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Regular Meeting Minutes 
 
Chairman Cebulski called the meeting to order at 7:00 p.m. 
 
MEMBERS PRESENT:   Kendra Barberena Dennis Cebulski 
     Jim Harb  John Itsell   
     Keith Postell  Bill Pratt 
   
MEMBERS EXCUSED:   Robert Doroshewitz  
 
OTHERS PRESENT:   Laura Haw, AICP, NCI, Planning Consultant, McKenna 
     Nancy Kolinski, Spalding DeDecker Associates 
      
      
A – APPROVAL OF AGENDA 

1. Scheduled Meeting – November 14, 2018 
 
Moved by Commissioner Pratt and supported by Commissioner Barberena to approve the agenda 
for the scheduled meeting of November 14, 2018 as submitted.  Ayes all. 
 
B – APPROVAL OF MINUTES 

1.   Scheduled Meeting – October 17, 2018  
 
Moved by Commissioner Pratt and supported by Commissioner Barberena to approve the minutes 
of the scheduled meeting of October 17, 2018 as submitted.  Ayes all. 
 
C – PUBLIC HEARINGS / PUBLIC COMMENT 

1. Open / Close Call to the Public 
 
Chairman Cebulski opened the meeting to anyone who wished to speak on a non-agenda item.  
There were no members of the public who wished to speak. 
 

2. P.C. No:  2310-1018 
    
Applicant / Developer: Critical Mass, LLC 
Project Name: The Henry Project - Phoenix Mill 
Tax I.D. No: R-78-018-03-0073-701 
Zoning: PL, Public Lands district 
Action Request: Rezoning Review PL, Public Lands to C-2, General 

Commercial 
 
Ms. Haw reviewed her combined report with Assistant Planner Jennifer Neal which recommended 
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approval of the rezoning for this project, citing consistency with other land use in the area, as well 
as compatibility with the Zoning Ordinance and Master Plan. 
 
Greg Donofrio and Richard Cox, representing Critical Mass, LLC, addressed the Board and reviewed 
their plans for the building, which include redevelopment with restaurant and retail, along with 
improvement and beautification of the surrounding open space, while spotlighting the historically 
important Albert Kahn building. 
 
Chairman Cebulski opened the public hearing on this item at 7:10 p.m. 
 
Jack Dempsey, resident of the Township, Board of Trustees member, and self-described “history 
nut”, expressed strong enthusiasm for restoration of the building and hopes that the Planning 
Commission will grant approval.  He finds it exciting  that the history of the building will be honored, 
recreation and park uses will be included and jobs will be created within the community. 
 
A resident of Livonia, as a protector of park land, said he failed to influence Wayne County to keep 
the property.  Since he has seen the plans, however, he realizes it looks like it will be complimentary 
to the park system.  
 
Nancy Darga, former Chief of Design for Wayne County Parks, and current Mayor Pro-Tem of 
Northville, noted her record in saving other Wayne County historical buildings and noted the 
historical significance of this building.  She expressed her confidence that Mr. Cox would handle this 
with sensitivity; however, she expressed concern about park land deeded by Clara Ford to Wayne 
County for parks use being put into private ownership.  She thinks the County should be developing 
this property in joint partnership with the private owner.  The question she has is how the rezoning 
can be done to allow the owner to do what he desires, but still preserve the park land for public 
use.  She also had questions about Wilcox Mill being up for sale, which is located in the City of 
Plymouth. 
 
There being no further comment from the public, Chairman Cebulski closed the public hearing at 
7:25 p.m. 
 
Mr. Donofrio and Mr. Cox returned to address concerns raised during the public hearing such as the 
legality of the sale, public access to park land, environmental concerns, and possible eventual sale 
of the land having to be approved by Wayne County. 
 
Commissioner Pratt asked that Wayne County be encouraged to give attention to potential 
increased traffic at the intersection of Northville Road and Hines Drive. 
 
Moved by Commissioner Postell and supported by Commissioner Pratt to recommend to the Board 
of Trustees approval of the Henry Project-Phoenix Mill for the rezoning from PL, Public Lands, to C-
2, General Commercial, as requested in Application 2310-1018, based on the findings as outlined in 
the McKenna report: 
 
1.  The rezoning is consistent with other land uses in the area. 
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2.  That the proposed zoning district is compatible with the zoning classifications of surrounding 
land. 
 
3.  That the requirements in the proposed zoning classification will be complied with on the subject 
parcel. 
 
4.  That the proposed rezoning is consistent with both the policies and the uses proposed for that 
area in the Master Plan. 
 
5.  And that the amendment will not result in exclusionary zoning. 
 
Ayes all. 
 

3.  Text Amendment to the Zoning Ordinance  
  C-1, Neighborhood Shopping District 

 
Ms. Haw recommended that the public hearing be held on this item; however, discussion could be 
held after other items with applicants in attendance were resolved.  
 
Chairman Cebulski opened the public hearing at 7:43.  There being no members of the public who 
wished to speak, the hearing was closed at 7:44 p.m. and discussion on the items moved to be the 
last item on the agenda. 
 
D – NEW BUSINESS 
 

E – OLD BUSINESS 
 

1. P.C. No:  2306-0918 
    
Applicant / Developer: Laith Jonna 
Project Name: Hillside Residences (PUD) 
Tax I.D. No: R-78-029-99-0002-000 
Zoning: C-2, General Commercial district with PUD Option 
Action Request: Tentative Site Plan Review – PUD 

 
Mrs. Haw reviewed the Planning Report which recommended tentative site plan approval, provided 
the four  items listed under the recommendation section   (a reduced east perimeter setback of 15 
feet, a density bonus of +16% for a total of 88 residential units, a waiver to the required 34 parking 
spaces; and approval of the requested façade modification) can be addressed and found acceptable 
by the Planning Commission. 
 
Ms. Kolinski reviewed the report of Spalding DeDecker Associates which recommended tentative 
site plan approval conditional upon all comments being addressed to the Planning Commission’s 
satisfaction. 
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The Fire Department report found no deficiencies. 
 
The Commission reviewed the recommendations in the Planner’s report with a representative of 
the applicant.  Among the items discussed were parking, number of units, building materials and 
the art deco façade, partnership with Friends of the Rouge in conjunction with the nearby river, 
accessibility to the park, landscaping, and the location of a state historical marker. 
 
Leo Gonzales commented on having to appeal to the younger customer and compete with other 
communities such as Royal Oak or Ferndale. 
Moved by Commissioner Pratt and supported by Commissioner Harb to grant tentative site plan 
approval for Application 2306-0918, Hillside Residences (PUD), subject to the following conditions 
listed in the Planner’s Report: 
 
1.  That the modification request for a reduced east perimeter setback of 15-feet is approved. 
2.  That the density bonus of +16% is granted, for a total of 88 residential units. 
3.  That the waiver to the required 34 parking spaces, based on the density of 88 units, be approved, 
per the recommendations and data provided by the applicants traffic consultant. 
 
And that Item No. 4, the requested façade modification is not approved at this time. 
 
AYES:    Pratt, Harb, Cebulski, Itsell, Postell 
NAYS:   Barberena 
 
Motion carried. 
 
Jack Dempsey, resident, Board of Trustee member and historian spoke about having the landscape 
plan be sensitive to people going into the cemetery and, rather than duplicating what is there, filling 
in blank spaces to provide more of a privacy screen.   He also mentioned any lack of parking for the 
apartments would increase parking along Cemetery Road. 
 
The Planning Commission recessed briefly at 9:20 p.m. and returned to open session at 9:25 p.m. 
 

2. P.C. No:  2274-0118 
    
Applicant / Developer: Nazir Jawich 
Project Name: Beck Road Hotel (PUD) – Phase I 
Tax I.D. No: R-78-005-99-0009-709; R-78-005-99-0009-710 
Zoning: IND, Industrial district with PUD Option 
Action Request: Final Site Plan Review (Phase I only) – PUD 

 
Mrs. Haw reviewed her report which recommended (for Phase I only, the restaurant development) 
approval for final site plan, subject to addressing the outstanding items listed and/or contingent to 
the satisfaction of the Planning Commission.  This will require a recommendation of final Planned 
Unit Development approval to the Board of Trustees contingent that the outstanding items listed in 
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the Planner’s report and Engineer’s report are resolved and properly documented on a revised site 
plan to the Township, prior to consideration by the Board of Trustees, and that prior to any permits 
issued for Phase II of the Beck Road Hotel PUD project, both tentative and final site plan approval is 
granted by the Planning Commission. 
 
Ms. Kolinski reviewed the report of David Richmond of Spalding DeDecker which did not 
recommend final site plan approval due to the number and nature of the comments listed.  They 
did indicate, however, that there would be no objections to the Planning Commission granting final 
site plan approval with the conditions of receiving engineering approval, securing all necessary 
permits and payment of engineering escrow fees. 
 
The Fire Department found no deficiencies. 
 
The Commission reviewed the outstanding items listed with Leo Gonzales, representing Mr. Jawich, 
including the land combination, preservation of site features, impact on public services, vehicular 
access and circulation, emergency access and vulnerability to hazards, parking and loading, and 
building design and architecture. 
 
Moved by Commissioner Pratt to recommend to the Board of Trustees final site plan approval for 
Phase I only (restaurant development) of Application 2274-0118, at 15075 Beck Road, with the 
following conditions: 
 
1.  That whatever trees are removed during Phase I must be replaced, or payment made in lieu 
thereof. 
 
2.  That the vehicular access is acceptable to the Planner once finalized. 
 
3.  That emergency access to the site is acceptable, but must occur as required by the Fire 
Department. 
 
4.  That all landscape items listed must come up to compliance in Phase II in order for these plans to 
be finalized. 
 
5.  That the building design and architecture will be changed to what was discussed concerning the 
west side of the building. 
 
6.  That the applicant shows that they have all Wayne County approvals and all items in the 
Engineering Report are complied with according to Township standards. 
 
The motion was withdrawn by the maker.  There was no support. 
 
Moved by Commissioner Pratt and supported by Commissioner  Harb to recommend final site plan 
approval for Phase I (restaurant development only) of Application 2274-0118, subject to the 
conditions listed in the Planner’s and Engineering reports; and also subject to presentation of the 
building materials to the Administrative Review Board.  Ayes all. 
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The Commission returned to discussion of Item C.3, Text Amendment to the Zoning Ordinance.  
Mrs. Haw reviewed the material distributed to the Commission in their packet regarding 
amendments pertaining to outdoor dining and the sale of alcohol as a permitted use in 
Neighborhood Shopping Districts.   
 
Moved by Commissioner Pratt and supported by Commissioner Barberena to postpone discussion 
of the Text Amendment to the Zoning Ordinance pertaining to outdoor dining and the sale of 
alcohol as a permitted use in Neighborhood Shopping Districts pending a Work Session discussion. 
 
F – OTHER PLANNING COMMISSION BUSINESS 

1. Draft Fence Ordinance Consideration 
 
It was also agreed to discuss this matter at a Work Session. 
 
G – COMMUNICATIONS AND/OR INFORMATION 

1. October 2018 Monthly Planning and Zoning Report (written) and status update (verbal)   
 
The Commission discussed briefly the preparation of this report. 
 
 
H – BOARD OF TRUSTEES ACTION 

 
 
MOTION TO ADJOURN 

Moved by Commissioner Pratt and supported by Commissioner Barberena to adjourn the meeting 
at  11:02 p.m.  Ayes all. 
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  Respectfully submitted, 
 
 
 
 
   Kendra Barberena, Secretary 
   Planning Commission 
   Charter Township of Plymouth 

 


