
City of Plymouth Planning Commission  
Regular Meeting Agenda 
Wednesday, May 14, 2025 – 7:00 p.m. 
City Hall & Online Zoom Webinar  
 

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

 
https://us02web.zoom.us/j/89462571002 
Passcode:759871 
Webinar ID: 894 6257 1002 
 

1. CALL TO ORDER 
a. Roll Call 

 
2. CITIZENS COMMENTS 

 

3. APPROVAL OF THE MINUTES 
a.  Approval of the April 9, 2025 meeting minutes 

 
4. APPROVAL OF THE AGENDA 

 
5. COMMISSION COMMENTS 

 
6. PUBLIC HEARINGS    

a.   PUD24-02: 900 Starkweather, Revised Preliminary PUD 
 

7. OLD BUSINESS 
 

8. NEW BUSINESS   
a.  SP25-02: 995 W. Ann Arbor Trail, Change of use for a coffee shop/satellite TV studio. The property is 

zoned B-2, Central Business District. 
b. 2025 Planning Commission Goals – Sub-Committees 

 
9. REPORTS AND CORRESPONDENCE 

 
10. ADJOURNMENT 

 
Citizen Comments - This section of the agenda allows up to 3 minutes to present information or raise issues regarding items not on the 
agenda.  Upon arising to address the Commission, speakers should first identify themselves by clearly stating their name and address. 
Comments must be limited to the subject of the item.  

 

Meetings of the City of Plymouth are open to all without regard to race, sex, color, age, national origin, religion, height, weight, 
marital status, disability, or any other trait protected under applicable law.  Any individual planning to attend the meeting who has 
need of special assistance under the Americans with Disabilities Act (ADA) should submit a request to the ADA Coordinator at 734-
453-1234 ext. 234 at least two working days in advance of the meeting.  The request may also be submitted via mail at 201 S. Main St. 
Plymouth, MI 48170, or email to clerk@plymouthmi.gov. 
 
  

https://us02web.zoom.us/j/89462571002
mailto:clerk@plymouthmi.gov


City of Plymouth Strategic Plan 2022-2026 
GOAL AREA ONE - SUSTAINABLE INFRASTRUCTURE  

OBJECTIVES 
1. Identify and establish sustainable financial model(s) for major capital projects, Old Village business district, 

35th District Court, recreation department, and public safety 
2. Incorporate eco-friendly, sustainable practices into city assets, services, and policies; including more 

environmentally friendly surfaces, reduced impervious surfaces, expanded recycling and composting 
services, prioritizing native and pollinator-friendly plants, encouraging rain gardens, and growing a mature 
tree canopy 

3. Partner with or become members of additional environmentally aware organizations 
4. Increase technology infrastructure into city assets, services, and policies 
5. Continue sustainable infrastructure improvement for utilities, facilities, and fleet 
6. Address changing vehicular habits, including paid parking system /parking deck replacement plan, electric 

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

GOAL AREA TWO – STAFF DEVELOPMENT, TRAINING, AND SUCCESSION  
OBJECTIVES 
1. Create a 5-year staffing projection 
2. Review current recruitment strategies and identify additional resources 
3. Identify/establish flex scheduling positions and procedures 
4. Develop a plan for an internship program 
5. Review potential department collaborations 
6. Hire an additional recreation professional 
7. Review current diversity, equity, and inclusion training opportunities 
8. Seek out training opportunities for serving diverse communities  

 

GOAL AREA THREE - COMMUNITY CONNECTIVITY  
OBJECTIVES 
1. Engage in partnerships with public, private and non-profit entities 
2. Increase residential/business education programs for active citizen engagement 
3. Robust diversity, equity, and inclusion programs 
4. Actively participate with multi-governmental lobbies (Michigan Municipal League, Conference of Western 

Wayne, etc.)  
 

GOAL AREA FOUR - ATTRACTIVE, LIVABLE COMMUNITY  
OBJECTIVES 
1. Create vibrant commercial districts by seeking appropriate mixed-use development, marketing transitional 

properties, and implementing Redevelopment Ready Communities (RRC) practices 
2. Improve existing and pursue additional recreational and public green space opportunities and facilities for 

all ages 
3. Develop multi-modal transportation plan which prioritizes pedestrian and biker safety  
4. Improve link between Hines Park, Old Village, Downtown Plymouth, Plymouth Township, and other 

regional destinations 
5. Maintain safe, well-lit neighborhoods with diverse housing stock that maximizes resident livability and 

satisfaction   
6. Modernize and update zoning ordinance to reflect community vision 
7. Implement Kellogg Park master plan  

 
2025 Planning Commission Goals 

1. Adopt the master plan  
2. Complete “quick” zoning ordinance amendments (zoning audit)  
3. Complete the multi-family/housing ordinance amendments (MSHDA Grant)  
4. Work toward completing a residential compatibility ordinance 
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Plymouth Planning Commission 
Regular Meeting Minutes 
Wednesday, April 9, 2025 - 7:00 p.m. 
Plymouth Cultural Center – 525 Farmer Street 
Plymouth, Michigan 48170 
 
City of Plymouth     www.plymouthmi.gov 
201 S. Main Street     734-453- 1234 
Plymouth, Michigan 48170           
 

 

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

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

 
2. CITIZENS COMMENTS 

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

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

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

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

6. PUBLIC HEARINGS 
None. 
 

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

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

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

 
There was a roll call vote. 

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

MOTION FAILED 4-6 
 

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

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

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

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

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

 
There was a roll call vote. 

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

MOTION PASSED 6-3 
 

8. NEW BUSINESS 
There was no new business. 
 

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

 
10. ADOURNMENT 

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



City of Plymouth 
Planning Commission Public Hearing Notice 

201 S. Main Street Plymouth, Michigan 48170 
Website: www.plymouthmi.gov Phone: (734) 453-1234 ext. 232 

 
A regular meeting of the Planning Commission will be held on Wednesday, May 14, 2025, at 7:00 

P.M. located at City Hall and online via Zoom to consider the following: 
 

900 Starkweather, Preliminary planned unit development (PUD) for restaurant and bar with 
outdoor seating. The property is zoned MU, Mixed Use. 
 
Meetings of the City of Plymouth are open to all without regard to race, sex, color, age, national origin, religion, 
height, weight, marital status, disability, or any other trait protected under applicable law.  Any individual planning 
to attend the meeting who has need of special assistance under the Americans with Disabilities Act (ADA) should 
submit a request to the ADA Coordinator at 734-453-1234 ext. 234 at least two working days in advance of the 
meeting.  The request may also be submitted via mail at 201 S. Main St. Plymouth, MI 48170, or email to 
clerk@plymouthmi.gov. 
 
Publish: Tuesday, April 29, 2025 
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Rev.: May 5, 2025 

 
 

Planned Unit Development 
For 

City of Plymouth, Michigan 
 

 
GENERAL INFORMATION 

 
Applicant: Califur, LLC 
 23500 Ford Road, Suite 4 
 Dearborn Heights, MI 48127 
 Contact: Justin Booth 
 
Project Name: The Villager PUD 
 
Plan Date: November 20, 2024 
 
Latest Revision: February 7, 2025 
 
Location: 900 Starkweather Street, Plymouth, MI (East side of Starkweather, just 

south of the railroad tracks, across from 885 Starkweather) 
 
Zoning: MU, Mixed Use 
 
Action Requested: Preliminary PUD Approval 
 
 
PROJECT DESCRIPTION 

 
The applicant has submitted a Planned Unit Development (PUD) application for reuse of the historic train 
depot, and accessory building, located at 900 Starkweather in Plymouth's Old Village. The proposal 
includes restoring the depot building to replicate its original aesthetic and converting it into a restaurant 
with indoor and outdoor dining and entertainment spaces. The applicant's narrative outlines proposed 
updates to existing utilities, including placing overhead electrical service underground between the 
project buildings and pole, improvements to stormwater systems, and the installation of new water and 
sanitary lines to the buildings. The project also incorporates the development of a communal park and 
green space, with ADA-compliant paths connecting Starkweather to Mill Street, in addition to fencing 
along the train tracks.  On-site and off-site shared parking with an adjacent site to the south (873 Mill 
Street) is proposed.  
 
An aerial and street view of the proposed project site are shown on the next page. 
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Figure 1: Subject Site

 
Source: Near Map (Capture October 5, 2024) 
 
 
Figure 2: Subject Site Streetview 

 
Source:  Google Maps (Capture July 2019) 
  
This project was last reviewed by the Planning Commission at their regularly scheduled March 12, 2025, 
meeting.  Our February review memo stated that the applicant must provide a response to how the 
project meets the PUD eligibility criteria in section 78-311(c), General Authority, Criteria.  A response has 
been submitted and is reflected in the relevant sections of this review. 
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PUD PROCESS AND PLAN REQUIREMENTS 
 
According to Section 78-314 of the Zoning Ordinance and the prescribed PUD procedures for review, the 
applicant attended a pre-application conference with City staff in September 2024, and a second pre-
application meeting in January 2025.  A formal application was submitted and reviewed during the March 
12, 2025, Planning Commission meeting.  Since this meeting, a revised application has been submitted 
and includes additional information requested by the Planning Commission at the March 2025 meeting, 
including the estimated occupant loads for the outdoor areas, building heights, PUD eligibility responses, 
and a brief history of the location. 
 
A preliminary site plan and PUD request must include the following.  The applicant has responded, and 
our comments on their response follows each: 
 
1. A written explanation of how the project meets the PUD eligibility criteria (Sec. 78-311(c)).  
 
 CWA Comments:  As mentioned above, this response has been provided and is reflected in the relevant 

sections of this review. 
 
2. Zoning of applicant’s property and all abutting properties and of properties across any public or 

private street from the PUD site added to the plans.   
 
 CWA Comments: Provided in previous plan set. 
 
3.  An explanation of why the submitted planned unit development plan is superior to a plan which 

could have been prepared under strict adherence to related sections of this chapter (i.e., Zoning 
Ordinance). 

 
 CWA Comments:  The applicant provided a description of why the project is superior to a project that 

abided by all the zoning requirements.  They explain that the project is a benefit to the community 
because it will preserve historical architecture and provide more local food and beverage options, an 
option that is driven by a community-oriented focus.  

 
Items to be Addressed:  None. 
 
 
PUD ELIGIBILITY 

 
Section 78-311(c) of the City of Plymouth Zoning Ordinance establishes PUD criteria which determine the 
overall eligibility for a Planned Unit Development.  These criteria are provided below.   
 
(1) Granting of the planned unit development will result in one (1) of the following: 

 
a. A recognizable and material benefit to the ultimate users of the project and to the community, 

where such benefit would otherwise be unfeasible or unlikely to be achieved without application 
of the planned unit development regulations; 

 
 CWA Comment:   This proposal has several components: 

• Reuse of the historic train depot as a restaurant serving food and alcohol. 
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• Outdoor dining/beer garden/entertainment space specifically associated with the restaurant 
(within the fenced-in area). 

• Communal “park” or “green space.” 
• ADA compliant pedestrian sidewalks through the site between Starkweather and Mill. 
• Per the applicant’s response, they also offer the safety railing next to the railroad tracks, and 

elimination of the cut-through traffic on Division Street when a train blocks the perpendicular 
intersections. 

 
Reuse of Train Depot 
The submitted PUD application states that the exterior of the depot building will be returned to 
its original 1893 aesthetic, as illustrated in the colored renderings submitted with this latest 
application.  The accessory building’s exterior will also be constructed of the same materials to 
emulate a historic aesthetic.   
 
The depot building will be reused as a restaurant with indoor dining/serving areas and the 
accessory building used as the kitchen.  Restaurants (except drive-throughs) are allowed in this 
district as a Special Land Use.  This district does not specifically permit restaurants serving alcohol.  
Therefore, restaurants serving alcohol would constitute a deviation from the Zoning Ordinance 
for this proposal.  (Note that even if this proposal received approval from the City Commission, it 
does not guarantee that the project will receive a liquor license.  Obtaining a liquor license is a 
separate procedure.  We understand that there are no liquor licenses currently available in the 
City.)  A liquor license may be required to create a viable business. 
 
As requested, the applicant has provided the following information regarding renovation/reuse 
of the existing buildings and the indoor restaurant use: 
1.   Historic photographs of the original depot and accessory building have been provided.   

- The original depot building had vertical wood siding (most likely painted).  The new depot 
restaurant will also incorporate vertical siding resembling the original vertical wood siding 
and is proposed to be painted green.  Additionally, the gable ends of the renovated 
building display  decorative corbels, as in the original depot architecture.  

- Front (west) Façade: The proposed faux window near the park on the front façade mirrors 
the configuration of a window from the original structure, but has been modified to a 
pedestrian-friendly height—an improvement that enhances the street-level experience 
and supports a walkable, engaging environment. Additionally, the applicant has proposed 
signage that reflects the historic character of the original station, with the word “Villager” 
placed at a similarly elevated position as the original “Plymouth” signage. 

- Patio (south) Facade:  The historic photographs do not show this façade of the building.  
On the new design, the renderings show windows and window hoods that align with the 
historical character of the building. A bay window has been shifted from the north façade 
to this façade.  This façade also has a new window area that could also fully open (possibly 
like a garage door).  This window and whether it is operational should be described.  
Elevations and floor plans are required at Final PUD review.   

- Railroad Tracks (north) Façade:  The historic building had three tall windows, and a bay 
window feature.  We assume the bay was the ticket window.  The new design will not 
have a bay, but two additional windows, with hoods, have been added to allow light into 
the building.  
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2. Our previous review requested architectural plans showing the proposed exterior building 
renovations to confirm new building materials and design are consistent with original building 
design.  The applicant has submitted renderings of the exterior, but architectural plans have 
not been provided.  The ordinance allows the Planning Commission to request additional 
information if it is necessary to evaluate the PUD.  If the Planning Commission grants 
Preliminary PUD approval, we recommend it be conditioned upon the applicant supplying 
elevations and floor plans of the proposed building renovations. 

3. We previously asked the applicant to describe the type of restaurant they are proposing.  They 
provided an “Operational Outline,” which details the business plan.  The restaurant will offer 
casual fare, both in the repurposed depot, and in various locations outside (covered and 
uncovered seating areas).  Bar service will also be provided.  The place will be family-oriented 
with lawn games available.  They specifically state that they will not be hosting live music 
events. 

4. The business sales will be 70% food and 30% beverage.   
5. The applicant has provided an approximate occupancy load/number of diners inside and 

outside (dated April 24, 2025) for a total of 162 occupants:  
-  Inside main depot building: 

• 51 occupants 
- Area under proposed roof canopy: 

• Seats at bar = 9 occupants 
• Unconcentrated tables & chairs = 47 occupants 

-  Uncovered deck area: 
• 37 occupants 

-  Games & lawn area: 
• 18 occupants 

6. The proposed hours of operation are as follows: 
- Monday-Thursday:  12pm – 12am (outdoor seating closes at 10pm) 
- Friday-Saturday: 10am – 1am (outdoor seating closes at 12am) 
- Sunday: 10am – 10pm (outdoor seating closes at 9pm) 

 
Outdoor Dining/Lawn Space 
The proposal also shows extensive outdoor areas, compared to the 900 s.f. depot building.  The 
outside areas include the following (note that some of this space is used as a “hallway” so that 
patrons can walk from seating to lawn to bar): 
1. Upper covered terrace, with bar seating. (Approx. 1,400 s.f.) 
2. Upper overlook terrace (uncovered), with dining tables & umbrellas. (Approx. 2,300 s.f.) 
3. Lawn space (extension of bar area), with stair seating and lawn games. (Approx. 1,400 s.f.) 
 
The Mixed-Use District does not specifically allow outdoor dining, except for relatively small areas 
(compared to the facilities offered indoors) as an accessory use to the indoor restaurant.  This 
district also doesn’t permit alcohol-based land uses (bars, taverns) as a principal use either indoors 
or outdoors; however, it appears that this is a restaurant with accessory alcohol sales.  The large 
scale of the proposed outdoor dining would be considered a “deviation” from the Zoning 
Ordinance. 
 
In our previous review, we asked the applicant what plans they have for managing these outdoor 
spaces so that neighboring residential uses are not disturbed.  The Operational Outline states that 
the perimeters of the property will be screened in various ways to reduce noise spillage.  The 
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Landscape Plan shows trees on the south boundary of the lawn area, a caboose to the west of the 
lawn area, and an evergreen screening on the south side of the community connector sidewalk 
(between the overlook terrace and the house to the south.  The proposed screening and closing 
of the outdoor areas 1-2 hours earlier than the indoor area will assist with late-night noise.   
 
Communal Park/Green Space 
The project includes creation of a communal park and green space through the conversion of an 
underutilized area of the site (east of the buildings).  The Operational Outline states that this area 
will be used for seasonal community-driven events, such as farmers markets, rentals, gatherings 
1-2 times per month.  The hours will be sunrise to sunset and will be monitored by staff.  This area 
is relatively small (approximately 2,700 s.f.) in area.  It also has a seat wall where people can rest.  
While not specifically described in the narrative, we believe this green space will be “private,” 
maintained by the property owner, and will not be open to bar patrons, as it is not fenced as 
required. 
 
Community Connector Path 
A 12-foot-wide sidewalk is proposed on the south side of the site, providing a pedestrian 
connection between Starkweather and Mill streets.  We consider this a positive aspect of the plan, 
but it’s not one that is unfeasible without application of the PUD provisions in the ordinance.  This 
pathway will be privately owned, but accessible to the public.  In a response email to the 
Community Development Director (4-24-25), the applicant stated that public access to the 
Connector Path will be included in the PUD Agreement with the City. 
 
In summary, this first criteria states that a project requesting deviations from the ordinance 
provide “public benefits” that can’t be accomplished without flexibility from the ordinance.  The 
public benefits should have some relationship (i.e., balance) with the requested deviations.  The 
public benefit of the project is reuse of the historic train depot and associated accessory building.  
The deviations are land use deviations.  A restaurant serving alcohol, and outdoor dining of the 
scope proposed in relation to indoor dining are not currently allowed in the underlying Mixed-
Use District.  If the site were redeveloped, the depot would be lost; therefore, the applicant needs 
to establish a viable business plan with a use that will repurpose the buildings, as well as the 
surrounding property.  We would consider the proposal to provide public benefits that are not 
otherwise feasible under the current zoning restrictions, and that the land use deviations are 
balanced by reuse of the depot building. 

 
b. Long-term protection and preservation of natural resources and natural features of a significant 

quantity and/or quality, where such benefit would otherwise be unfeasible or unlikely to be 
achieved without application of the planned unit development regulations; 
 
CWA Comment.  The proposed development will remove the two (2) existing, six (6) inch pine 
trees located at the northeast corner of the site to allow for the creation of the open lawn and 
recreation space. No other natural resources/features exist on site.  

 
c. Long-term protection of historic structures or significant architecture worthy of historic 

preservation; or  
 

CWA Comment.  As mentioned above, the plans are to repurpose the depot building.  The 
applicant has incorporated suggestions to more closely emulate  the historic architecture with the 
new architecture.   
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d. A nonconforming use shall, to a material extent, be rendered more conforming, or less offensive, 
to the zoning district in which it is situated. 

 
CWA Comment:  This site was previously a low-intensity food establishment that was allowed 
with conditions within the Mixed-Use zoning district. The proposal changes the site’s use to uses  
that are not permitted within the Mixed-Use district. The new uses will not be more conforming 
to this District. 
 

In summary, to meet this criterion, the project must result in one (1) of the items listed in a – d above.  
In our opinion, the proposal provides public benefits that are otherwise not feasible under the 
ordinance.  It will repurpose the historic train depot and refurbish the building to closely resemble the 
original structure.  Other aspects of the project we consider “benefits otherwise not feasible” include 
the community green space, and the ADA compliant pedestrian connector.   

 
 
(2) The proposed type and density of use shall not result in an unreasonable increase in the need for or 

burden upon public services, facilities, roads and utilities. 
 

CWA Comment:  Public services to this site includes police/fire, utilities, and public 
roadways/sidewalks that provide access to the site. 
 
Police/Fire 
For other establishments serving alcohol, the ordinance requires that the Community Development 
Director to request a report from the city's Director of Public Safety regarding the possible impacts of 
the establishment serving alcoholic beverages for the Planning Commission’s consideration.  We 
recommend that the Planning Commission condition any Final PUD approval (if granted) on this 
requirement. 
 
Public Utilities 
The project description notes that new water and sanitary lines are proposed to be installed, but these 
changes are not shown on the site plan and should be. Some conceptual stormwater management 
facilities are discussed in the narrative, but details are not provided in the Site Plan package.  The 
electric lines that span between the buildings and the power pole on the south side of Division will be 
buried.  Additional information needs to be shown on the Site Plan, in sufficient detail to enable the 
City’s Engineer to confirm that the proposal doesn’t result in an unreasonable increase in the need 
for public utilities.  This information should be included on the Final PUD plans.   
 
Roadways/Traffic/Parking 
The Annual Average Daily Traffic count (per SEMCOG’s Traffic Volume Map) indicates that 
Starkweather Ave. averages approximately 2,950 vehicle trips per day, and N. Mill St. averages around  
8,300 vehicle trips per day.  Even though Starkweather is only two lanes, MDOT classifies this road is 
as a “Major Collector,” indicating that this road funnels traffic from residential areas to arterial roads. 
N. Mill St. is classified as a “Minor Arterial” which  connects smaller geographic areas within a city or 
region, providing access to major arterial roads while carrying moderate traffic volumes at a slightly 
slower speed compared to major arterials.  
 
Regarding traffic, we researched trip generation tables for High-Turnover (Sit-Down) Restaurants and 
Drinking Places.  Based on ITE trip generation rates, the estimated number of vehicle trips generated 
on a weekday between 4:00 PM and 6:00 PM for the proposed use would range from approximately 

https://maps.semcog.org/TrafficVolume/
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5 to 29 trips. However, it is important to note that ITE indicates these rates are based on a limited 
sample size, and actual trip generation may vary.  

 
Parking requirements and the number and location of parking spaces for the proposal are described 
under the Site Plan section of this review.   
 
 

(3) The proposed planned unit development shall be consistent with the public health, safety and 
welfare of the City. 

 
CWA Comment:  The project narrative and site plan include accessible pedestrian pathways. The 
proposed landscaping is significantly increased from the site’s current state and converts areas of the 
site which are largely concrete or gravel into green space. The inclusion of fencing along the railroad 
tracks and other portions of the property promotes public safety.  
 
 

 (4) The proposed planned unit development shall not result in an unreasonable negative 
environmental impact or loss of a historic structure on the subject site or surrounding land. 

 
 CWA Comment:  Given the site’s current condition, we don’t expect the project to have a negative 

environmental impact.  Also, it appears that the project is working to improve the environmental 
features on site.  Note that this building currently has a commemorative plaque signifying that 
President George Bush Sr. visited this building in the 1990s.  The applicant has confirmed that this 
plaque will be retained.   

 

 (5) The proposed planned unit development shall not result in an unreasonable negative economic 
impact upon surrounding properties. 

 
 CWA Comment:  If the proposal is developed and managed to not have a negative impact on the 

quality  of life for the neighbors, a viable economic use occupying this building will, in our opinion, 
benefit the economy of the surrounding area.  This statement is qualified so long as the uses are 
deemed appropriate by the Planning Commission, and the level of activity on this site is consistent 
with the character of the area. 

 
 
(6) The proposed planned unit development shall be under single ownership and/or control such that 

there is a single person, corporation, or partnership having responsibility for completing the project 
in conformity with this article. 

 
CWA Comment:  Per the site plan, the project is under ownership of Califur, LLC. The applicant 
(Plymouth Hospitality LLC) has stated that they are currently under a Lease-to-Own agreement with 
Califur LLC and will assume sole responsibility for the Villager project while pursuing a land contract 
with the current owner. 
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(7) The proposed planned unit development shall be consistent with the goals and policies of the City 
Master Plan. 
 
CWA Comment: The City’s 2018 Master Plan designates the future land use of the property as   “Mixed 
use: Low Density” This designation is described as follows: 

 
“The Mixed Use: Low Density designation is specific to land uses where it is appropriate to 
have a low-impact commercial use adjacent to single family or multifamily residential 
areas.  This land use allows for single and multi-family uses to continue and be established, 
while encouraging lower-intensity commercial and office uses that can serve the 
residential areas.  The Mixed Use: Low Density land use designation is generally detached 
buildings with the character of single-family residences that are no more than two stories.  
Parking in this land use should be located at the rear of the property.” 

 
The extent of the outdoor uses in this proposal may likely impact the nearby residential uses if the 
management of the site is ineffective.  Both parking lots are located on the street front; however, to 
preserve the depot and accessory building (and not tear them down and start over), the small size 
and configuration of the site makes it impossible to locate parking in the rear.  The Planning 
Commission will need to determine if the proposal is within the Master Plan vision for this part of the 
City. 

 
 
 (8) The proposed use or uses shall be of such location, size, and character as to be in harmony with the 

zoning district in which it is situated, and shall not be detrimental to the adjoining zoning districts. 
 

CWA Comment:  The estimated maximum number of people which can be accommodated in the 
outdoor area of the site is 111. However, this number must be officially assigned by the building 
official per the Michigan Building Code Section 1004.7.  If the outdoor area is expected to regularly 
reach maximum occupancy, the proposed use(s) may not be considered compatible with the 
surrounding land uses. Conversely, if typical occupancy is expected to be substantially lower, the 
use(s) may be viewed as more in harmony with adjacent properties.  Again, the impacts to neighbors 
will, in part, be dependent on how the business is managed.  The proposed landscaping that screens 
the outdoor area from the south and the caboose will help to mitigate noise. 
 
 

(9) A demonstration that the PUD is not proposed in an attempt by the applicant to circumvent the 
strict application of zoning standards. 

 
CWA Comment:  While it’s not possible for us to know the applicant’s intentions, the creative use of 
the space, while repurposing the depot and accessory building, could not be developed if all 
requirements of the current Zoning district were met.  We don’t consider the proposal an attempt to 
circumvent the strict application of the zoning standards.    

 
In summary, repurposing a historic depot and accessory building, while not possible without a viable 
business, is a public benefit in our opinion.  The main issue is the scope of the outdoor use, and the impact 
on residential neighbors. 
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Items to be Addressed:   
Train Depot Building: 
1. Does the large window on the patio (south) façade operate?  If so, please explain. 
2. Recommend Planning Commission condition Preliminary PUD Plan approval on the applicant 

supplying elevations and floor plans of the proposed building renovations at Final PUD Plan review.  
 
Public Utilities: 
1. Additional information needs to be shown on the Site Plan, in sufficient detail to enable the City’s 

Engineer to confirm that the proposal doesn’t result in an unreasonable increase in the need for 
public services.  We recommend this be a condition of Preliminary PUD Plan approval, and that 
the information be provided upon Final PUD Plan review. 

 
Police/Fire & Traffic 
With the number of patrons that the covered terrace, overlook terrace and lawn space can 
accommodate at one time provided, we recommend:  
1. Planning Commission ask the Community Development Director to request a report from the 

city's Director of Public Safety regarding the possible impacts of this proposal (due to  serving 
alcoholic beverages)  for the Planning Commission’s consideration. 

2. Use this information to evaluate the impact to traffic on the adjoining streets.   
 
Master Plan 
1. Planning Commission to determine if the proposal is within the Master Plan vision for this part of 

the City. 
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SITE PLAN 
 
SCHEDULE OF REGULATIONS 

 
Section 78-313 states that the schedule of regulations for each respective land use must be met, unless 
the Planning Commission and City Commission approve deviations that advance the objectives of the 
Zoning Ordinance.   
 
This proposal is located within the Mixed-Use district and details of the site are listed in the table below. 
 

Table 2. Mixed Use Schedule of Regulations Requirements 

 MU Required Proposed 
(Existing Building) 

Minimum Lot Size 3,500 sq ft .56 acres (24,394 s.f.) 

Minimum Lot Width 30 feet Starkweather: 109.9 ft. 
N. Mill St.: 78.65 ft. 

Max. Building Height  2 stories / 25 feet 
Existing Depot:  1 story / 14 feet 

Existing Accessory Building: 1 story / 8.3 feet 
Proposed Patio Roof: 1 story / 11.4 feet  

Minimum 
yard setbacks 

Front 
(Starkweather) 15 feet 21.1 feet 

Front (N. Mill) 15 feet 120.4 feet 

Sides Least 
one 10 least  7.7 feet (North) 

43.4 feet (South) 

 Total 20 total 51.1 feet 

Rear 35 feet (None) 

Maximum Lot Coverage 35% 24% 

 
 
Items to be Addressed:  None.  
 
 
PARKING, LOADING 

 
Table 3. Parking Requirements 

 
Parking Required  Parking Provided 

Sale and consumption of beverages, 
food, and refreshments 

1 space per 75 s.f. usable floor area or 1 space 
per 3 persons allowed within the maximum 

occupancy load 
Interior: (835 s.f. / 75 s.f. = 12 spaces) 
Exterior: (111 seats / 3 = 37 spaces) 

(See Below) 

29 spaces 
(See Below) 
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Number of Parking Spaces 
Parking requirements are generally based on the size of floor area inside a building.  However, the extent 
of outdoor seating and serving areas for this proposal makes this parking requirement, in our opinion, 
unrealistic.  Because this is a PUD, and because the uses are deviations from the current ordinance, the 
Planning Commission may attach reasonable conditions to any decision about the project. The estimated 
maximum occupancy of the outdoor area on site is 111. Given the substantial increase in occupancy this 
outdoor area represents, it is reasonable for the Planning Commission to consider requiring additional 
parking to adequately accommodate the proposed use. 
 
The ordinance does not permit an applicant to “count” on-street parking toward their parking 
requirements. 
 
Shared  Access to Parking and Shared Parking: 
1)  The five (5) spaces south of the community connector path must be accessed from Starkweather by 

driving onto the neighbor’s property.  Similarly, for the neighbor to get into their garage, they have to 
drive over the applicant’s property.  Thirdly, this driveway connects to the parking lot serving 873 Mill 
St.  The plans shown an easement for ingress/egress.  A shared access agreement between these three 
parties is required to make these parking spaces usable.  This should be a condition when the applicant 
returns with a Final PUD Plan. 

2) The applicant also notes that six (6) existing parking spaces at 872 Starkweather and twelve (12) 
existing parking spaces at 873 N. Mill Street will be shared with the proposed use but has not provided 
a parking agreement to confirm this.  A parking agreement needs to be provided.   

3) The applicant also must demonstrate that these adjacent sites have spaces available for sharing.  The 
plans should be revised to: 
a. List the uses in 872 Starkweather, and in 873 N. Mill St.  
b. Provide the square footage that each use occupies in each building, and 
c. Calculate the number of parking spaces required for the uses in each building. 

 
The current number of on-site parking spaces is sufficient to serve the indoor use at the project site, but 
not also the outdoor uses.  The Planning Commission should discuss parking with the applicant, and 
determine a reasonable number of spaces to serve the proposal.     
 
Screening of Parking Lots 
Section 78-203 requires a 10-foot-wide landscape strip to screen all parking lots that are visible from the 
public right-of-way.  The plans show a 15-foot-wide landscape island along Starkweather, and a 12-foot-
wide landscape island along N. Mill adjacent to the new parking lots. 
 
Parking Lot/Space Dimensions 
As requested, the dimensions of the proposed parking spaces have been added to the plans and comply 
with the ordinance requirements.  
 
Loading Space 
The plans depict a loading space for the site on the community connector path.  This location will allow a 
delivery truck to stop next to the site to make their delivery and then continue forward to exit the site.  
The space dimensions (10’ x 50’ ) comply with the ordinance. 
 
Items to be Addressed:  1) Provide shared access agreement and shared parking agreement between 
applicant, 872 Starkweather and 873 N. Mill St. 2) Demonstrate on the plans that 872 Starkweather and 
873 N. Mill St. have parking spaces available to share by: a. Listing the uses in 872 Starkweather, and in 
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873 N. Mill St., b. Providing the square footage that each use occupies in each building, and, c. Calculating 
the number of parking spaces required for each use in each building; hours of operation for the various 
uses may also need to be provided.    3) Planning Commission to discuss parking with the applicant and 
determine a reasonable number of spaces for the proposal. 
 
 
CIRCULATION 

 
This site design offers vehicular access to the east parking lot from Mill St., and the west parking lot from 
Starkweather.   
 
As mentioned above, a shared access agreement will need to be established for the driveway off of 
Starkweather.  The proposed driveway meets the minimum width for a two-way maneuvering lane and is 
dimensioned on the plans.   
 
The proposal provides access for a fire truck in the community connection path.  The proposal needs to 
be evaluated by the Fire Chief for emergency access.  
 
Items to be Addressed: 1) Proposal evaluated by the Fire Chief for emergency access. 
    
 
LANDSCAPING/LIGHTING 

 
Because this is a Preliminary Site Plan/PUD Plan review, we haven’t evaluated the proposed landscaping.   
The applicant has not provided a lighting plan. A lighting plan, meeting the requirements of Sec. 78-204, 
Exterior Lighting, will also need to be submitted at Final review.  We will evaluate both at the Final Site 
Plan/PUD Plan stage. 
 
Items to be Addressed: Landscaping/lighting evaluated as part of the Final Site Plan/PUD stage. 
 
 
PUD AGREEMENT / PHASING 

 
A PUD Agreement will need to be developed prior to Final PUD approval. The agreement shall specify 
performance guarantees and phasing, in addition to public access to the Community Connector Path in 
perpetuity in the PUD Agreement.   
 
Items to be Addressed:  Develop PUD Agreement with performance guarantees for public benefits, public 
access to the Community Connector Path in perpetuity, among other topics, prior to Final PUD approval. 
 
 
ARCHITECTURAL ELEVATIONS AND FLOOR PLANS 

 
The applicant has provided architectural renderings of the proposed renovated building.  However, no 
architectural elevations that describe various aspects and materials of the building’s exterior, or floor 
plans have been provided and should be.  In the PUD section of this review, we recommended that the 
Planning Commission condition any Preliminary PUD approval on the applicant submitting building 
elevations and floor plans.   
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Items to be Addressed:  See PUD Section above. 
 
 
RECOMMENDATIONS 

 
The deviations proposed with this project are land-use-related; the site plan complies with the ordinance 
standards.  The project is proposing a restaurant serving alcohol, and extensive outdoor eating and 
drinking space, which are not permitted uses in the Mixed-Use District, but could be allowed as a deviation 
in a PUD project.  The proposed benefit (i.e., repurposing the depot which requires a viable business plan) 
is not likely to be accomplished while complying with the uses permitted in this district.  It’s likely that a 
compliant use would need to demolish these buildings and fully redevelop the site. 
 
Applicant 
Our review has several remaining questions that require a response from the applicant:   

A. Main Train Depot Building:  Does the large window on the patio (south) façade operate?  If so, 
please explain. 

B. Community Connector Path: Applicant should confirm if they are planning to grant the City an 
easement for public use. 

C. Parking/Loading: 
1)  Demonstrate on the plans that 872 Starkweather and 873 N. Mill St. have parking spaces 

available to share by:  
a.  Listing the uses in 872 Starkweather, and in 873 N. Mill St.,  
b.  Providing the square footage that each use occupies in each building, and,  
c.  Calculating the number of parking spaces required for each use in each building; hours of 

operation for the various uses may also need to be provided. 
 
Planning Commission 
Should the Planning Commission support the project following the public hearing, we recommend that 
the Commissioner’s specifically evaluate the potential impact of traffic from this project on adjacent 
streets, parking requirements, and whether the plan meets the intent of the Master Plan for this part of 
town.  If these discussions are positive, and the Planning Commission wants to approve the Preliminary 
PUD Plan at this time, we recommend the following conditions as part of the approval motion:  
 
Recommended Conditions of Preliminary PUD approval: 

A. Train Depot Building.  Recommend Planning Commission condition Preliminary PUD Plan approval 
on the applicant supplying elevations and floor plans of the proposed building renovations at Final 
PUD Plan review.  

B. Public Utilities.  Applicant to provide existing and proposed utility information is sufficient detail t 
enable the City’s Engineer to confirm that the proposal does not result in an unreasonable increase 
in the need for public services. 

C. Safety Report.  Community Development Director to request a report from the city's Director of 
Public Safety regarding the possible impacts of this proposal (due to  serving alcoholic beverages). 

D. Fire Chief Approval.  Proposal is evaluated and approved by the Fire Chief for emergency access. 
E. Landscaping & Lighting.  Landscaping and lighting are submitted as part of the Final PUD Plan 

stage in sufficient detail to confirm these facilities meet ordinance requirements. 
F. PUD Agreement.  Develop PUD Agreement with performance guarantees for public benefits, public 

access to the Community Connector Path in perpetuity, among other topics, prior to Final PUD 
approval.   
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G. Shared Access Agreement. Provide shared access agreement and if needed, shared parking 
agreement, between applicant, 872 Starkweather and if needed, 873 N. Mill St. 

 

 
 
#152-2408 
 
cc: John Buzuvis 
 Marleta Barr 
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Date: May 7, 2025 

 
 

Site Plan Review – Chage of Use 
For 

Plymouth, Michigan 
 
 

 
Applicant: Joesph Philips Architect LLC  
 915 Wing Street 
 Plymouth, MI  48170  
 
Project Name: 995 Ann Arbor Trail Change of Use 
 
Plan Date: April 23, 2025 
 
Location: 995 Ann Arbor Trail  
 (Southeast corner of Harvey Street & Ann Arbor Trail) 
 
Zoning: B-2 – Central Business District 
 
Action Requested: Change of Use/Site Plan Approval 
 
Required Information: Any deficiencies are noted in the report. 
 
 
PROJECT AND SITE DESCRIPTION 

 
The future tenant of 995 Ann Arbor Trail would like to establish a coffee shop on the first and second 
floors.  The southwest corner of the first floor would be used as a remote broadcast studio for WDIV TV.  
A small office space on the second floor is labeled “podcast area.”  The proposed uses are permitted in 
the B-2 zoning district. The coffee shop is considered a “standard restaurant,” and the remote broadcast 
studio and the podcast area will operate similar to an “office.” 
 
This 10,305 s.f. lot has three commercial units in existing buildings that abut each other.  The subject site 
(995 Ann Arbor Trail) is a two-story building.   
 
This review considers the change of use, per Sec. 78-242(10) in Article XX. - Site Plan Review. 
 
An aerial of the subject site is shown in Figure 1 on the next page.     
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Figure 1. Subject Site 

 
Source: Near Map (October 7, 2024) 

 
Regarding the podcast area and the remote TV broadcast studio, the applicant should provide a 
description of how these spaces will function.  We assume they will be rented out, but this should be 
confirmed. 
 
 
AREA, WIDTH, HEIGHT, SETBACKS 

 
The site must meet the minimum standards for the B-2 District, as stated in Section 78-190 and 
summarized in Table 1 below: 
 

Table 1.  B-2 Schedule of Regulations Summary 
 Required Provided 
Lot Area N/A 10,305 s.f. 

Lot Width N/A Ann Arbor Trail: 79.98 ft. 

Lot Coverage N/A 58% 

Floor Area Ratio N/A 0.71 
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Table 1.  B-2 Schedule of Regulations Summary (Continued) 
 Required Provided 

Setbacks   

Front   

Adj. Ann Arbor Trail N/A 9.7 feet 

Adj. S Harvey Street N/A 0.8 feet 

 Side:    

Minimum N/A N/A 

Total of Two N/A N/A 

Rear   

Opposite Ann Arbor Trail 10 ft. >10 feet 

Opposite S Harvey Street 10 ft. Approx. 4.5 feet (see below) 

Building Height 30 ft. / 
2 stories 

+/- 20 ft. / 
2 stories 

 
Rear Setback: The rear setback opposite S Harvey Street is an existing non-conformity and may remain so 
long as it is not expanded per Section 78-351. 
 
Items to be Addressed: None. 
 
 
PARKING, LOADING 

 
Section 78-270 lists parking requirements for the existing uses in the shared building (beauty shop & 
office) and for the proposed coffee shop and satellite television studio in the B-2 District. Table 2 below 
summarizes the required and provided number of parking spaces for this site: 
 
Table 2. Parking Requirements 

 REQUIRED PROVIDED 

Existing Uses:   

975 Ann Arbor Trail 

One (1) space for each 500 square feet of 
gross floor area.   
 
1,607 square feet / 500 square feet = 3 spaces 

3 spaces 

985 Ann Arbor Trail 

One (1) space for each 500 square feet of 
gross floor area.   

1,890 square feet / 500 square feet = 4 spaces 

4 spaces 
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Table 2. Parking Requirements (Continued) 

 REQUIRED PROVIDED 

Proposed Uses:   

995 Ann Arbor Trail – Restaurant 
(1st & 2nd Floors) 

One (1) space for each 250 square feet of 
gross floor area.   

2,235 square feet / 250 square feet = 9 spaces 

1 space 

995 Ann Arbor Trail – Office (1st  
& 2nd Floor)  

One (1) space for each 500 square feet of 
gross floor area.   

1,621 square feet / 500 square feet = 4 spaces 

4 spaces 

Parking Credits  8 spaces 

Total Spaces:  20 spaces (including one barrier free space) 20 spaces 

 
Dimensions.    The regular parking spaces on this site meet the minimum dimensional requirements, as 
does the barrier-free space.   
 
Loading/Unloading.  The plans don’t show any information pertaining to shipments and deliveries.  A 
restaurant business will be accepting deliveries.  How loading/unloading will be handled, what types of 
trucks will be used, and where this will occur, should be described on the site plan. 
 
Items to be Addressed:  1) Applicant to provide description of how loading/unloading will be handled, 
what types of trucks will be used, and where these activities will occur on the site plan.  
 
 
SITE ACCESS AND CIRCULATION 

 
The site and rear parking lot are accessed via passenger vehicles from S Harvey St.  Pedestrian traffic can 
reach this property via public sidewalks 
 
Items to be Addressed:  None. 
 
 
LANDSCAPING,  LIGHTING, SIGNAGE, WASTE RECEPTACLE 

 
The applicant is proposing a modification of this existing structure along the western façade which will 
retain the existing footprint.   
 
This property is an existing building and site, with one non-conformity (rear setback opposite S. Harvey 
St.).  For non-conforming sites, Sec. 78-351, Non-Conforming Lots and Sites, states that this section of the 
ordinance permits for re-use and improvements to these sites, and that compliance with the ordinance 
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requirements be proportional to the improvements being made to the site.  This section goes on to say 
that the Planning Commission may allow needed flexibility to encourage gradual site improvements.   
 
Table 3. Landscaping Requirements 

 REQUIRED PROVIDED 

Parking Lot 

Landscaped strip of at least ten (10) feet Existing strips of 10 feet & 
4 feet 6 inches 

One (1) tree for every thirty (30) feet or 
fraction thereof of street frontage of the 
parking lot. 

58 lineal feet / 30 lineal feet = 2 trees 

5 trees 

Five (5) shrubs for every thirty (30) feet or 
fraction thereof of street frontage of the 
parking lot. 

(58 lineal feet / 30) * 5 = 10 shrubs 

32 shrubs 

Additional Landscaping Provided N/A 
At road intersection and 
foundation plantings = 
Shrubs & Perennials 

 
Lighting 
Regarding lighting, if any new exterior light fixtures are proposed, they will need to conform to Sec. 78-
204, Exterior Lighting.  We defer evaluation of the exterior building lighting to the Building Official. 
 
Signage 
Information regarding new signage for the coffee shop and television satellite studio have not been 
provided.  Any new exterior signage will require a sign permit, and conformance with Article XIX of the 
zoning ordinance.  We defer evaluation of signage to the Building Official.  
 
Waste Receptacle 
Sheet 1 provides the existing dumpster area proposed for use on a separate parcel. We note that a 
condition of the E.G. Nick’s site plan approval on October 27, 2021, was for the dumpster be screened 
with an enclosure; and this has yet to happen.  The condition of the E.G. Nicks approval is recorded in the 
meeting minutes as follows: 
 

1. The dumpster enclosure design must meet the city requirements and also includes the 
elevation and list of materials as well as the plan. 

 
Sec. 78-351, Nonconforming lots and sites—Governing regulations, require screening of trash receptacles.  
If this new business is availing themselves of this dumpster, then the dumpster needs to be screened.  We 
recommend that the dumpster screen, as required in 2021, be a condition of any approval for this 
proposal. 
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Items to be Addressed:  1) Defer evaluation of site lighting (If any new exterior light fixtures are proposed) 
and signage to Building Official.  2) Recommend that the Planning Commission condition any approval on 
the dumpster being used by this new restaurant be screened per ordinance requirements before the 
business receives a Certificate of Occupancy.      
 
 
FLOOR PLAN AND ELEVATIONS 

 
The submission includes floor plans of the proposed coffee shop, remote television studio, and podcast 
area.  The floor plans also show the new modified seating area on the west side of the building, additional 
coffee seating throughout the first and second floors, a coffee work room and service counter, customer 
bathroom on each floor, office, and stairs/lift.  
 
Dimensional elevations are not provided. As modifications to the exterior are proposed, dimensioned 
elevations of the exterior of the building are required, and should be provided. The modifications include 
the former sunroom being removed and replaced within the same footprint. 
 
As the site is Non-Conforming, Sec. 78-353 permits modifications to nonconforming structures provided 
they do not enlarge or alter the structure in a way which increases the nonconformity.  This proposal does 
not increase the non-conformity.  
 
Items to be Addressed:  1) Applicant to provide dimensioned elevations. 
 
 
RECOMMENDATIONS 

 
The proposed uses are permitted uses in this district and their functioning are expected mix well with 
other commercial uses along this street.  
 
The applicant should provide the following information before the Planning Commission makes any 
decisions about the proposal: 
 
1) The applicant should provide a description of how podcast area and the remote TV broadcast studio 

will function.  We assume they will be rented out, but this should be confirmed. 
2) Applicant to provide description of how loading/unloading will be handled, what types of trucks will 

be used, and where these activities will occur on the site plan. 
3) Applicant to provide dimensioned elevations 
 
If this information is satisfactory to the Planning Commission, we recommend Site Plan/Change of Use 
approval, conditioned upon the following: 
 
1) Building Official to confirm that any new building/site lighting and signage are compliant with the 

relevant ordinances.   
2) The dumpster being used by this new restaurant is to be screened per ordinance requirements before 

the business receives a Certificate of Occupancy.      
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cc:  Greta Bolhuis 
 John Buzuvis 
 Joseph Philips (josephphilipsarchitect@gmail.com)   

mailto:josephphilipsarchitect@gmail.com


 
 

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

 
 

To:  Planning Commission 
From:  Greta Bolhuis, AICP, Planning and Community Development Director  
Date:  May 8, 2025 
Re:  Creation of Sub-Committees for 2025 Goal Efforts 

As are aware, the Planning Commission adopted their goals for the 2025 calendar year on March 19, 2025. The 
goals are as follows: 

1. Adopt the master plan 
2. Complete “quick” zoning ordinance amendments (zoning audit) 
3. Complete the multi-family/housing ordinance amendments (MSHDA Grant) 
4. Work toward completing a residential compatibility ordinance 

 
The Planning Commission is actively working on the aforementioned goals. The Master Plan was distributed to 
the required organizations and a public hearing will be held sometime after the June 18, 2025 comment 
deadline. Staff suggests creating two sub-committees to begin efforts on goals #2 and #3. Primary tasks for both 
sub-committees will include review of the reports/documents, discussion and planning for how to approach the 
necessary amendments, and then drafting the ordinance amendments. No more than four members of the 
Planning Commission can serve on each sub-committee. 
 
More details on the Zoning Audit and the MSHDA Grant are attached. Should you have any questions, please 
don’t hesitate to contact me directly. 
 
  



 
 

Zoning Audit Work Plan 
 
The following work plan lays out actions by year to implement items in the Zoning Audit Report prioritized by the Planning 
Commission. 
 

Year 1 (July 2023-June 2024) 
Master Plan 
Update 

The City (staff, Planning Commission and City Commission) should complete the Master 
Plan update underway, including the actions noted in the “Master Plan Update Items” 
listing in the appendix. These actions are necessary to lay the groundwork for zoning 
changes to be taken on in subsequent years.  Some actions, like building type inventories, 
would lay the basis for a form-based zoning in Old Village area, Downtown, and areas 
planned for Mixed Use High Density.   
Other actions call for the City to make decisions on land uses, particularly multiple-family 
housing and parking, which would be implemented. 

Year 2 (July 2024-June 2025) 
Quick Zoning 
Ordinance 
Update 

The Planning Commission has identified 26 items from the Zoning Audit that could be 
undertaken in a quick update to the Zoning Ordinance (see appendix).  These items are 
important to complete (i.e., not in compliance with state, federal and case law), easily 
drafted, not expected to be controversial, and would not require community input (other 
than the required public hearing).  These zoning ordinance amendments could be 
completed in less than 12 months using modest resources (staff and consultant time).   

Years 3-4 (July 2025-June 2027) 
Zoning 
Ordinance 
Recodification 

The City’s Zoning Ordinance was last comprehensively updated in 1992.  The Planning 
Commission has identified several changes from the Zoning Audit, including the 
reorganization or consolidation of articles and the addition of form-based districts.  The 
work done in Year 1 for the Master Plan Update will inform this process.  Consultant 
assistance for the project may be needed, which would take over a year.  

Year 5 (July 2027-June 2028) 
Evaluate 
Zoning 
Changes 
during Master 
Plan Update 

The Michigan Planning Enabling Act requires municipalities to evaluate whether an update 
to its Master Plan is needed once every five years.  The City could take this opportunity to 
examine how zoning changes have worked and what changes are needed.   

Amend Zoning 
Ordinance 

One year after the adoption of the rewritten Zoning Ordinance, the City will likely need to 
adopt a series of small zoning ordinance amendments to correct any mistakes or 
inconsistencies with the new Zoning Ordinance.   

 
  



 
 

MSHDA Grant 
 
The Housing Readiness Incentive Grant Program is offered by Michigan State Housing Development Authority 
(MSHDA) and the grant activities are as follows: 
 

- Master Plan updates:  
o Determine the existing and desired multi-family building types that work best in the existing 

context of the city and then design future land use regulations based on the examples and 
analysis.  

o Decide the appropriate densities and building forms and then adjust the future land use map 
accordingly. 
 

- Zoning Ordinance updates:  
o Expand the RT-1 zoning district to allow triplexes as a principal permitted use or create a RT-2 

zoning district that allows a breadth of “missing middle” housing.  
o Clarify minimum lot sizes and maximum densities and eliminate formulas based on the number 

of rooms as a ratio of site area in multi-family districts.  
o Update multi-family zoning districts to match density and housing types with the Master Plan.  
o Allow smaller than 60-foot-wide lots to continue when underlying plat and existing pattern of 

residential development supports it.  
o Allow detached accessory dwelling units in strategic locations.  
o Create a low-density single-family zoning district with the appropriate lot width and size to 

protect the character of those neighborhoods planned for single-family low density. 
  



 
 

Zoning Audit Sub-Committee 
 
Members 
1. Greta Bolhuis 
2.  
3.  
4.  
5.  
 
Tasks 
1. Pick a date/time to meet regularly. 
2. Review of the “quick” zoning ordinance amendments from the Zoning Audit. 
3. Discuss the approach to adopt the “quick” amendments. 
4. Draft necessary changes. 
 
MSHDA Grant Sub-Committee 
 
Members 
1. Greta Bolhuis 
2.  
3.  
4. 
5.  
 
Tasks 
1. Pick a date/time to meet regularly. 
2. Review of the approved MSHDA Grant submission. 
3. Discuss the approach to address the necessary amendments. 
4. Draft necessary changes. 
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