;
however, 22% did respond that they were
unsure.

mn

an "ADU" or "mother-in-law suite”” There was a

compatible with surrounding homes. Seventy-
one percent responded No. It was then asked if
the city should investigate ways to encourage
and retain character in each neighborhood.
Ninety-seven percent responded Yes.
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Chapter 2: Public Input

Height of Single Family Homes the ordinance had done Enough (49%) with
The September 2023 survey asked participants nearly three-in-ten (29%) reporting Too Little.
their opinions about the height of single family It is important to note that in February 2024, the
homes built since COVID and if the city should ordinance was amended to eliminate tree
Increase, Decrease, or Not Change the removal and mitigation regulations on private
ordinance specifications. A majority of property.

participants responded that the home heights
were appropriate (66%), and ordinances should Landscape Ordinance

not be changed (65%). The city adopted an ordinance in January of
2023 establishing a minimum square footage
Height of Detached Garages of landscape area on all residential properties.
As with single family homes, the September The September 2023 survey asked whether it
2023 survey asked participants their opinions had done Enough, Too Little, or Too Much, to
about the height of detached garages built protect and enhance the landscape areas of the
since COVID and if the city should Increase, city. A plurality of respondents again reported
Decrease, or Not Change the ordinance the ordinance had done Enough (42%) with
specifications. Again, the majority of 21% responding that Too Little had been
participants responded that the detached accomplished.
garage heights were appropriate (76%), and
the ordinances should not be changed (66%). Form-Based Codes (FBCs)

The City of Plymouth currently has Euclidean
Zoning Ordinances which has protected
neighborhoods from incompatible uses but
does not allow for a mixture of uses that exist in
the City's best places, like Old Village and
Downtown. In 2023, the Planning Commission
guided the research of a “test” form-based
zoning district for the Old Village area. While
implementation of a FBC is at least 2 years out,
community engagement and education will be
required. An overview of FBCs was given at the
engagement sessions. When surveyed,
participants were asked if they would be

interested in learning more about FBCs and

Tree Ordinance seventy-eight percent (78%) responded Yes.
The tree ordinance adopted in 2017 aimed at

protecting, preserving, and reforesting the tree
canopy. Participants of the September 2023
survey were asked whether it had done
Enough, Too Little, or Too Much in achieving the
stated aim. A plurality of respondents reported
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Chapter 3: Goals

The goals for development in the City of Plymouth were developed using public input from the

Master Plan surveys, public meetings, and many Planning Commission discussions over the last
several years. These goals complement the City Commission’s Five-Year Strategic Plan, last adopted
by the City Commission on January 18, 2022. How these goals may be accomplished is discussed in
subsequent chapters of this Master Plan. The guiding values and goals are based on input from the
public and city officials.

Guiding Values and Goals
Plymouth is a leader in sustainable
infrastructure.

Encourage environmentally sensitive,
sustainable development.

Address changing vehicular habits.
Improve street mobility, connectivity, and
safety.

Plan for vehicular needs, including parking.

Maintain and enhance the tree canopy.
Encourage historic preservation.

Our staff, boards, and commissions are well
trained.

|dentify yearly training opportunities and
conduct joint sessions on land use and
development topics.

Include all relevant planning, zoning and
development information in board and
commission orientation packets.

The city thrives when we all work together.

e Promote a welcoming environment for
residents, visitors, commercial business, and
industry.

e Apply form based codes where appropriate
to foster a high-quality public realm.

e Complete requirements to obtain and
maintain Redevelopment Ready
Communities certification.

Plymouth is an attractive, livable community.

e Encourage appropriate home sizing and
massing.

o Create lifelong neighborhoods of diverse
housing for various income levels.

e Plan for a variety of land uses that create a
dynamic environment supportive of
residences, community institutions, and
businesses.

¢ Modernize and update zoning ordinance to
reflect community vision.

City of Plymouth 2025 Master Plan
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Introduction

The future land use chapter identifies the
desired characteristics of the various land uses.
Appropriate future land uses are described and
mapped in this document. Each category
coordinates with the proposed changes noted
in the zoning plan.

The text in this chapter and Future Land Use
Map are intended to be policy documents and
decision-making guides to promote informed
public and private decision-making for the
betterment of the community. It is important to
note that future land use designations are
different from zoning districts or zoning
ordinance standards. They are designations on
a plan that provide guidance on appropriate
land uses if a lot were to be redeveloped in the
future. The designations and map will guide
future zoning ordinance updates to achieve the
goals of this document.

City of Plymouth 2025 Master Plan
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Chapter 4: Future Land Use

Single-Family Residential

Areas planned for Single Family Residential are
typically arranged in a traditional grid pattern.
Most of the core single-family residential areas
are connected to the historic downtown and
the historic corridors. There are a range of
residential building types, with houses of
worship, schools, and small parks

intermixed. The majority of residences are
single-family homes, but duplexes are scattered
throughout the core neighborhoods. These
areas occupy most of the residential
development in the city and are characterized
by original plats with lot widths of 25 to 50 feet
wide. In general, the lot sizes, widths, and
building setbacks are small by today'’s
standards, with many of the existing homes and
lots not meeting current zoning ordinance
requirements. Homes in this land use category
are generally situated the same distance from
the street, have front porches, and have
detached garages at the rear of the property.
Density in this area is between six and nine
homes per acre and should not exceed two
stories in height.

There are some areas of single-family homes
that were developed in a more suburban
format. Many of these neighborhoods are
regulated by a single plat or condominium plan
with associated rules or restrictions. Areas
include what is typically referred to as

“subdivisions,” such as the New England Village
neighborhood on the west side of town or
Starkweather Condo on the north side of
Plymouth Road. In most cases, the street
network is designed to carry traffic into the
neighborhood, not through it. Streets in these
more suburban neighborhoods are wider and
are more winding than streets in the core
single-family residential areas, often including
cul-de-sacs. Lot sizes, widths, and setbacks in
these areas are larger than in the core single-
family residential areas. Density in this area is
between two and five homes per acre and
should not exceed two stories in height.

Implementation Strategies

The zoning in these areas should preserve the

existing character of each neighborhood but

allow for a mix of compatible residential uses
and building types that are traditionally found
in those neighborhoods. The strategies below
could allow for limited additional density, more
housing type choices, while ensuring
alternative dwelling unit options fit into the
character of the neighborhood.

1) One option to consider are duplex units.
The current R-1 zoning district does not
permit these unit types, but there are a few
historic duplexes scattered throughout this
district. There may be specific locations that
establishing a slightly higher density by
incorporating duplexes could be
appropriate. The city may want to consider
additional standards to ensure that those
dwelling units fit into the existing character
of the neighborhood and adjacent corridor.

2) Another option to consider are Accessory
Dwelling Units (ADUs). Where, and to what
degree, ADUs are permitted could be
studied and an ordinance with design and
functionality standards considered.

3) Related to both strategies, a strong rental
inspection program is important to ensure
that rental units, whether in houses,

12
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accessory buildings, or larger buildings, are
safe and clean dwellings.

New lots created in this designation should be
developed at a lot size that is consistent with
the surrounding properties. Repurposing
vacant lots should be the priority, so demolition
and infill development does not degrade
neighborhood character, tree canopy, home
affordability, and historic and architectural
character.

Applicable Zoning Districts: R-1

groups of condominiums with houses of

worship and small parks intermixed. This
designation aims to allow the “missing middle”
housing types that are desirable as a residence.
See the image below.

It is the priority of this area to increase the
number of housing units in a manner that is
consistent with the adjacent areas while serving
as a transition between commercial districts

and single-family neighborhoods. These areas

Multi-Family Residential allow for additional density to occur while still

Multi-Family Residential areas were developed preserving the character of adjacent single-

family neighborhoods. These areas can also
host accessory dwelling units under
appropriate circumstances.

in a range of residential building types which
include duplexes, triplexes, multiplexes,

townhouses, small apartment buildings, and

; Triplex:
Multiplex:
Cottage Townhouse N3l Stacked

Court

Courtyard

Fourplex:

S Duplex: Stacked Building . I
Side-By-Side +  ©'4%K® : -
Detached Single-Family b N Stagked Missing Mlddle Housing
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Multi-family residential density is dependent
upon the housing type and the neighborhood
character. In areas where single-family land
uses are adjacent, duplexes and small
multiplexes that match the appearance of
single-family homes are more appropriate.
Density in this application is up to twelve (12)
units per acre. In areas where commercial and
industrial land uses are adjacent, townhouses
and stacked multiplexes at higher densities are
more appropriate. Density in this application is
between twelve (12) to eighteen (18) units per
acre. In no instance should building heights be
taller than two and one-half (2.5) stories.

Implementation Strategies

Multi-family residential may take a variety of forms
and it is important that a variety of housing types

that are desirable to current and prospective
Plymouth residents can be retained and
constructed. Consideration should be taken to

Chapter 4: Future Land Use

that desired building types and densities
outlined above are not possible under current
Zoning Ordinance standards and should be
amended. Changes to the RT-1 District include
expanding the permitted uses to include
triplexes and other “missing middle” housing
and clarify minimum lot size and floor area per
dwelling unit. Changes to the RM-1 District
include eliminating the room number density
calculation, clarifying minimum lot size and
floor area per dwelling unit, and reducing the
minimum distance between buildings. Parking
requirements should be reviewed to ensure
adequate, not excessive, off-street parking is
provided. A strong rental housing inspection
program also ensures that existing and new

development are safe and clean places to live.
Applicable Zoning Districts: RT-1, RM-1

ensure housing is universally designed to enable
and empower a diverse population by improving
human performance, health and wellness, and
social participation. Existing structures within this
designation should be considered for adaptive
reuse into multi-family buildings. Increasing the
number of housing units within existing building
footprints is a desirable method of adding
dwelling units without changing neighborhood
character.

The Zoning Ordinance should enable the
neighborhoods Plymouth desires. Many

resources have been developed to assist
communities such as Michigan Municipal
League's Pattern Book Homes for the 21t
Century Michigan, Michigan Association of
Planning's Zoning Reform Toolkit, Michigan
State Housing Development Authority’s

Multi-Family Neighborhoods
Multi-family Neighborhoods were originally
designed for a single type of housing per site
and included large blocks of apartments and
townhouses. Typically, these neighborhoods
are large, standalone sites, located on higher
traffic roadways and they often have a self-

Statewide Housing Plan, and the Michigan
Zoning Atlas. The 2023 Zoning Audit indicates
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contained, private road network. However, in
the future a single site may be able to support a
mixture of housing types and unit offerings. It
may be appropriate for these neighborhoods
to include a mixture of “missing middle” types
of housing in a higher density than in the multi-
family residential designation. For example, a
site might be able to accommodate the
arrangement of multiple duplexes or triplexes.
The streets within these neighborhoods are
typically private and are not connected to the
larger grid network of Plymouth. Traffic is
meant to be directed into and out of the
neighborhood through one or two entry points.
These neighborhoods often include large
surface parking areas for residents and visitors.
These higher-density neighborhoods are
encouraged to meet the City's need for
housing in a wider range of price points and to
offer options which are accessible by means
other than personal vehicle. Density in this area
is between eighteen (18) to twenty-seven (27)
homes per acre and should not exceed four
stories in height.

Implementation Strategies

In the multi-family residential zoning district, the
types of permitted housing were expanded,
however, obstacles still exist that prevent
redevelopment. These barriers can be reduced
by removing the room number density formula
in the Zoning Ordinance, reviewing parking
requirements especially for properties close to
downtown or public transit stops, and allowing
additional height/stories where appropriate. In
targeted areas, missing middle type housing
constructed in the density outlined above may
allow a different type of neighborhood
character than the traditional apartment and
townhouse offering. Completion of a building
type inventory may offer insight into necessary
changes.

Chapter 4: Future Land Use

Built multi-family neighborhoods are unlikely to
change significantly in the future unless they
are fully redeveloped, however, additional units
could be retrofitted in appropriate locations
within existing building footprints. Additional
units could also be created by adding
additional stories or buildings on the
appropriate sites. Some of the multi-family
neighborhoods are aging and in need of
maintenance, repair, and rehabilitation to
remain desirable. The city should encourage
investment in these areas. Adaptive reuse of
aging apartment buildings is important to
ensure safe, desirable housing units exist in
Plymouth.

These neighborhoods should aim to increase
the city’s total number of dwelling units while
balancing the need for vehicular circulation,
parking, landscaping, and other site amenities.
New multi-family neighborhood development
on sites greater than five (5) acres should
provide area for parks, recreation, and/or open
space. Alternatively, if property owned by
public organizations become available, the city
should consider acquisition of all or part of the
land for park and recreation purposes.

Standards for new multi-family developments
should be evaluated to ensure that the design
of such development supports the needs of the
community. Consideration should be taken to
ensure housing is universally designed to
enable and empower a diverse population by
improving human performance, health and
wellness, and social participation. A strong
rental housing program also ensures that
existing and new development are safe and
clean places to live.

Applicable Zoning Districts: RM-1, RM-2
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Old Village - Mixed Use
The Old Village area was built on a traditional
grid pattern centering along the railroad line.
Historically, this area hosted a mixture of
industrial, hospitality, restaurant, service, retail,
religious, and residential uses. Many of these
same uses exist today. Care should be taken to
protect the commercial corridors comprising
the downtown village area of W. Liberty
between Starkweather and Mill, Starkweather
between W. Liberty and Farmer, and Mill
between W. Liberty and W. Spring.

The Old Village area has a range of residential,
commercial, and industrial building types and
land uses. New buildings should be located on
the lot in a consistent pattern like the historic
buildings and set back from the street uniformly
with the remainder of the block. Preservation
of existing historic buildings is a priority.
Buildings in this area should be designed to be
adaptable so they can shift between residential
and commercial uses as demand changes.
Density in this area should be between twelve
(12) and eighteen (18) units per acre and
should not exceed three stories in the
downtown village and two stories in the
surrounding neighborhoods.

The city is interested in adopting a form-based
code to guide any infill development in Old
Village. More study of the existing building
types and engagement of the business owners

and residents is necessary to develop this code.
Generally, desirable building types throughout
the area are houses, duplexes, multi-family
buildings, and downtown/commercial mixed
use. The mixture of commercial and residential
land uses should be carefully considered on a
block by block basis. Commercial uses should
not negatively impact existing or future
residential uses; however, there is an
understanding that homes may be located
adjacent to businesses that operate late into
the evening.

Implementation Strategies

The intent of the form-based code is to
preserve and protect the existing development
pattern that occurred prior to the control of
traditional zoning. A preliminary form-based
code was drafted for Old Village in 2023. To
refine and ultimately adopt the code, a detailed
building type inventory must be completed to
determine which building types are compatible
with each block/corridor. Additional study of
street types and site types is also necessary.

Zoning obstacles exist that prevent meaningful
intermixing of residential and business land
uses. Stringent special land use requirements
for commercial uses should be evaluated.
Parking requirements also need to be balanced
with the physical confines of existing sites and
should be dictated by building square footage,
or other standards that acknowledge the
historic development layout of the area
designed before automobiles. Consideration
could be given to on-street parking and other
public parking while safeguarding
neighborhood streets whenever possible.

Applicable Zoning Districts: RT-1, RM-1, RM-2,
MU, B-1
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Local Business

The Local Business future land use category is
designed for office uses and convenience
shopping, dining, and services for residents of
nearby residential areas. The desirable building
types in this area include standalone single-use
buildings, mixed use buildings, and former
homes preserved and repurposed for
commercial uses. This area serves as a transition
area between single family neighborhoods and
higher traffic volume streets. Local business has
been applied to smaller lots that can
accommodate various uses in a harmonious
design, but there are some larger lots that
could be redeveloped. Should redevelopment
occur, adaptive reuse of existing structures
should be prioritized. This category could
accommodate residential uses on upper levels
at a density between twelve (12) and eighteen
(18) units per acre. Local Business would not
include intensive business types or businesses
that depend on high volumes of vehicle traffic.
Generally, buildings should have uniform
setbacks with parking located at the rear of the
building or integrated and hidden from view of
the road or nearby residential properties within
any new construction.

Implementation Strategies

Strip mall type developments should be
eliminated through redevelopment when
possible. Parking should be located at the rear
of buildings and away from the street frontage.
Parking and site circulation should be shared
across property lines whenever practical.
Shared parking agreements between adjacent

Chapter 4: Future Land Use

or nearby properties should be encouraged.
Adaptive reuse and preservation of historic
buildings is desired. Business uses should be
protected by prohibiting residential uses on the
first floor unless developed at the edges of the
area in a manner that provides a buffer
between commercial and other residential land
uses, and at a higher density of multi-family
residential. In no instance shall a residential
development create a gap-tooth condition
within the existing commercial corridors. If
multi-family development is the desired use for
a site as determined by the Planning
Commission, then it should be developed at a
density of greater than twelve (12) units per
acre but no more than twenty-seven (27) units
per acre. Sidewalk conditions should be
improved to give pedestrians buffered,
landscaped space away from the edge of the
street. Development should include pedestrian
oriented site amenities like bike parking,
pedestrian sidewalks and pathways, and
inviting outdoor spaces where appropriate.
Zoning should be reviewed to consider if and
where modern land uses should be in the local
business districts and under what
circumstances.

Applicable Zoning Districts: B-1, O-1, O-2
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Central Business
The central business area provides the central
gathering place and commercial area of the
city, accommodating pedestrian access to local
businesses, restaurants, and entertainment, as
well as office and upper-level residential uses at
a density of eighteen (18) to twenty-seven (27)
units per acre. It serves the retail, office,
convenience, and service needs of the entire
City. The central business area promotes uses
which provide convenient pedestrian shopping
and services along a continuous retail frontage.
Much of the area is served by centralized
parking under the City’s control. The Plymouth
Downtown Development Authority boundary is
closely matched to the central business
designation.

Implementation Strategies

The central business designation is supported
by the DDA infrastructure and strategic plans
and the Kellogg Park Historic District. The intent
is to maintain a vibrant, desirable downtown
with thriving businesses that have a variety of
offerings. Preservation of, and adaptive reuse of
existing buildings, especially outside of the
Historic District, will help maintain the existing
character and charm of the downtown area.

Chapter 4: Future Land Use

Care should be taken to strategically increase
parking supply through public-private
partnerships, land acquisition, and efficient
parking space layout across private properties.
Evaluation of parking requirements for new
buildings and businesses should be a priority.
Examine parking options downtown to
determine whether minimum parking
requirements are needed or only necessary for
some land uses, such as residential.

The central business area is another place that
may benefit from form-based code
requirements. Analysis should include a
building type inventory, street and site types,
and consideration of public spaces and parking
areas.

Applicable Zoning Districts: B-2

Ann Arbor Road Corridor

The Ann Arbor Road Corridor is the broadest
and most-intensive commercial land use
category. This area is located on the automobile
dependent Ann Arbor Road and benefits from
the exposure of high-traffic volumes. While
these uses are generally accessed by vehicle,
pedestrian access across the corridor is
desirable. Businesses include a wide range of
retail and service establishments, including
drive-through restaurants, auto-service
establishments and commercial uses serving a
regional clientele. Limited residential uses may
be appropriate on upper levels but are
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considered a subordinate use to the principal
commercial intent of this designation.
Residential density should be between
eighteen (18) to twenty-seven (27) units per
acre. Buildings in this corridor are typically
single land use, but a mixture of commercial
land uses are desirable within buildings and
across parcels/lots. Parking should be located
behind or along the side of buildings.
Improvements to pedestrian circulation to and
through sites should be prioritized, especially
for land uses that will serve the adjacent
residential neighborhoods. The intent of the
corridor is to provide a cohesive streetscape
with consistent signage, landscaping, and
fencing. Ideally, buildings would be setback
from the street in a consistent manner and curb
cuts should be limited to reduce the potential
conflict between pedestrians and vehicles.

Implementation Strategies

This corridor's zoning standards were
developed in partnership with Plymouth
Township. The intent of the district is a unified
corridor of consistent land use regulation.
While the regulations have produced the
desired results, there are some requirements
that are showing their age and make
development and adaptive reuse of existing
buildings challenging. Any amendments to this
corridor should be undertaken cooperatively
with the Plymouth Township Planning
Commission, the Township Downtown
Development Authority, and corridor
businesses. Parking requirements should be
reviewed to ensure that parking lots are
designed to serve the building, not the land
uses. Reduction to the number of curb cuts
throughout the district is a priority for vehicular
and pedestrian safety. Zoning should be
reviewed to consider if and where modern land

Chapter 4: Future Land Use

uses should be in the corridor and under what
general circumstances.

Applicable Zoning Districts: ARC

Industrial

The Industrial land use designation is intended
to primarily accommodate wholesale activities,
warehouses, and light industrial operations
whose external and physical effects are
restricted to the immediate area having only a
minimal effect on surrounding districts. This
designation is also structured to permit
manufacturing, compounding, processing,
packaging and assembling of finished or semi-
finished products from previously prepared
materials. Research and development land uses
are appropriate for this designation and the
increased use of technology to mitigate typical
industrial-type nuisances is encouraged. Uses
that are more conducive to a residential
community in close proximity are encouraged.

Buildings in this area are typically occupied by
a single land use, but a mixture of industrial
land uses may be suitable within single
buildings. Parking should be located behind or
along the side of buildings, unless parking in
other locations offers a better buffer for the
street.
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Implementation Strategies

Industrial land uses are changing due to
increased automation and evolving business
and customer demands. Heavy industrial land
uses are considered incompatible with
Plymouth'’s increasingly residential character;
however, industrial land uses support
employment opportunities for residents and
the city tax base. It is important that standards
are in place for existing businesses to grow
while protecting the high quality of life in
adjacent neighborhoods. It is important that
employee and truck parking be provided on-
site so on-street parking conflicts are
minimized. Site circulation should provide safe
pathways for pickups, deliveries, parking, and
storage. Truck routes on more heavily traveled
streets should serve industrial areas and should
provide adequate passage into, through, and
out of the city. Zoning should be reviewed to
consider if and where modern land uses should
be in the districts and under what general
circumstances.

Applicable Zoning Districts: 1-1, 1-2

Parks and Open Space

Parks and Open Space areas include existing
city-owned parks, playgrounds, and cemeteries,
and county-owned Hines Parkway. Other
properties that are envisioned for recreational
land use in the future have also been given this

designation. This land use category is intended
to protect parklands and open space from
future development that does not consider the
public benefit of retaining such land.

Implementation Strategies

If properties owned by regional, public
organizations become available, the city should
consider acquiring sites suitable for parks and
recreation land uses. Public-private
partnerships for vacant land that could be used
for recreational purposes is another desirable
option. Parks and playground areas in
neighborhoods should be served by on-street
parking. Larger, formal recreation uses and
facilities that serve people outside of the
immediate vicinity should be served by off-
street parking.

Applicable Zoning Districts: R-1, POS
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Zoning Plan

Chapter 4: Future Land Use

Future Land Use Appropriate Land Uses Zoning

Category

Single Family Single family, institutions, parks R-1

: : : , Single family, small multi-family, "missing

Residential Multi-Family , 3 o RT-1, RM-1
middle" housing, institutions, parks

Multi-Family
Multi-famil RM-1, RM-2

Neighborhood Hitramiy '

‘ Mixed use,.officgs, :ete?il,'servic.es, in"stitutic.)ns, RT-1 RM-1. RM-
Mixed Use parks, multi-family, "missing middle" housing,
. . 2, MU, B-1

single family

Local Business Mixed use, offlc'es, rgtall, ser\'/lces,. institutions, B-1, O-1, 0-2
upper story residential, multi-family at edges

Contral Business fo|.ces., retail, services, resttauran.ts, 5.2
institutions, upper story residential, parks

Ann Arbor Road Corridor Off@es, retail, services, restaurants, multi- ARC
family

Industrial Manufacturing, warehouses, offices [-1,1-2

Parks and Open Space Parks R-1, POS

City of Plymouth 2025 Master Plan
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Chapter 5: Sub Area Plans

This chapter provides more detailed ideas of how specific areas in the city could be developed in
the future. It puts to paper design principles for setbacks, building height, pedestrian amenities,
open space, and other topics. This guidance works with the future land use designations and
provides more detailed directions for development in particular areas of the city.

The sub-area plans address the following sections of the community:

1. Central Business/Downtown area
Old Village area

North and South Main Street areas
South Mill Street area

Ann Arbor Road Corridor

a M Wb
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Central Business/Downtown Sub Area Plan

Planning Framework and Land Use
The City of Plymouth’s downtown is a vibrant, pedestrian-friendly environment characterized by
an attractive collection of retail shops, restaurants, offices, residences, parks, and public

amenities.
The continued growth

Downtown Sub Area

and development of -

N |

T - —
CHURCH

downtown Plymouth is
enhanced by
development policies
which foster this long-
range vision.

Land use policies for the
downtown encourage a
mix of land uses
including retail,
restaurant, office,
residential, park, and
public uses. This mix of
uses is supported by the
B-2 zoning district
classification.

Land uses which
promote the interface of
building occupants and
public areas are
encouraged. This
includes outdoor cafes
and attractive retail

=

A

Legend
[_] Downtown
[] Parcels

window displays.

0.05 0.1

Form and Site Design
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To encourage development which
reinforces pedestrian activity along streets,
building fronts shall be placed at the street
right-of-way line or no more than twelve feet
back from the right-of-way.

Building architecture should be compatible
with sidewalk areas and provide an
attractive interface between buildings and
pedestrians. Quality architecture shall be
emphasized with generous window areas,
building recesses, and architectural details.
Architectural interest should be provided by
using color, texture, and materials, with

0.2 0.3 0.4 Miles

special details for primary building
entrances.

Downtown real estate should be prioritized
for employment, housing, parks, public art,
or other amenities, not cars and parking.
Determine if the current minimum parking
requirements are needed or are only
necessary for some uses, such as residential.
A form-based analysis should be conducted
for the Downtown Sub Area. The analysis
should include a building type inventory,
analysis of street types, and designation of
public space and parking areas.
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Streetscapes and Public Spaces

The DDA has identified long-term
improvement projects to the downtown.
These include brick paver upgrades, traffic
signal mast arms, landscaping, and general
improvements.

Kellogg Park is a main downtown Plymouth
attraction. The city should manage the park
in a manner which complements nearby
businesses, promotes community activities
and festivals, and maintains park quality.
The city should promote plazas open to the
public, outdoor cafes and pedestrian areas
which provide attractive green space and
pedestrian amenities.

The city should maintain and enhance its
quality streetscape and public sidewalk
areas. Permeable brick pavers, landscaping,
lighting, public art, street furniture and
attractive signage are important
components of the downtown ambiance.

Parking and Circulation

The City and DDA should continue
improvements of the central parking deck
and acquire additional public parking at
strategic locations.

New parking lots and structures must make
a positive contribution to the street edge
and pedestrian areas.

Where possible, surface parking areas
should be screened with perimeter
landscaping, knee walls, or ornamental
fencing.

Public parking areas should be connected
to the central business areas through well-
maintained sidewalks and pedestrian
passageways.

If new parking structures are developed, the
city should integrate retail buildings and
pedestrian amenities within the structure.
The city should maintain an attractive
wayfinding system which easily identifies
public parking, shopping, and community
facilities.

Additional on-street parking should be
striped whenever possible.

Photo Credit: Pete Mundt
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DDA Strategic Plan

In August 2024, the Downtown Development Authority Board approved their 5 Year Action Plan
that is the strategic visioning document for the downtown district. A summary of the goals and
related tasks are listed below:

2024 DDA Five-Year Action Plan

Enhance DDA District Aesthetics & Function - Streetscape Improvement Plan

1. Use DDA Infrastructure Plan as a framework to build on.

Enhance aesthetics, function and activating spaces, using industry best practices.
Make landscaping consistent across the DDA.

Revamp trees, planters, brick pavers.

Evaluate patio/outdoor dining opportunities.

Review opportunities to maximize and increase sidewalk areas/pedestrian/commerce
opportunities to improve pedestrian safety.

7. Incorporate eco-friendly, sustainable practices into DDA by reducing impervious surfaces,
incorporating rain gardens, prioritizing native and pollinator-friendly plants, and maintaining a
mature tree canopy.

Enhance DDA District Aesthetics & Function - Proactive Community Engagement Plan

1. Educate residents and business owners about the Streetscape Improvement Plan project.

2. Gather community input.

3. Educate downtown stakeholders of plan.

Improve Parking - Maximize the Number of Parking Spaces

1. Re-assess parking desires of parking patrons/users via user input, needs study, or other
methods. Work with the Planning Commission and businesses.

2. Work with property owners of private lots to optimize layout, number of spaces, and increase
efficiency/capacity.

3. Analyze more efficient parking space design (Pull-in vs. parallel vs. angled, etc.).

4. Work with the Planning Commission to review the approach to businesses providing parking.
Look for a more collective approach.

5. Review opportunities for additional parking spaces.

Improve Parking - Other
1. Incorporate electric vehicle (EV) charging stations.
2. Evaluate one-way street options.
Improve Pedestrian Safety - Pedestrian Crossings
1. Create Consistent Approach to Determining Pedestrian Crossing Facilities.
Improve Pedestrian Safety - Address Tree Issues
1. Develop tree replacement plan.
2. Tree grates or alternative surfacing around trees.
Improve Pedestrian Safety - Other
Ensure consistent sidewalk trim/brick work throughout the DDA.
Implement vehicle management features that slow cars, reduce traffic, etc.
Address uneven sidewalk pavement.
Develop a plan to activate alleys and sidewalks.
Eliminate obstacles on sidewalks and pedestrian crossings (such as light poles, planters, etc.).
Provide input to the City Commission on proposed Multi-modal Transportation Plan

A
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Kellogg Park - Turf Issues
1. Explore natural/synthetic alternatives to turf grass.
2. Look into better turf management.
Kellogg Park - Brick Pathways
1. Create brick pathways that are consistent with the downtown in Kellogg Park.
Kellogg Park - Other
1. Update the Kellogg Park landscape plan, including pollinator-friendly plants, rain gardens, and
maintaining a mature tree canopy.
2. Evaluate the health of existing trees.
3. Incorporate East Penniman, or use of this street, into Kellogg Park functions.
4. Add security cameras.
Support Businesses - Public Wi-Fi
1. Evaluate public Wi-Fi in DTP.
Support Businesses - Support Business Goals
1. Continue community events.
2. Quantify value of proposed CC & DDA improvements to businesses.
3. Encourage business involvement in DDA programs.
4. Use Redevelopment Ready Communities program as a guide to market vacant properties.
5. Implement programming to create connections to other parts of the community.
Other - Implement More Art Projects in the DDA
1. Invisible paint that appears when it rains, with messages such as "Thank you for shopping
Downtown Plymouth."
2. Add more street art/painted artwork.
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Old Village

Sub Area Plan Old Village Sub Area

Planning Framework

and Land Use

e The Old Village area —\° 58
should be a '
compatible mix of DO p
residential, office,
commercial and

P

sasB T

light industrial uses.

e Theland uses
should be arranged K

in a manner which

2IHOA

[l ol

complements the
historic character of
the Old Village.

e Intensive

1

commercial uses
which have a

[

PLYMOUTH RD

negative impact on
nearby residential
areas should not be
allowed.

-

e Upper level

residences located 5

, §
above first floor

. . . Legend
0 005 0.1 0.2 0.3 0.4 Miles

commercial or office [ Piymotith Tewriship
uses are [ Old Village
encouraged. [ Papecls

e Lightindustrial uses e Old Village shall serve as an attractive, well-

shall be allowed to continue but shall be designed gateway into the City of Plymouth.

buffered and screened from nearby e Land uses which promote the interface of

residential . ildi i
esidential uses building occupants and public areas are

e The mix of land uses will allow higher encouraged. This includes outdoor cafes

residential density in order to promote the and attractive retail window displays.
Old Village vitality and pedestrian
ambiance.
e Pedestrian and vehicular connectivity
between Old Village and downtown and
Old Village and Hines Park should be

explored and enhanced.
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Form and Site Design

Liberty Street between Starkweather and
Mill Streets shall function as the village
center for the Old Village with a collection
of restaurants, taverns, and shops.

Historic architecture shall be preserved.
Streetscape improvements including
lighting, sidewalk enhancements,
pedestrian amenities, and landscaping
should be implemented.

To prevent excessive light pollution,
outdoor lighting should be useful, targeted,
and controlled.

Variable setbacks ranging from zero to
fifteen feet shall be established on an
average block basis in order to maintain
block integrity.

Building heights shall not exceed 2-3 stories
in appropriate areas.

The city should promote public and private
plazas, and attractive green spaces for
gatherings.

Old Village land area should be prioritized
for employment, housing, parks, public art,
or other amenities, not cars and parking.
Determine if the current minimum parking
requirements are needed or are only
necessary for some uses, such as residential.
A detailed building type inventory should
be conducted for the Old Village Sub Area
to supplement the form-based analysis that
was conducted for the area in 2023.

Parking and Circulation

The Old Village shall promote a safe and
attractive pedestrian circulation system.
The mix of residential and commercial uses
will promote pedestrian scale development.
Sidewalks in the village center area should
be wider with barrier free ramps at
intersections.

The city should explore converting private
parking areas into municipal controlled lots.
On-street parking should be promoted as a
viable alternative to off-street parking for
the village center area and commercial
areas.

Intersections should be improved to
increase the visibility of pedestrians and
other vehicles.

Dedicated crosswalks should be added to
strategic locations.

The maximum number of on-street parking
spaces shall be striped whenever possible.
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North and South Main Sub Area Plan limited-size lots, and which provide

. appropriate buffers to adjoining
North and South Main Sub Area . . . .
single-family residential uses.

%]%EE z . South and North Main shall
T =

serve as an attractive, well-
designed gateway to the
downtown area for vehicles and
pedestrians.

>

N

Form and Site Design
. Where possible, the

following streetscape
* improvements should be
implemented: additional street

trees, decorative street lighting,

public art, and gateway or
welcome signs.

o Locate parking at the rear
of buildings. Share driveways

and parking areas between

uses/lots.

. Landscape strips or

decorative knee walls should

Hi IlIJEE% =

Legend .
[T H [Z0 North Main separate front yard parking and
i T g oo e sidewalk areas.
1 = [ st Min . Adjoining single-family

residential areas should be

0 0.05 0.1 0.2 0.3 0.4 Miles

Planning Framework and Land Use
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South and North Main Street should be a
mix of residential, office and commercial
uses arranged in a compatible
framework with adjoining single-family
neighborhood areas.

Intensive commercial uses such as drive-
through restaurants, gas stations and
large format retail should not be
allowed.

Local Business (B-1) type uses are
permitted, which can be situated on

properly buffered by means of
landscape strips, berms, and/or
screening walls.

To encourage development which
reinforces pedestrian activity along
streets, building fronts shall be placed at
the street right-of-way line or no more
than fifteen feet back from the right-of-
way.

Consider if a form-based analysis should
be conducted for the North and/or
South Main Street Sub Area. The analysis
could include a building type inventory,
analysis of street types, and designation
of public space and parking areas.
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Parking and Circulation

e South and North Main Streets should
provide a safe and attractive pedestrian
corridor leading to Downtown and Old
Village.

e Pedestrian improvements should consider
greater sidewalk width, additional
landscaping and street trees, placement of

light poles and streetlights, and barrier-free
ramps at intersections.
e Where feasible, pedestrian refuge islands,

bulb outs, and other traffic calming
solutions should be considered at various

points along North and/or South Main A e — P I 1
Street. Pedestrian crosswalks should be I ol ﬁ__mﬁﬁ 2| I

clearly identified with signage and cross _ _
bars. CrossWalks Sh0u|d be added and Sidewalk Bw.ku\dm Diwulan\ Center turn arlj, Drive lane Bike lane Sidowalk
N . . Current configuration of S. Main Street
maintained in locations that connect
pedestrians to shopping/entertainment

districts, schools, community facilities, and

parks.

e The city should consider alternative road
cross sections such as two through lanes, " "
parking lanes, and bicycle lanes. Safe and v I} :

efficient vehicle stacking on North Main by
the railroad tracks should be considered in
any North Main roadway improvements.

7 &
Sidewallc ‘ Bike lane Drive lans ‘ Drive izne Bikelane | Parkinglane Sidewalk

Possible configuration of roadway

e Include access management standards
within the Zoning Ordinance to minimize
curb cuts and turning conflicts. The access
management standards of the ARC District
are a possible starting point.

e Consider whether the number of off-street
parking spaces required for new and infill
development should be a function of the
total size of the building, rather than the
land use.
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South Mill Sub Area Plan

South Mill Sub Area

J LT

Legend
Plymouth Township

South Mill

0 0.06 0.4 0.2 0.3 0.4 Miles

Planning Framework and Land Use

e South Mill provides redevelopment
opportunities for mixed use development
including single family residences, multi-
family residences, recreation, neighborhood
commercial and industrial uses.

e Existing single family and multi-family uses
should be maintained and buffered from
industrial uses.

e Neighborhood commercial uses such as
local business retail and service are
designated for the intersection of Ann Arbor
Trail and South Mill.

e Retain existing industrial uses around the
railroad as appropriate, as they provide
important employment opportunities and
tax base for the city.

e The former Lumber Mart site provides a
prime redevelopment opportunity for mixed
use or residential development.

Form and Site Design

e Asredevelopment along South Mill occurs,
streetscape improvements should be
implemented and should include additional
street trees along the corridor, landscape
screening along industrial properties, and
landscape strips and decorative knee walls
at key commercial intersection of Ann Arbor
Trail and South Mill.

e Gateway/entryway sign should be installed
at South Mill near City limits.

e Provide unified streetscape elements along
the South Mill corridor.
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Parking and Circulation

e Wayne County should improve South Mill
by re-paving with two travel lanes, bike
paths, curbs, and sidewalks.

e Storm sewers and curb inlets should be
included in future road re-construction.

e Coordinate long term road improvements
with Wayne County such as access
management strategies, cu rb cuts,

deceleration lanes and turning lanes.

e Parking should be located at the rear of
buildings where practicable. Redundant
commercial and industrial driveways should
be eliminated.

HAWK Signal near Sydney Blvd and Park St provides a
mid-block pedestrian crosswalk.
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Ann Arbor Road Corridor Sub Area Plan

Ann Arbor Road Corridor Sub Area

Planning Framework and Land Use

36

The Ann Arbor Road Corridor is
characterized by a variety of retail and
service businesses that are best accessed by
automobile.

This district was developed in partnership
with Plymouth Township and as such cannot
be changed without consultation with and
agreement from their Planning Commission.
Land use policies for Ann Arbor Road
primarily encourage professional offices,
personal service establishments, restaurants
and food service, and auto-oriented
businesses.

Land uses that promote pedestrian
movement and accommodation are
encouraged.

[T == HEENUNNEES;
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0.05 041 0.2 0.3 0.4 Miles ] Ann Arbor Road Corridor
[ Parcels

Form, Site Design, and Streetscapes

The Ann Arbor Road Corridor has clearly
defined design guidelines and streetscape
requirements including specifications on
signage, landscaping, fencing, building
materials, and lighting.

As more buildings are changing ownership
and changing uses, sites are being
improved which requires compliance with
the district’s streetscape standards. It is
expected that this will continue in future
years.

Public spaces can be greatly improved in
this area. Increased sidewalk widths, inviting
street furniture, and fewer curb cuts could
make this area more pedestrian friendly.
Ann Arbor Road is a state road, and all
improvements in the right-of-way are under
the purview of MDOT. Wayne County
maintains the two roads (Sheldon and S.
Mill/Lilley) that create the east and west
edges of this sub area.
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Parking and Circulation

e The Ann Arbor Road Corridor is
auto centric and relies on efficient
parking and circulation around
buildings and on sites.

e Traffic calming solutions should
be explored for the corridor
which may include curb bump
outs, smaller curb cuts, parking
lot islands, and pedestrian refuge
islands.

e The graphic below provides
various options for parking lot
layouts. It is important that all
parking within this sub area
functions efficiently to limit
potential harm to pedestrians
and other motorists.

e Lower speeds should be
encouraged along Ann Arbor
Road.

Plymouth Township’s Ann Arbor Road Corridor Sub Area Plan

Background

In 1998, Plymouth Township and the City of Plymouth formed a joint Ann Arbor Road Corridor
(ARC) District, which contains specific criteria for landscape, signage, and the appearance of
buildings. The purpose of the joint zoning district was to create a visual cohesiveness on both
sides of Ann Arbor Road and to foster a sense of place. To that end, the Township Downtown
Development Authority (DDA) has financed major streetscape projects along the Township
portion of the Ann Arbor Road Corridor. It is the Township's perspective that continued
investment in the Ann Arbor Road Corridor will help to prevent blight and ensure that this area
remains a viable location for business.

Key Concepts

e Asthe prime commercial thoroughfare in Plymouth Township, the Ann Arbor Road
Corridor has been recognized as a key focal area of the community.

e The requirements of the ARC District for landscape, signage, and the appearance of
buildings help to improve the visual continuity of the area and foster a sense of place.
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/

Introduction

Transportation infrastructure is the backbone of
a community, allowing residents and visitors to
move from home, to work, to play easily and
safely. These routes serve the driving public, as
well as people who walk, use a wheelchair, or
ride a bicycle to their destination. Well planned
and maintained roads and sidewalks also feed
the economic engine of a community’s
commercial district and create dynamic places
where people want to gather and enjoy a high
quality of life.

In 2010, the State of Michigan legislature
signed into law the Complete Streets
amendments. Public Act 135 defines complete
streets as “...roadways planned, designed, and
constructed to provide appropriate access to all
legal users in a manner that promotes safe and
efficient movement of people and goods
whether by car, truck, transit, assistive device,
foot, or bicycle.”

In January 2025, the Governor signed
legislation eliminating the ability for Wayne
County communities to opt-out of county
transit property tax. This may bring SMART
buses into the city's transportation network.

Further study beyond the scope of this Master
Plan may be required to plan for a future that
includes public bus transit.

This chapter of the Master Plan looks at how the
transportation system works in the City of
Plymouth for all users. While this chapter does
not identify specific improvements for particular
routes, it is the basis upon which a more
detailed plan could be developed in the future.

This chapter:

e Provides an overview of existing
transportation routes in the city, and existing
opportunities for regional bicycle or
pedestrian connections with adjoining
communities.

e Describes the city's current policies on road
and sidewalk maintenance.

e Provides overall strategic goals for future
improvements to Plymouth’s transportation
network for all users.

e Identifies priorities for future road and
sidewalk improvements as roadway projects
are implemented.
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Dearborn and ends in the City of Northville. The
What are Complete Streets? I-275 Metro Trail is a 42-mile stretch from Novi
Complete Streets provide facilities that to Monroe. The I-275 trail network has been the
allow all users, irrespective of their age or focus of significant regional improvements
abilities, to use the street as a mode of outside of the city limits. Currently, Plymouth
transportation. only has three entry points into Hines Park at
A Complete Street allows pedestrians, Wilcox Rd., Park, and Riverside Dr. An
bicyclists, transit users and those with unmaintained, unofficial path exists at Plymouth
disabilities to use roads easily and safely in Road. Creating pedestrian and bike access to
their community. Hines at Plymouth Road should be a priority in
Communities with Complete Streets the future. Although the city has no jurisdiction
policies help to ensure that roadways over these trail networks, collaborative
accommodate all users, not just motorists. cooperation should be shown towards any

opportunities that arise for improvement of the
area within Plymouth’s city limits.

Existing Conditions

Regional Setting -275 Metro Trail
Before making improvements to the city's o
transportation system, it is important to ;
consider how the local system connects with 20t Nouhw"e
adjacent transportation systems. This is true not —l IR
only for Plymouth residents wanting to travel to
other communities or nearby destinations, but M <
also to allow visitors to enjoy all that Plymouth
has to offer. Plymouth’s downtown is a prime
destination for many visitors given the broad
array of annual events and a dynamic
downtown environment. Helping visitors reach
the city by various modes of transportation will
only increase its popularity.

0 ke i

Hines Drive Parkway ]

T2 E O
~

"
oy

.....

There are several ways cyclists can access
downtown Plymouth via the street network.
Primary points of access from the street
network to downtown include Penniman, Ann
Arbor Trail, and Main Street. Improvements
should make the connection between Hines
and downtown more pedestrian and bike
friendly.

Plymouth is connected to the I-275 Metro Trail
by the Hines Park Pathway system, shown on

the map to the right. The Hines Park Pathway is
a 17-mile shared-use pathway which begins in
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Plymouth’s Road Network

Plymouth is conveniently located near the
regional highway system and can be accessed
directly via Sheldon Road and Ann Arbor Road
at interchanges located just outside the city
limits. These main roads narrow down into local
roads once within the city’s boundaries, which
form the grid around which Plymouth'’s
neighborhoods and commercial districts are
organized. Transportation improvements must
be based on the current use, condition, and
type of the existing roads in the network. The
illustration titled “Existing Conditions” (Figure
11) classifies each road according to the
Michigan Department of Transportation’s
(MDOT) hierarchical functional system. This
road classification corresponds to roadway
traffic volumes. Plymouth'’s road network
includes five classes of roads as described
below.

MDOT National Functional Classification

e Principal arterial roads run relatively long
distance and service travel movements to
important traffic generators, such as dense
commercial areas or employment centers.
Sheldon Road, Ann Arbor Road, and Hines
Drive belong in this category.

e Minor arterial roads are similar in function to
principal arterials, except they carry trips of
shorter distance and to lesser traffic
generators. Roads in this category include
Northville, Wilcox, Mill, Plymouth, Main
Street, N. Territorial, Penniman, and Ann
Arbor Trail.

e Major collector roads funnel traffic from
residential areas to arterial roads, with some
providing direct access to residences. They
include Starkweather, Penniman between
Harvey and S. Union, and Ann Arbor Trail.

e Local roads are neighborhood streets that
provide access to residences and include
most other streets in Plymouth.

e Non-certified roads in Plymouth are
residential courts, dead-ends, cul-de-sacs,
or roads circulating traffic within a housing
complex.

Chapter 6: Transportation

Transportation Survey Results

Planning Commissioners and staff spoke with
individuals at the Spring Artisan Market on
Saturday, April 20, 2024. Two different surveys
were presented to respondents depending on
if they identified as a resident of the City of
Plymouth or not a city resident.

City residents were asked what places they visit
and the method of transportation they most
often use. Residents reported that they Walk to
their destination a majority of the time (53%),
Drive 36% of the time, and Bike 10% of the
time.

Non-residents were asked how often they
visited the city and what brings them to town.
The majority of respondents (56%) reported an
average of 2.8 Visits per Week. Respondents
reported the majority of their visits were to
attend Events (80%), to eat and drink at
Restaurants/Dining (83%), and to shop
Shopping/Retail locations (73%). Non-residents
reported they primarily find a parking spot
available on the Street/Roadway (53%) and in
Public Parking Lots (47%).

Both surveys asked What sidewalks/bike
pathways should be prioritized for
improvements such as pedestrian signals, bike
lanes, or surface repairs? and Are there any
other transportation improvements you would
like to see within the city? The qualitative
responses were utilized to update this chapter.
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Plymouth’s Sidewalk and Bicycle Facilities
Almost all of Plymouth’s streets have a sidewalk
on one or both sides of the street. Only a few
formal bicycle amenities, such as bike lanes or
shared-use paths exist within the city. Recent
street improvements included the addition of
bike lanes between Ann Arbor Road and Ann
Arbor Trail on South Main and sharded lane
markings on Harvey. Harvey has also been
marked with shared lane markings between
Penniman and W. Ann Arbor Trail. Many
residents perceive the arterials such as Sheldon
Road, Ann Arbor Road, and Mill/Lilley Street as
unsafe and challenging because of the heavy
volume and fast traffic flow. This concern was
also voiced about using a bicycle through

downtown Plymouth.

Plymouth’s Destinations

A crucial element of planning any
transportation system is to identify the
destinations that the system must serve within a
community. The destinations are classified by
land use, type of user, and the way the user
reaches the destination. The “Existing
Conditions” map (Figure 11) shows the various
destinations within and adjacent to Plymouth,
including shopping/entertainment districts,
schools, community facilities, and parks.

Chapter 6: Transportation

Survey Responses on “Bicycles”

The September 2023 Citizen Survey asked
respondents about bike lanes and bike racks.
One-third of respondents thought More bicycle
lanes are needed in the city. Only 15 percent
reported their belief that there are Too Many,
with the balance expressing the opinion that
there were Enough (21%) or were undecided
(6%) on the question. These proportions shifted,
however, when it came to opinions about the
number of bicycle racks in the city. Nearly half
of respondents (47%) reported More bike racks
were needed, compared to the one-third who
believed there are already Enough.

For those who said that More bike lanes or bike
racks were needed, a follow-up open-ended
question accepted up-to-two responses as to
where the respondent would like to see them
located. In the case of bike lanes, Ann Arbor
Trail, Main, Penniman, and Harvey together
were named by over half of all responses. As for
more bike rack locations, Downtown captured
nearly one-in-four responses and together with
Kellogg Park (20%) and Near Parks (12%), the
three locations account for more than half of
thirteen site-specific responses.

Surrounding Communities

The communities surrounding the City of
Plymouth have planned improvements to their
transportation networks, particularly for
pedestrian and bicycle users (or “non-
motorized” transportation facilities). Since
transportation networks help people get
around their own community, as well as help
people move between communities and
beyond, the following describes how the
region and neighboring communities are
planning for future non-motorized
transportation facilities. Knowing these goals
will allow Plymouth to collaborate with
neighboring municipalities and efficiently
coordinate mutually beneficial non-motorized
projects with its neighbors.
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Southeast Michigan
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On a regional scale, the Southeast Michigan
Council of Governments (SEMCOG) has
developed the Bicycle and Pedestrian Travel
Plan for Southeast Michigan (2020) in
conjunction with the Michigan Department of
Transportation. SEMCOG is the regional
planning organization for southeast Michigan.
The purpose of the 2020 Plan is “to establish a
common vision for bicycling and walking in the
region, and provide guidance on how to
increase the connectivity, use, and safety of the
system for all residents.” The plan identifies
existing and planned non-motorized facilities in
the seven-county region and identifies
opportunities for filling in the gaps.

SEMCOG's Regional Bicycle and Pedestrian
Corridors map is shown above. The dark
orange lines represent existing infrastructure
for both walking and biking and the light
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orange lines represent planned regional
bicycle and pedestrian corridors.

The Ann Arbor to Detroit Corridor (7) utilizes
the Hines Park Bikeway and shared use paths
and routes along the Plymouth Road corridor
and sidewalks and protected bike lanes along
Michigan Avenue in Detroit. This corridor links
Southeast Michigan to Canada. In February
2024, the Gordie Howe Bridge connected to
Canada’s 14,864-mile Trans Canada trail and
became the first international bridge border
crossing on “The Great Trail".

The Walled Lake to Lake Erie Metropark
Corridor (16) connects Walled Lake to Flat Rock
through Plymouth and utilizes the M-5 Metro
Trail, 1-275 Metro Trail, and Downriver Linked
Greenways.
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The entire document is available on SEMCOG's
website at https://www.semcog.org/bicycle-

and-pedestrian-mobility.
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Plymouth Township

Plymouth Township surrounds the City of
Plymouth. The Township has addressed
transportation and complete streets in their
recent Master Plan. While they don't have
jurisdiction over their roadway system, they do
strive to work with Wayne County, the Michigan
Department of Transportation (MDOT), and
SEMCOG to implement non-motorized facilities
where possible. In 2020, the Township
completed a comprehensive Sidewalk
Inventory to provide a long range guide for the
planning and prioritizing of sidewalk
installations. They found 194,583 linear feet
(36.85 miles) of sidewalk gaps.

Photo Credit: Pete Mundt
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Goals the Township has included in its Master

Plan for this effort are listed below:

e Coordinate with Wayne County and the
MDOT to accommodate a non-motorized
pathway system throughout the Township to
support pedestrian and bicycle travel as
part of roadway improvement projects.

¢ Promote linkages and better connections
between downtown Plymouth, Hines Park,
schools, and other community destinations;
this includes the installation of crosswalks,
and other traffic calming measures.

e Develop a plan with Wayne County and
SEMCOG to connect into the regional non-
motorized system, including Hines Parkway,
and increase the roadway shoulder/install
bike lanes in conjunction with the plan.

e Work with Wayne County and surrounding
municipalities to develop preferred routes
for truck traffic.

¢ Implement the sidewalk gap program, with
a priority to extend continuous sidewalks
along/at: Ann Arbor Trail, N. Territorial,
Wilcox; Powell Road, from Ridge to Beck;
Ann Arbor Road; McClumpha; and Canton
Center, between Joy Road and Ann Arbor
Road.

Northville Township

Northville Township established a Pathways

Advisory Committee in 2021 and took “field

trips” to study the current system. After a

Pathway Gap Analysis, six pathway projects

were prioritized to pursue.

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

e North side of Six Mile Road, east and west of
Beck
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e South side of Seven Mile Road between
Edenderry Drive and Fish Hatchery Park

o Eastside of Silver Spring Drive, north of
Seven Mile

e FEastside of Bradner Road, Meads Mill
Middle School to Whisperwood subdivision

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

City of Northville

The City of Northville's Non-Motorized Plan,
adopted in 2014, articulates a system of
pedestrian and bicycle facilities throughout the
city. Like Plymouth, Northville has a well-
established network of sidewalks. This plan
proposes to address sidewalk gaps and add
new bicycle routes for short-term and long-
term implementation. For Plymouth residents,
Northville’s downtown is a destination that is
accessible by bicycle or on sidewalks along
Sheldon Road and Hines Park Pathway.

Existing Policies

The City has adopted policies regarding street
and sidewalk maintenance and repairs. It is
important to note that a few streets in the City
of Plymouth are County or State roads,
including Mill Street, Sheldon Road, Northville
Road, Wilcox Road, Plymouth Road, and Ann
Arbor Road. The city has no jurisdiction over
these roadways and rights-of-way.
Improvements that are identified for County or
State roadways later in this document are
dependent upon those organizations’ approval
and financial backing.

Streets

In 2017, 2020, and 2024, the city completed
comprehensive assessments of the condition of
the city’s road system to plan for future
repairs/replacement. The road scoring system
is called PASER, which is an acronym for
PAvement Surface Evaluation and Rating. Roads
are given a score of 0 to 10, with 10 being a
newly paved road and 0 being a completely
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deteriorated surface. The maps above show the
ratings over the past three assessment periods.

Planning for the annual infrastructure program
considers underground utilities improvements,
PASER score, and use of the right-of-way. The
program goals should include using the right-
of-way appropriately and most efficiently. The
needs of the roadway and prioritizing said
needs should be considered when selecting

streets for the program. This includes improving e : o _ ;
the pedestrian elements and what the current Photo Credit: Pete Mundt
and desired pedestrian experience of the

roadway is like. These matters are considered

by the City Commission, Department of

Municipal Services, the Street Administrator,

and the City Engineer.

Sidewalks

The City’s Sidewalk Replacement Program is
implemented by the Department of Municipal
Services. They inspect a different quadrant of
the city each year and determine repairs based
on the criteria reviewed and enacted by the
City Commission.
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Goals for Transportation Improvements
Desired transportation improvements
encompass the pedestrian environment, roads
and rights-of-way, parking, and the effect of
buildings on the public realm.

1. Create a comfortable and safe
pedestrian environment by reducing the
number of driveways and curb cuts, and
by slowing vehicle traffic from driveways
and within parking lots. Prioritize
pedestrian accessibility and clear
walking paths. Make pedestrian
environments desirable spaces by
adding the following elements and
identifying the responsible parties and
funding mechanisms for their long-term
maintenance:

e Widen sidewalks for outdoor dining,
furniture, and activities. (Standard is 5
to 6 feet)

e Street furniture (benches, planters,
trash cans)

e Streettrees

e Reduced traffic speed through street
design

e Pedestrian-scaled street lighting

e Bicycle parking

e Pedestrian-activated crossing lights

e Bulb-outs and curb extensions at
intersections

e On-street parking that buffers
pedestrians from vehicles

Chapter 6: Transportation

2. To the greatest extent possible parking

should be located at the rear or side of a
building. Reduce parking requirements
and incentivize alternative or shared
parking arrangements to reduce the
area dedicated to parking and increase
the area available for employment,
housing, parks, public art, or other
amenities. On-street parking is preferred
to off-street, and whether it is
appropriate to count existing on-street
parking toward any parking minimums

should be studied.

Create a continuous and inviting
walkable street by requiring new
development to consider the public
realm when locating buildings on a site.
In new commercial development areas,
placement of wider sidewalks that allow
outdoor dining, sandwich board
signage, and other street furniture is
desired. The building facade should
have large clear windows and have clear
accessible pedestrian entryways from
both the parking areas and sidewalk.

Study and improve motorized traffic

patterns at the following intersections:

e Allrailroad crossings

e Ann Arbor Trail and Sheldon (Wayne
County)

¢ N. Main/Plymouth Rd. and Mill/Lilley
(Wayne County)
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Primary and Secondary Transportation
Routes

Plymouth’s vehicular system is well established.
Therefore, improvements to the city’s
transportation network in this Plan focus on
ensuring the city is also walkable and bikeable.
The Primary and Secondary Transportation
Routes map illustrates opportunities for future
pedestrian and bicycle improvements
throughout Plymouth. Figure 12 on the next
page depicts the primary routes and
connections for walkers and bikers in Plymouth
that were identified through a paper survey of
visitors to the Spring Artisan Market in
Downtown Plymouth April 2024 and Strava
Metro Heatmaps. While the city has very few
sidewalk gaps, there are opportunities to
improve certain walks, as well as to establish
features that better accommodate bicycle
travel. The map represents a long-term vision
and is intended to serve as a guide for future
funding, design, and implementation, either
independently or as a consideration of future
street improvement projects.

1. Primary Vehicular Routes, colored yellow,
include Main Street, Starkweather Street,
Harvey, Farmer, Penniman, and Ann Arbor
Trail. These roadways have been identified
as the main routes used by vehicles to reach
various destinations in town, or to connect
with the larger roadway system surrounding
the city. (Note that the existing conditions
on Penniman (i.e., retaining walls and
narrow travel lanes) make this street
unfavorable as a future bicycle route.) The
information is provided on this map to
provide context, identifying the major roads
where vehicular traffic has priority.

2. Primary Bicycle Routes, colored blue, are the
routes selected for consideration for future
bicycle amenities. These routes would allow
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bicycle access to most of the City's
destinations, as well as connection(s) to the
Hines Park Trail, and regional bicycle
network.

Primary Pedestrian Routes, colored red,
were selected to coordinate with new
bicycle amenities and provide safe
pedestrian travel along Main Street and
around downtown Plymouth.

Secondary Pedestrian Routes, colored
dashed red, show routes that should be
considered for improvement once the
primary routes have been improved, or if
the primary routes are ruled out after further
study by transportation professionals.
Additionally, specific improvements are
identified on the map under "Notes".

What is the Strava Metro Heatmap?
Launched in 2014, Strava Metro data
constitutes a representative sample that
enables powerful analyses of the overall
population. The Strava Metro Heatmap
shows Strava activities overlaid on a map of
the city, with brightness as a factor of density
of GPS points. The heatmap can be used to
understand which parts of the network are
being used most and least often. Although
the data is confidential, these maps may
assist transportation professionals when
developing transportation related
improvements.
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Opportunities for Non-Motorized
Improvements

These goals are provided to guide decision-
making when resources are available. For
example, if improvements are noted on the
Primary and Secondary Transportation Routes
map within the boundary of a major road
project, or if a goal could be accomplished as a
component of a major road project, the City
Commission could consider adding one or
more non-motorized transportation features to
the project if funds allow. These goals, listed in
no order of importance, are also provided to
identify potential grant-funded projects.

1. Create a comprehensive non-motorized
plan incorporating public input and
technical expertise.

2. Provide a clear bicycle connection between
Ann Arbor Road and Hines Drive through
downtown Plymouth.

3. Create a bicycle network that connects the
residential neighborhoods with schools,
parks, and downtown Plymouth, including
the Plymouth Library and the Plymouth
Cultural Center. This system should create a
loop through the neighborhoods.

4. Improve sidewalks to eliminate any existing
obstructions, connect sidewalk gaps, add
landscape buffers/street trees between
walks and abutting streets, and widen walks
to provide safer, more comfortable
pedestrian travel ways. Specific
improvements are identified with capital
letters on Figure 12 and are described
under the “Notes” heading on the map
legend.

5. Study and improve pedestrian crossings at
the following intersections (Note: The
Wayne County improvements listed here
will require agreement by and coordination
with Wayne County):

Chapteé: Transportation

e Starkweather and Farmer

e Main St. and Church

e Main St. and Fralick

e Main St. and Wing

e Harvey and Wing

e Mill St. and Farmer/Caster (Wayne
County)

e Mill and Liberty (Wayne County)

e Starkweather and Northville Rd. (Wayne
County)

e Hines Drive and Park St. (Wayne County)

e Hines Drive and Wilcox Rd. (Wayne
County)

6. Explore funding options for future
expansion of the pedestrian path along
Tonquish Creek between Evergreen and
Sheldon Road.

7. Improve pedestrian and bicycle connections
into Hines Park and construct a new
connection route at/near Plymouth Road in
the city or in Plymouth Township.

Non-Motorized Best Practices

Six non-motorized best practices have been
identified as desirable within the city of
Plymouth. It is recommended that these best
practices are implemented in appropriate areas
throughout the city as determined by
transportation professionals and citizen input.

1. Sidewalks
Sidewalks are for pedestrians and are
located within road rights-of way. They
consist of concrete pavement and are
separated from the roadway by a landscape
strip or buffer area. Ideally, a buffer of 5 to 6
feet is preferred, which is a width that can
accommodate healthy growth of street
trees. In Plymouth, older existing sidewalks
are between 3.3 and 5.5 feet wide. Any new
sidewalk construction must comply with
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current ADA standards which require a 5-
foot minimum width as well as ramps at
roadway intersections. City sidewalks could
be widened depending on the number of
pedestrians who are expected to use the
sidewalk at a given time. Generally,
recommended widths for sidewalks are five
feet on local residential streets and 8 to 12
feet in downtown-type areas. When full
street reconstruction is planned as part of
the annual infrastructure program the
boulevard area should be increased when it
is safe and efficient to do so.

Pedestrian Refuge Islands and Bulb Outs
Refuge islands improve the safety of
pedestrians and bicyclists crossing streets.
These islands are generally raised or curbed
longitudinal spaces placed mid-block,
between street intersections. Refuge
islands separate opposing lanes of traffic,
reduce pedestrian crossing distances, act as
a traffic calming feature, and increase the
visibility of the crosswalk to motorists. Bulb
outs offer the same pedestrian protection
measure by extending the sidewalk into the

roadway. They improve safety by reducing
crossing distance, improving visibility of
pedestrians, and reducing the street width.

Example of an existing Pedestrian Refuge Island
on Ann Arbor Trail

3. On-Street Shared Lane Markings

Bicyclists sharing roadways with cars are
appropriate for most roads having low daily
volumes or speeds. Most local residential
streets in Plymouth are currently suitable for
shared roadway bicycling with no additional
improvements necessary. Shared roadways
are also appropriate on streets having
higher traffic volumes and moderate speeds
with provision of an increased shared lane
width and/ or shared lane markings. Shared
roadways and streets with shared lane
markings are desirable in locations where
the road right-of-way is limited or where it is
not feasible to create a dedicated bike lane.

A "sharrow” is used to mark the shared lane.
Sharrows are chevrons pointing in the
direction of vehicle traffic to indicate where
a bicyclist would ride. They provide a visual
cue that bicycles are expected on the
roadway and indicate the zone bicyclists
should ride on. They are typically used on
roadways where there is not enough space
for bicycle lanes, or which connect gaps
between other bicycle facilities. Introduced
in 2004, sharrows have been adopted by
many cities across the U.S. and have been
incorporated in the new editions of the
federal Manual of Uniform Traffic Control
Devices (MUTCD) and the American
Association of State Highway and
Transportation Officials (AASHTO)
guidelines.

On-Street Bicycle Lanes

Bicycle lanes include designated lanes on
roadways that incorporate striping, signing,
and pavement markings for the preferential
or exclusive use of bicyclists. They are one-
way and a minimum of five feet wide. A
minimum of three feet ridable surface
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should be provided where the joint
between the gutter pan and pavement
surface is smooth. If the joint is not smooth,
four feet of ridable surface should be
provided.

According to the Federal Highway
Administration (2015), bicycle lanes are
appropriate on roadways having daily
volumes that exceed 4,000 or car speeds
that exceed thirty mph.

Where parking is permitted, bicycle lanes
should always be placed between the
parking lane and the motorized vehicle
lane. The recommended lane width for this
location is five to six feet. An important
consideration in the design of bicycle lanes
is the location of bicycle lanes at
intersections. Guidance for pavement
markings and signs at intersections is
contained in the Michigan Manual on
Uniform Traffic Control Devices (MMUTCD).

To accommodate bike lanes, Plymouth
could pursue a “road diet,” which reduces

the number of vehicle lanes and/or vehicle
lane widths to accommodate space for bike
lanes.
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5. Paved On-Road Shoulders

A paved shoulder is the part of the roadway
that is adjacent and contiguous to a regular
vehicle travel lane without curb and gutter.
Paved shoulders intended for bicyclists’ use
are at least four feet wide. When motorist
speeds exceed 35 mph, additional width is
recommended. A 2-foot buffer adjacent to a
bike lane or paved shoulder will provide
greater distance between cars and bicyclists
thereby increasing safety.

Plymouth has only a few roadways that are
not constructed using curb and gutter, and
they are under the jurisdiction of Wayne
County. While the city does not control
these roads, it could, if it deems
appropriate, communicate its desire for
paved shoulders on these roads to the
County as part of a future road project.

Other Bicycle Features

Providing amenities such as bike
stations/rest areas along non-motorized
routes can make the system more inviting to
users. Basic amenities may include a bicycle
rack, shade structure, benches, trash
receptacle, and a water fountain. Additional
amenities can include a dedicated bicycle
rest area or bicycle repair station including
an air pump, kiosk displaying a map of the
area, sheltered bicycle rack, restrooms,
shower and changing facilities, or bicycle
lockers. A bike repair station currently exists
on the north side of Plymouth’s public
library.
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The Implementation chapter of the Master Plan
translates the goals outlined in Chapter 3 into
actionable steps. Without clear implementation
strategies, the Master Plan’s vision cannot be
realized. To ensure success, the city has
developed a thorough process for establishing
annual implementation actions across various
Departments, Boards, and Commissions. This
process, along with the key strategic
documents it incorporates, is detailed below.

City Strategic Plan

In 2017, the city held its first Strategic Goal
Setting Session, a facilitated meeting involving
the City Commission, Department Heads, and
key employees from various departments.
During this session, participants discussed and
identified mutual expectations for the City
Manager, Mayor, Commission Members, and
Department Heads. The session then focused
on developing a shared vision for the city's
future, outlining major strategic goals and
specific one-year tasks.

After the session, the City Manager and
Department Heads reviewed the draft of the
one-year tasks to assess their feasibility, and a
final draft was proposed for possible revisions

1 25 =9
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and adoption by the City Commission. This
process established an annual goal setting
framework, which has been conducted each
year since. These sessions consider the
information provided in the other processes
described below.

DDA Five-Year Strategic Action Plan

In 2018, The DDA approved their 5 Year Action
Plan that established the strategic visioning
document for the downtown district with goals
and related tasks. The DDA approved the 2024
DDA Five-Year Strategic Action Plan in August
2024.This plan is included as part of the
Downtown Sub Area Plan on page 15. Status
updates and completed tasks are reported to
the board at every regular DDA meeting.

Photo Credit: Pete Mundt
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CITY OF PLYMOUTH

MICHIGAN

5YEAR
PARKS + RECREATION
MASTER PLAN

2024 - 2028

Adopted: December 2023
plymouthmi.gov

Recreation Master Plan

In December 2023, the City Commission
adopted the 5 Year Parks + Recreation Master
Plan 2024-2028. This document includes an
Action Program which outlines the direction
that the city would like to take over the next five
years to maintain and improve recreation
opportunities within the community. The Action
Program includes goals and guidelines as well
as a table of capital improvement priorities.

Zoning Audit Implementation Report

The Planning Commission conducted a zoning

audit which was completed in late 2023. The

objective of the audit was to identify:

e Ordinance language that is inconsistent
with other laws

e Outdated ordinance language

¢ Inconsistencies with the Master Plan and
Future Land Use Map

This effort resulted in a Zoning Audit Report
and a Zoning Audit Implementation Report.
This report established the goals for the next 5
years for the Planning Commission.

Briefly the Zoning Audit Implementation Report
is as follows:

Year 1 Complete Master Plan Update

Complete the twenty-six items
identified by the Audit that
could be undertaken in a quick
update to the Zoning

Year 2 Ordinance.

Complete the remaining, more
complex changes identified
such as reorganization or
consolidation of articles and
the addition of form-based

Years 3-4 districts.

Evaluate zoning changes and
implement any needed
changes to correct any
mistakes or inconsistencies
with the new Zoning

Year 5 Ordinance.

Capital Improvement Plan

The Capital Improvement Plan is the document
within the City Budget that prioritizes high-cost
public improvements such as streets, sewers,
buildings, and parks. The schedule is based on
the priorities for various needs and desires of
the community, coordinated with the City's
ability to pay for them. The capital improvement
program is a part of a dynamic planning
process, which may change based on
circumstances and availability of funding
sources.

Capital improvement projects generally refer to
the construction, expansion, or renovation of
physical facilities that are relatively large,
expensive, and permanent in nature. These
projects can have a significant effect on the
extent and direction of development
depending on the type of capital improvement.

Statutory provisions require Planning
Commission involvement in the development
of the Capital Improvement Plan, but the
Planning Commission has officially deferred
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responsibility of preparing the Capital
Improvement Plan to the City Commission. A
detailed list of specific capital improvements is
included in the City of Plymouth Annual
Budget.

Form Based Codes

Conventional zoning focuses first on regulating
use, specifically on what is allowed and not
allowed. The City of Plymouth has a use based,
or Euclidean, Zoning Ordinance. While use
based zoning has protected neighborhoods
from incompatible uses, it has not delivered the
walkable design and mixture of uses that exist

in the City's best places, such as Downtown and
the Old Village.

A form based code regulates not only use, but
the type of building as well. In existence for
over a decade, form based zoning treats
parcels differently based on size and street type
within the same zoning district. Areas that are
appropriate for a form based zoning district are
the Downtown, the Old Village and Mixed Use
Future Land Use categories.

In 2023, the Planning Commission guided the
development of a "test" form-based zoning
district for the Old Village area. The Form Based
Code Map on this page lays out a regulating
scenario where an Old Village Form Based
Code would require downtown type buildings
with zero setbacks on Liberty and Starkweather,
limit the uses and building types on streets like
Mill and Plymouth based on size and location,
and allow a wide range of buildings and uses
on Amelia.

In order to implement the "test" zoning district,
the height, setback, and bulk regulations for
each type of building needs to be calibrated to
match the best design in the Old Village for

Chapter 7: Implementation
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those buildings and/or the design the City
would like to see in the future. To develop other
form based zoning districts, a building type
survey should be conducted. The suggested
building forms are shown to the right. Finally, as
with any major zoning change, the businesses
and residents should be educated as to what a
form based code is, informed of proposed
changes, and consulted as to whether those
changes are appropriate.

Funding Mechanisms

There are a variety of funding mechanisms that
exist to accomplish expensive, larger scale
projects outlined in this Plan. However, the City
Commission and City Administration will have
to determine the funding mechanism that best
accomplishes the stated objective. The city
currently uses a variety of funding mechanisms.
These include Tax Increment Financing in the
Downtown Development Authority area and
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Brownfield Redevelopment Act Financing. tackled within one year of the Master Plan’s
Other financing options are available but adoption. Short-term items should be

should be deemed appropriate based on the accomplished within three to four years of the
project. Funding mechanisms that may be adoption of the Plan. Mid-range actions should
considered are Transportation Alternatives be accomplished within 5 to 7 years of the
Program (TAP), Special Assessment, and Plan’s adoption, while long term actions should
Corridor Improvement Authority (CIA). Still be tackled within 10 years

other funding options are state and federal
grant programs like those offered by the
Michigan Economic Development Corporation,
Department of Housing and Urban
Development, and Michigan State Housing
Development Authority.

Implementation Matrix

Implementation is the primary way to carry out
the desired goals and priorities set forth in the
Master Plan. The following implementation
matrix matches the various regulatory, capital
improvement related, and
partnerships/programmatic/promotional goals
with the City Commission’s Strategic Plan goals
and assigns a timeline, responsibility, and a
possible funding source. Continuing items
should be regularly reviewed on an ongoing
basis. Immediate priority items should be

Photo Credit: Pete Mundt
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Implementation

Timeline Responsible

Party

Ordinance and Policy Updates
Execute the 2023 Zoning Audit Work Plan. Short CDD, PC, CC
Readopt the Zoning Map. Long CDD, CC

Review and update the zoning ordinance to ensure regulations are consistent
with the desired development outcomes in each zoning district.

Ongoing CDD, PC, CC

Create a form based code for Old Village that includes design elements and

uses that are consistent with the area plans for that district. Mid CDD, PC, CC
Ensure .clear definitions and requirements are included in necessary sections of Short CDD, PC, CC
the ordinance.
Adopt ordinance requirements that prioritize pedestrian activity within and Mid CDD, PC, CC
around development.

Economic Development
Focus on retention and growth of existing businesses. Ongoing | ED, CDD
Take an active role in marketing the city. Short ED, CDD
Support and coordinate efforts with regional economic development strategy. Long ED, CDD, WC
Promote a welcoming environment for commercial business and industry. Mid ED, CDD, PC
Develop an economic development strategy that connects the Master Plan and Short ED, CDD

capital improvements.

Infrastructure

Continue to invest in public infrastructure, including streetscape design and

public spaces as well as water and sewer systems. Ongoing | DMS, DDA

Maintain the tree inventory which quantifies the number and monitors the health

of trees in public spaces. Ongoing | DMS

Ensure new trees planted contribute to a diverse tree canopy and will thrive in

) Short DMS

our climate.
Creatg a comprghenswe non-motorized plan incorporating public input and Long CDD, DMS
technical expertise

Housing
Allow accessory dwelling units in strategic locations. Short CDD, PC, CC
Eliminate or reduce minimum dwelling unit size requirement. Mid CDD, PC, CC
Keep houses and lots appropriately sized for each neighborhood and increase Short CDD, PC, CC

residential densities in areas where the underlying plat supports it.

Monitor appropriate home sizing and massing and amend ordinances if Ongoing | CDD, PC, CC

necessary.
Detgrmme the existing and desirable multi-family building types and amend Short CDD, PC, CC
ordinances to allow them.
Qon.duct a housing market study and amend the Zoning Ordinance based on Long CDD, PC, CC
findings.

Redevelopment Ready Communities
Become a certified Redevelopment Ready Community. Short CDD, PC, CC
Encourage the redevelopment of transitional districts or underdeveloped sites. Mid ED, CDD
.I\/Ialntaln.an opportunities site map that provides development potential Long ED, CDD
information for available sites.
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Implementation

Timeline Responsible

Party

Transportation and Parking

Continue to invest in pedestrian facilities through the development of a strategic
nonmotorized plan. This should include an inventory of pedestrian facilities and Long DMS, CDD, CC
a plan for maintenance, enhancement, and extension.

Study and improve pedestrian crossings at downtown intersections. Short DMS, DDA

Make public sidewalks more inviting by adding sidewalks where gaps exist,
eliminating existing sidewalk obstructions, and increasing the width of Long DMS, CC
landscape buffers and street trees in the right-of-way.

Provide a clear bicycle connection between Ann Arbor Road and Hines Drive

through downtown. Long DMS, cC
Create a bicycle network that connects neighborhoods with schools, parks, and Long DMS, CC
downtown.

Strategically place bike racks in downtown and Old Village and monitor their Mid DMS, DDA
usage.

Build additional midblock crossings. Add RRFB to existing mid-block crossings Long DMS

along busy roads

AIIocgte funding to incorporate complete street best practices into street Long DMS, Finance
repaving and replacement projects.

Rewew and r.educe the required number of parking spaces per dwelling unit or Short CDD, PC, CC
link the parking requirements to the number of bedrooms.

Adopt commercial parking standards that are based on building square footage,

not land uses. Consider payment in lieu of parking in areas outside of Short CDD, PC, CC
Downtown.

Adopt standards that encourage shared parking access and locates parking Short CDD, PC, CC

behind buildings.
Connected Community

Continue to provide information to citizens and the business community using

the City’s website and listserv. Ongoing | ED, CDD, CM

Ensure consistency in branding and messaging in the City’s online presence, in

printed material, city decorations or signs, and any City correspondence Short ¢bD, M

Create a unifying streetscape that connects South Main to downtown and Lon ED, CDD, DMS,

extends along North Main. 9 CC

Support and coordinate efforts with other city plans Ongoing ¢DD,

' Recreation
Training

Frowae city s.ta'ff and elected and appointed officials opportunities to participate Short CDD, DDA

IN various tralnlngs.
Plan Updates review various sections of this Plan on an
The Plan should not become a static document. annual basis. The Master Plan should also be
The Planning Commission should evaluate and coordinated with all the city’s plans to provide
update portions of the Plan on a periodic basis. proper, long-range planning for activities and
The Planning Commission should set goals to improvements.
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City of Plymouth Snapshot
Population

The 2020 U.S. Census reported the City of
Plymouth’s population totals 9,370. SEMCOG
estimates indicate that by the year 2040
Plymouth’s population will increase by
approximately 200 people. Given the current
demand for new housing units, specifically
higher density developments, this projection
seems low.

The 2020 Census indicates that 44% of
Plymouth's population is between the ages of
35 and 64, which is the largest demographic
percentage in the community as of 2020.
SEMCOG forecasts that by 2035 the 35-64-
year-old age group will decrease in size to
approximately 40 percent of the City'’s
population, while the 65 and older age group
will increase to nearly 23 percent of the total
population. The median age in the City of
Plymouth as reported in the 2020 U.S. Census is
44 .3 years.

Housing

According to the 2020 U.S. Census data, there
are 4,700 housing units within the City of
Plymouth. Of the total housing units, 60 percent
are detached single family residential homes
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Chapter 8: Background Studies

(ACS 2022). The remaining 40 percent of
housing units are attached single family and
two apartments or more. The 2020 Census
reports that 67 percent of the housing units
within the City of Plymouth were reported as
owner-occupied.

The 2022 American Community Survey
estimates that 69 percent of households
include only one or two people. Approximately
19 percent of housing units have one bedroom,
56 percent have two or three bedrooms, and
24 percent have four or more bedrooms. It is
important to consider if and how current
housing units meet the population’s needs
when planning for the current and future
housing needs of the community.

Significant single-family residential construction
has been taking place in the city since the early
2000s. This includes tear downs and rebuilds,
additions onto existing homes, and remodeling
projects. The City of Plymouth is a destination
and has been a driving force in the
development and re-development of many
single-family homes and properties within
walking distance of downtown, neighborhood
parks, and schools. Additionally, there has been
significant growth in multi-family structures in
the city in the form of high-end condominiums
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and apartments. It appears that the growth of
multi-family developments may continue for the
next several years.

The Plymouth Housing Commission is the local
Public Housing Agency. It operates the Housing
Choice Voucher (Section 8) program, which
assists people with rental subsidies. The
catchment area for this program is
approximately a ten mile radius with thirty units
located in the city proper. This program
currently has a waiting list of 2,000 people. The
demand for housing, especially units for senior
citizens and for individuals with disabilities, is
clearly a demand and the city may wish to
consider how to meet this demand using
zoning, planning, and social service programs.

Senior Housing and Services

The Tonquish Creek Manor complex has 104
apartments and offers residents a cafeteria,
work and recreation spaces, a garden and small
park, and houses the local Meals on Wheels
program. Rents are based on income and
residents must be at least 62 years old.

The City of Plymouth, in partnership with
Plymouth Township, offers the Senior
Transportation program which provides
transportation for the City's senior population
to and from doctor appointments, physical
therapy, grocery shopping, and recreational
opportunities.

Plymouth Township operates the Plymouth
Community Council on Aging (PCCA) which is a
non-profit corporation that was organized to
coordinate programs and services which
address the needs of senior citizens in the
greater Plymouth Community, County of
Wayne, and State of Michigan. The PCCA works
with many local agencies to ensure that seniors
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receive assistance, health and wellness
information, and enjoyable social events.

It is likely that the need for senior services is
going to increase in future years. Consideration
should be given to aging in place, retrofitting
existing housing units, and creating lifelong
livable communities especially thoughtful of
those with limited mobility and those without
personal vehicles.

Downtown
Downtown Plymouth is a regional destination
for recreation, ]

shopping,
services, and

dining. In
addition, the
housing
growth in
surrounding
communities
has increased
the demand
for leisure and
entertainment
activities
associated with the city’'s commercial center.

The Downtown Development Authority was
established in 1983 to facilitate business
growth and development in the Downtown
District. Projects include construction of the
central parking deck, physical improvements to
the streetscape, and a new landmark fountain
in Kellogg Park in 2021 as well as marketing
strategies and event planning. The Downtown
Development Authority is working to expand
the current public parking supply as well as
making further improvements to Kellogg Park.
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Plymouth has had an extremely low rate of
overall crime, (a measure comparing crime
statistics of every community in Michigan) for as
long as records have been kept. With its central
location, almost every call taken by the
Plymouth Police can be responded to in less
than three minutes.

There are sixteen full-time officers, including
the Chief, working for the Police Department,
located within the City Hall building on Main
Street. The number of officers is consistent with
national standards that suggest there should be
at least one to 1.5 officers for every one
thousand citizens. The department has a
detective bureau with two detectives, a crime

Library

The Plymouth District Library collection
contains over 200,000 items including books,
movies, music, video games, science kits, Wi-Fi

hotspots, and more. The library serves both the

prevention officer, as well as a weighmaster.

City of Plymouth and Plymouth Township, a
population just over 37,000 as estimated by
SEMCOG (2023) and a library card is available
to anyone who lives, works, or goes to school in
Plymouth. PDL participates in statewide lending
through the Michigan eLibrary (MeL) which =
allows cardholders access to the statewide P POLIC \
catalog and eResources. The library serves as a i
significant community hub and maintains
strong partnerships with local and regional
community groups, governments, schools,

: L Fire Services
businesses, and cultural organizations. _ _
The City of Plymouth fire and emergency
medical services are delivered via an
intergovernmental agreement with the City of
Northville. The City of Northville provides the

City of Plymouth with approximately 60 part-

Plymouth'’s rich history has included the library
for over 100 years. Strong community support
has resulted in a dedicated perpetual millage, a
robust Friends organization, and more than 100

volunteers. Pre-pandemic, over 1,000 visitors a time, paid-on-call firefighters and EMS

day used the library to participate in programs, responders. The City of Northville operates two
use meeting and study rooms, borrow
materials, use technology, and connect with

others.

fire stations in the City of Plymouth. A fire
station is located at Plymouth City Hall and an
additional fire station is located at the corner of
Spring St. and N. Holbrook in Old Village.

Police Despite being paid-on-call, emergency

An effective, efficient police force is one of the
most important services the city provides.

response times are within national averages
and standards. Automatic Mutual Aid
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arrangements are in place with neighboring
communities, which allow resources to be
shared on a pre-arranged basis in response to
structure fires, mass casualty incidents, or large
scale evacuation efforts. Additionally, the City of
Plymouth is in partnership with the not-for-
profit Huron Valley Ambulance to provide
Advanced Life Support Medical Response as
well as hospital transport services for residents
of the city.

Department of Municipal Services
(DMS)

The Department of Municipal Services provides
a wide variety of services to residents, business

owners, and visitors. DMS employs seven full-
time laborers and relies on part-time and
seasonal help. The duties of the laborers are
numerous and often change with the seasons,
while other services are provided year round.

Spring seasonal responsibilities include
cleaning up debris and leaves in all parks and
public properties, street sweeping city-wide,
and prepping Kellogg Park for summer events
by laying topsoil and grass seed. Summer
duties include set up, staffing, and clean-up of
special events; rebuilding manhole structures
and catch basins on city streets; overseeing
infrastructure projects like new roads, water
mains, or sewer mains; inspecting and repairing
playground structures; and inspecting and
overseeing sidewalk replacement. In the fall

DMS completes bulk leaf pickup throughout
the city and flushes, maintains, and winterizes
all fire hydrants. During the winter,
responsibilities include all those associated
with snow and ice removal on public properties
including city owned buildings and parking lots
and city streets. Other winter duties include
responding to emergency water main break
repairs and frozen service lines.

Year-round services include those such as the
brush chipping program and cemetery
operations. Other annual services are trash cart
maintenance, tree trimming and maintenance,
and street maintenance. Fleet maintenance is
another year-round project and includes repairs
to all equipment and city owned vehicles.

Recreation
The City of Plymouth Recreation Department

serves tots to seniors within the entire Plymouth
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community. There is a wide variety of
programming that is offered including athletics,
fitness classes, summer camps, and special
events. Over 90 different programs are offered
throughout the year.

Plymouth offers its citizens a variety of open
space and recreational opportunities. Parks and
open spaces are essential in developing
physically and socially balanced children, while
providing adults with a place for constructive

use of their leisure time. Open spaces
maintained and served by a carefully conceived
recreation plan are important components in
maintaining Plymouth as a desirable place to
live.

In 1972, the Cultural Center, a multipurpose
building used for skating, recreational classes,
meetings, and events was constructed. This
facility is heavily used for recreational and civic
activities. To save money and be leaders in
clean energy solutions, the city converted the
ice arena to geothermal power in 2010. This
was the first geothermal powered ice rink in the
State of Michigan.

Parks and Playgrounds
Together, the 17 City-owned parks total just

Chapter 8: Background Studies

over 22 acres, giving an average park size of
1.3 acres. Apart from Massey Field and the
Cultural Center, the parks owned by the city are

small, neighborhood spaces that offer
playground equipment, picnic benches, and
small open spaces. Massey Field and the
Cultural Center offer more active recreation
areas and activities such as tennis, softball,
shuffleboard, and indoor ice skating.

The Plymouth Gathering Place is used for
community events, such as the numerous
festivals, special events, and the Farmer's
Market.

As their names attest, individual parks have
been sponsored by civic groups for more than
ten years. The agreements between the groups
and the city are informal in nature. Civic groups
are often tapped for assistance with
maintenance projects and annual park
beautification efforts. While the parks take the
name of the sponsor group, the parks are City-
owned and remain public.

Additional recreational lands within the city are
owned by Wayne County. Almost 60 acres are
contained in the Middle Rouge Parkway. The
Hines Parkway, totaling over 2,000 acres, is a
series of drives and bikeways that stretches
from Northville to Dearborn. Besides offering
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areas for passive and active recreation as well
as organized sports, the Parkway has many
areas set aside for wildlife and enjoying nature.

An additional eleven acres of recreational
space is contained within the two existing
public schools and the old Central Middle
School, now Plymouth Arts and Recreation
Complex (PARC). PARC has a football field,
track, tennis courts, and pickleball courts. While
East Middle School and Smith Elementary
School cater primarily to school activities,
public access is allowed to the playgrounds,
fields, and basketball hoops.

City Commission

The City Commission together with the City
Administration developed a Strategic Plan in
January 2017 to provide a five year vision for
the City of Plymouth. The vision was distilled
into four goal areas with key objectives. Each
year, the City Commission and City
Administration discussed and selected one
year tasks that could be accomplished that
calendar year. The exercise was repeated in
2022 for another five years. The City
Commission and City Administration continue
to review the plan annually, usually in January,

in conjunction with a professional facilitator. It is
anticipated that in 2026 a new five-year vision
will be discussed.
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ITEM #8.b.

Administrative Recommendation

City of Plymouth www.plymouthmi.gov
201 S. Main ' Phone 734-453-1234
Plymouth, Michigan 48170-1637 Fax 734-455-1892

To: Mayor & City Commission
From: ChrisS. Porman, City Manage

CC: S:\Manager\Sincock Files\Memorandum - Authorization to Hirlf - Convert three-guarter time to Full-Time DDA - 10-20-25 docx
Date: Octoher 14, 2025

RE: Autharization to Hire Downtown Development Authority
Background

The City Commission adopted the Employment Ordinance on August 7, 2000, and it requires that the City
Manager seek advance and express approval prior to filling any full-time position. The City Commission is aware
of the DTP Forward, also known as the Streetscape Project, as well as the increased marketing efforts and events
put on and/or supported by the DDA staff, not to mention the business support and information sharing with
all the happenings in the downtown (roof project at Mayflower for example).

As part of the City’s Strategic Plan for “Staff Development, Training, and Succession,” the City and DDA staff see
a need to move forward with a transition from a % time employee to an additional full time employee. The DDA
Board addressed this issue at their October 13™ meeting and unanimously recommend this transition. We have
consulted with the Finance Director and there is funding in the budget to move this position from % time to full
time.

The City Administration is seeking the approval of the City Commission at this time in order to move forward
with the transition of a three-quarter-time position to full-time in the Downtown Development Authority.

Recommendation

The City Administration recommends that the City Commission authorize the upgrading of one three-quarter
time position to full time in the Downtown Development Authority. The DDA Board has unanimously
recommended this as well. We have attached a proposed Resolution for the City Commission to consider
regarding this matter. Should you have any questions in advance of the meeting regarding this matter please
feel free to contact me.



Deéewntown

PLYMOUTH
' 831 Penniman Ave. Plymouth M| 48170

Ph: 734.455.1453  Fax: 734.459.5792

e
o]
NoP st o Wokk i e Pord

Administrative Recommendation

To: Plymouth City Commission
From: DDA Director Sam Plymale
CC: SADDA\Shared Files\DDA Board\DDA Agendas\DDA Agendas 2025\September2025

Date: 10/14/2025
Re: Recommendation For Additional Hours — Assistant DDA Director

BACKGROUND:

For the past couple of decades, the City of Plymouth Downtown Development Authority staff has
consisted of a full-time director, a part-time to % time assistant director/coordinator, and some part-
time staff and/or interns. This model has served the DDA well over the years, but demand has
increased on DDA staff due to added DDA organized events, more frequent needed projects on the
Central Parking Deck, additional infrastructure projects including the upcoming streetscape project,
increased marketing efforts, increased demand from the business community, and other workload
additions. This added demand has led senior City and DDA staff to develop a plan of action on how to
handle the added workload. This plan of action is in accordance with Goal Area Two of the City’s
current Strategic Plan, “Staff Development, Training, and Succession”,

Over the last 20 years, the DDA budget has more than doubled, which has led to a significant increase
in the number of projects the DDA handles. Aithough the number of annual DDA projects and
responsibilities has increased over that time, the amount of dedicated DDA staff hours has remained
relatively flat over that period. Additional work hours are needed in the DDA office to keep up the
level of service that has become expected within the community.

Current Assistant DDA Director Reiko Misumi-Schelm was hired back in December of 2023 as a part-
time administrative assistant in the DDA office. Her exemplary work and willingness to accept
additional responsibilities outside the original scope of work in that role led to a quick promotion in
August of 2024 to Assistant DDA Director. This promotion increased hours from approximately 25
hours a week to between 29 and 35 hours a week, a designation identified by the City of Plymouth as
% time.

Over the past year, Reiko has expanded her duties from primarily marketing and typical administrative
work to assisting with higher levels of responsibilities including assisting with DDA agenda creation,
grant writing, development of RFPs, construction project management, just to name a few. Her level
of organizational detail and stellar demeaner with DDA partners, business owners and other City staff
have been a perfect culture fit for the DDA office and City administration overall. Reiko has




DDA RESOLUTION 10/13/2025

The following resolution was offered by Director Elfiott and seconded by Director Harris

WHERFAS The City of Plymouth adopted a Strategic Plan that includes a goal of “Staff
Development, Training, and Succession”, and

WHEREAS An increased number of projects for DDA staff has increased the required
workload in the DDA office, and

WHEREAS City Administration has developed a plan to convert the Assistant DDA Director
position from a # time to a full-time position, and

WHEREAS The City has an Ordinance in place which requires the City Commission provide

prior and express approval before any full-time hiring.

NOW THEREFORE BE IT RESOLVED THAT the City of Plymouth Downtown Development
Authority Board of Directors does hereby recommend to the Plymouth City Commission that
the current Assistant DDA Director position be moved from a % time to a full-time position.
This recommendation will not be implemented without future authorization approval from

the Plymouth City Commission.

MOTION APPROVED UNANIMOUSLY




RESOLUTION

The following Resolution was offered by and seconded by

WHEREAS The City of Plymouth has an Ordinance which requires that the City Manager
seek prior and express approval before filling any full-time employee position
within the city staff: and

WHEREAS The Downtown Development Authority Board of Directors unanimously recommended that
The current Assistant DDA Director position he moved from % time to a full-time position;
And

WHEREAS The City Administration has also recommencded that the City Commission authorize
The upgrading of a three-quarter time position in the Downtown Development Authority to
Fuil-time.

NOW THEREFORE BE IT RESOLVED THAT the City Commission of the City of Plymouth does hereby grant prior
and express approval for the upgrading of ane three-quarter time position to full time.




ITEM #8.c.

Administrative Recommendation

City of Plymouth www.plymouthmi.gov
201 S. Main ' Phone 734-453-1234
Plymouth, Michigan 48170-1637 Fax 734-455-1892

To: Mayor & City Commission

From: Chris S. Porman, City Manager

CC: S:\Manager\Sincock Files\Memorandum - Authorization to Purchase Snowplows - 10-20-25.docx

Date: October 15, 2025

RE: Authorization to Purchase Snowplows

Background

The City Commission is aware that they authorized the purchase of three (3) pick-up trucks at their July
21, 2025, meeting. The Commission is also aware that in August, they authorized financing the trucks over a
three-year period. Those trucks have been delivered and the DMS is looking to finalize the outfitting of them in
anticipation of the upcoming winter. While the trucks have what is known as a plow prep package that are
installed while they are built (mounts, etc.), we still need to purchase the actual snowplows for the three trucks.

Due to the nature of truck delivery and the unknown timeframe, we could not package the snowplows
together during the purchase of the vehicles, which has not been an uncommon occurrence ever since Covid.
We have worked with Truck & Trailer Specialties, who we have used for multiple equipment outfits over the
years to secure competitive pricing for the snowplows. We will be using the City of Rochester Hills RFP for the
purchase of three (3) Boss 9'2” Power-V DXT Red Steel Blade snowplows. The purchase for each including the
wiring and installation is $10,117.00 for a total of $30,351.

Recommendation

The City Administration recommends that the City Commission authorize the purchase of three (3) Boss
9’2" Power-V DXT Red Steel Blade snowplows using the City of Rochester Hills Co-op RFP-RH-20-023 in the
amount of $10,117 each for a total of $30,351.00. This purchase has been discussed with the Finance Director.

We have attached a memo from Nick Johns at DMs, as well as price quote from Truck & Trailer, and
finally, a proposed Resolution for the City Commission to consider regarding this matter. Should you have any
questions in advance of the meeting, please feel free to contact me.



Department of Municipal Services

1231 Goldsmith Plymouth, MI 48170 734-453-7737 phone  734-455-1666 fax

Date: October 14th, 2025

Ta: Chris Porman, City Manager
From: Nick Johns, Foreman

R Purchase of Snowplows for Fleet
Background:

At the July 21, 2025, City Commission meeting, the City Commission authorized and confirmed
the purchase of three vehicles. which we planned purchases during the current tiscal year. The
vehicles have arrived and are ready to be outfitted for winter operations with snow plows.

We have been working with Truck & Trailer Specialties, Inc on outfitting the vehicles for lights,
etc., using operating supplies from the Equipment Fund; however, the snowplows carry a price
tag which requires City Commission authorization. Working with Truck & Trailer, we were able
to utilize the City of Rochester Hills RFP for competitive pricing on the snowplows.

We would be purchasing three Boss 9 2" Power-V DXT Red Steel Blade snow plows and
utilizing Truck & Trailer for the installation and final wiring of controls, etc. Each snow plow,
wiring, installation is $10,117.00 for a total of $30,- 351. Funding for this would come from the
Equipment Fund.

The new snowplows will be purchased through the City of Rochester Hills co-op RFP-RH-20-
023. This allows us to work with another community to receive the best price on this equipment.

Recommendation:

In summary, we would seek approval from the City Commission in the amount of $30,351.00 for
the purchase of 3 Boss 9* 2 Power-V DXT Red Steel Blade Snowplow including the following:
Painted Red steel, full-trip moldboard with trip-edge, Rubber snow detlector and blade guides,
and in-cab SmartTouch2 controls & SmartLight3 LED lighting From Truck & Trailer Specialties
in Howell, Michigan.

If you have any questions, please feel free to contact us.



TRUCK & TRAILER
Iecialties, Tnc.

900 Grand Oaks Crive | Howell, MI 48843 | www.ttspec.com | ph: (517) 552-3855 | fi: {517) 552-3666

October 8, 2025

City of Plymouth
1237 Goldsmith, Plymauth, M1 48170
Attn: Nick lohns, ph: (734) 787-7576

Equipment Quotation
The following pricing will be based on Clty of Rochester Hills REP-RM-20-023 contract awarded September 2020

Chassis information:
2026 Ford F-350, Craw Cab, 4x4, 160" WB, 6.75' bed, gas, QEM running boards, OEM bedliner, snow plow prap,
backup alarm, backup camera & upfltier switches

HQOO005438
Install  Bass 52" Power-V DXT Red Stecl Blade Snow Plow Including the following:
Painted Red steel, full-trip moldboard with trip-edge
Rubber snow deflector and blade guides
Truck under-carriags mount, wiring harnessas, in-cab SmartTouch2 controls & SmartLight3 LED lighting

Above installed equipment pricing: $10,117.00 ea.
Above installed equipment pricing, three (3) plows: $30,351.00 ea,

Payment Terms: Net 30 days. Pricing effective for 30 days.
FOB; City of Plymouth
Dellvery: Allow 3-4 weels for installation

Thank you for the apportunity to guote,

Respectfully submitted by,
Jon Luea/Brian Bouwman




RESOLUTION

The following Resolution was offered by Comm. and seconded by

Comm.

WHEREAS

WHEREAS

WHEREAS

WHEREAS

WHEREAS

The City of Plymouth operates an equipment fleet to help protect the
public health, safety, and welfare; and

The City Commission determined that the replacement of three (3) F350 Pick Up
trucks would be included in the 2025-2026 Budget; and

There is a need to gutfit the trucks with snowplows to assist in the City's snow
and ice control efforts; and

City Administration obtained pricing based on the City of Rochester Hills RFP-
RH-20-023, which the city has used for previous purchasing; and

The City Administration and staff are recommending the purchase of three {3)
Boss 92" Power-V DXT Red Steel Blade Snowplows from Truck & Trailer
Specialties, Inc. of Howell, MI; and

NOW THEREFORE BE IT RESOLVED THAT the City Commission of the City of Plymouth does hereby
authorize the purchase of three (3) Boss 92" Power-V DXT Red Steel Blade Snowplows from the City of
Rochester Hills RFP Program in the amount of $10,117.00 each and a total of $30,351.00. The expense is
to be charged to the Equipment Fund.




ITEM #8.d.

Administrative Recommendation

City of Plymouth www.plymouthmi.gov
201 S. Main ' Phone 734-453-1234
Plymouth, Michigan 48170-1637 Fax 734-455-1892

To: Mayor & City Commission
From: ChrisS. Porman, City Manager

CC: S:\Manager\Sincock Files\Memorandum - Police Department Training Authorization MLETA - 12-16-24.docx
Date: October 15, 2025

RE: Police Training Contract Renewal Authorization

Background

Ongoing police training is one element of our three-pronged approach where policy, training, and
supervision is critical to ensure that our Department is within current standards and constitutional law.
The Michigan Commission on Law Enforcement Standards (MCOLES) has implemented additional
training standards for Police Officers who are currently working. These new standards would be in
addition to all the other required on-going training that is already scheduled for our officers.

Last year, the city entered a contract with the Michigan Law Enforcement Training Associates, LLC
(MLETA) to provide monthly legal updates, as well as live, in person, on shift training. The program was
successful, and the Police Department would like to renew the contract for another year. Currently
MLETA is working with Canton, Northville Township, Van Buren Tawnship and the City of Livonia. The
cost of this service is $9,800 and it would be covered within the current budget of the Police
Department.

We have attached a memorandum from Chief Al Cox which provides further background information on
this subject matter.

Recommendation

The City Administration recommends that the City Commission authorize a contract renewal with
Michigan Law Enforcement Training Associates to help meet the additicnal training requirements for
police officers that is being required by MCOLES. The funding for this purchase will be within the Police
Department’s budget allocation.

We have attached a proposed Resolution for the City Commission to consider and if you have any
questions regarding this matter, please feel free to contact Al Cox or myself.



PLYMOUTH POLICE DEPARTMENT MEMORANDUM

TO: CHRIS PORMAN, CITY MANAGER

FROM: AL. COX,; DIRECTOR OF PUBLIC BAFETY 2 _e. Ce /{'
SUBJECT: CONSTITUTIONAL POLICING & TRAINING PROGRAM RENEWAL
DATE: 10/7/2028

BACKGROUND

In 2024, the Michigan Commission on Law Enforcement Standards (MCOLES) implemented a new in-service tralning
requirement referred to as Continuing Professional Education (CPE). While MCOLES has always encouraged and
supported in-service police training in multiple areas of instruction, historically, the only mandatory MCOLES training
was the Active-Duty Firearm Standard. Since 2024, the CPE program has required a set number of hours of instruction in
specific disciplines to be completed by the end of each calendar year. The required hours are broken down into a ratio
between Commission designated and agency selected training categories. Currently, that ratio is 8:16. It should be
noted that this is in addition to much of our regular annual training required by policy, risk management, and other State
and Federal law.

In order to comply each year, we have taken many steps to ensure that we meet these requirements in the most
efficient and cost-effective manner. Leveraging our current existing partnerships has enabled us to do this. One such
partnership is our refationship with Michigan Law Enforcement Training Associates, LLC (MLETA}. In January 2025, we
contracted with MLETA to have attorney Brett Naumcheff provide multiple hours of training to cover much of the CPE
requirements. In addition to providing CPE instruction, Mr. Naumcheff has also provided monthly legal updates to
officers, and he meets regularly with me to discuss and provide recommendations regarding emerging Constitutional
Policing, use of force, and other risk management issues. His instruction is top-shelf, and our officers are now more
confident in their decision-making abilities, when it comes to applying the law and use of force, than they ever have
heen,

RECOMMENDATION

MLETA provides significant assistance in ensuring that we meet many our annual CPE requirements. Additionally, our
officers are regularly instructed in a framework of a Constitutional and holistic-based policing model.  This model
ensures that officers are taught legal analysis and not just the correct answer. By gaining this understanding, officers
have the confidence to apply the appropriate standards in the proper way.

For all the benefits provided, | respectfully request that the City Commission authorize the renewal of our partnership
with Michigan Law Enforcement Training Associates LLC, at an annual cost of $9800.00. This is a sole source provider,
and the budget will support this expenditure.

If you have any questions or concerns, please let me know. Thank you for your time and attention in this matter.




Michigan Law Enforcement Training Associates, LLC

EIN # 46-3866775
Constitutional Policing and Policy Training Advisor Program

INVOICE
Date: October 6, 2025

Agency:
Plymouth Police Department

Attn:

Chief Al Cox

201 S. Main
Plymouth, MI 48170

January 1, 2026 — December 31, 2026
Attorney Brett Naumcheff will be the lead Police Policy and Training Advisor.
Using a Constitutional and Holistic Based Policing Model provide the following:

L]

Cost:

Provide department focused MCOLES CPE training,

Provide written monthly legal updates and retread topics,

Provide six live and in person on shift legal updates per year that encompass the
current month and previous months since the last update,

Make recommendations for real time amendments to policy, practice or custom,
consistent with current and changing law,

Provide recommendations to Chief regarding emerging police Constitutional
Policing, risk management issues and awareness,

Provide availability for emergency response 24/7/365.

Provide 8 hours of additional “floating” Police Legal Advisor hours at the discretion
of the Chief for phone and Zoom consultations or for use on issue specific matters
and/or MCOLES CPE training.

$9,800.00

Michigan Law Enforcement Training Associates, LL.C
39555 Orchard Hill Place
Suite 600
Novi, MI 48375

www.micoptraining.com




RESOLUTION

The following Resolution was offered by and seconded by

WHEREAS  The City of Plymouth maintains a police department in
Accordance with the City Charter to help protect the
Public health, safety and welfare, and

WHEREAS  There is a need for on-going training of our police officers
There are certain standards established by the Michigan
Commission on Law Enforcement (MCOLES), and

WHEREAS  The Police Chief has recommended that the City renews
The contract with Michigan Law Enforcement Training
Associates (MLETA).

NOW THEREFORE BE IT RESOLVED THAT the City Commission of the
City of Plymouth does hereby authorize a contract renewal with MLETA
in the amount of $9,800.00 to help meet the ongoing training
reqguirements of MCOLES. Funding for this purchase is authorized from
the Police Department Budget.






