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Virtual Meeting via Zoom (840 7549 4635) 
 
7:00 PM · April 21, 2021   
 
 
Meeting called to order at 7:02 p.m. by Chairman Cebulski. 
 
1. ROLL CALL PRESENT: Dennis Cebulski Kendra Barberena 

Bob Doroshewitz John Itsell 
Keith Postell   Bill Pratt 
(By Roll Call All Present in Plymouth Township) 
 

   EXCUSED: Bob Ostendorf  
 
    ALSO PRESENT: Laura Haw, AICP, NCI, Planner, McKenna 
     Natalie Bond, Assistant Planner, McKenna 
     Jeremy Shrot, Spalding DeDecker 
     Denisa Terrell, Recording Secretary 
 

  
2. APPROVAL OF AGENDA: April 21, 2021 

 
Agenda be amended to include the ZBA under 8.C. 

Moved by Commissioner Pratt and seconded by Commissioner Barberena to approve the agenda 
for the regular meeting of March 17, 2021.  Ayes all. 

 
3. APPROVAL OF MINUTES: March 17, 2021 

 
Moved by Commissioner Pratt and supported by Commissioner Barberena to approve the minutes 
of the regular meeting of March 17, 2021.  Ayes all. 

 

4. APPROVAL OF MINUTES:  April 10, 2021 *Work Session  
 

Moved by Commissioner Postell and supported by Commissioner Itsell to approve the minutes of 
the Work Session of April 10, 2021.  Motion Carried  

Abstained: Commissioner Pratt (Not Present at the Meeting) 

 
5. PUBLIC COMMENT 

(Non-Agenda Items) 
 

Mary Weidel sent an email to expressed concerns about the density of new developments not being 
congruent with neighboring properties. 
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6. PUBLIC HEARINGS 
 

A. PC# 2389-0321 Northridge Rezoning,  
Laura Haw presented a summary of the proposed application.  
The application is for a (Conditional) Rezoning from the current R-1-E Single Family Residential 
District to proposed R-1-H Single Family Residential District. The subject area will impact three 
parcels that are approximately 27 acres in size.  The applicant desires to develop the site into 
a cluster housing option with up to 42 residential single-family homes. The application for 
cluster housing has not been submitted. The application provided a conditional statement 
indicating the site could only be developed to include the 42 residential single-family lots. The 
applicants’ conditional rezoning criteria offer includes a maximum of 42 lots and all lots adjacent 
to Plymouth Commons Subdivision II will be subject to lot widths similar to the current units in 
the subdivision. Under the Michigan Zoning Enabling Act the Township cannot require 
conditions as part of the rezoning process. Conditions can only be offered by the applicant 
freely. 
 
Commissioner Doroshewitz inquired under what circumstance can the Township impose 
conditions. Ms. Haw explained under the Michigan Zoning Enabling Act the Township cannot 
require conditions to approve a conditional rezoning.   
 
Commissioner Postell requested clarification on the definition of substantially similar widths. 
Ms. Haw provided a visual map that showed existing units and how the proposed units and the 
abutting plot lines would match, as submitted by the applicant. 
 
Commissioner Barberena inquired why the concept plan shows three parcels but only one 
parcel is requested to be rezoned.   Ms. Haw provided visual clarification and advised of the 
limits of the development and also that the applicant would take over the stormwater area for 
detention, and portions of the adjacent church properties.  
 
Commissioner Cebulski confirmed that a parallel plan was not submitted. 
 
Commissioner Postell inquired if the runoff water and detention pond is cooperative between 
the church the proposed development.  Ms. Haw advised that this has been stated by the 
applicant, but the Township has not seen an agreement yet. 
 
Commissioner Itsell confirmed if there could be changes based on the rezoning process. Ms. 
Haw advised changes could take during the cluster housing, however, the applicants’ 
conditional rezoning does not allow changes, except for the conditions offered by the applicant, 
which includes the following: no more than 42 units, and the lot widths similar to the current 
residential housing.  
 

John Paster, On Behalf of Leo Soave Developer confirmed all the details provided by Ms. 
Haw were accurate including the existence of an agreement for the developer to maintain the 
detention ponds with Northridge instead of Northridge maintaining it. 
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Public Comments  

       The public hearing was opened at 7:31 p.m.  

Commissioner Barberena read communications from Community Residents into the record:   
 Laura & James Fox 49420 Bugle Court  
The proposed removal of existing woodlands and natural watersheds is incompatible with existing housing 
development. 
 Carl & Kathy Metter 12320 Howland Park Drive  
They enjoy the current landscape and abundant wildlife of their property borders.   
 
 Public               
 Kraig Gerber 12488 Howland Park Drive                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                           
Requested clarification on the 35-foot barrier as the current barrier is 50-feet.  Requested the 
Commissioners review the surveys that were sent out to residents. 

Michael Warmbier 48951 Fox Drive South 
Spoke about safety and how the increase in traffic may impact traffic conditions.   
 Mary Weidel 50439 Fellows Hill Drive  
Ms. Weidel created the petition that was signed by over 260 residents that are in opposition to the rezoning.  
             Kevin & Stephanie O’Callaghan 49361 Fox Drive North 
Moved into the township from the city to avoid the density. 
             Patrick Arella 12608 Belton Court 
Patrick gave the history of relationships with residents and Northridge Church.  Patrick also addressed the 
well fair which encompasses property values that may be impacted by the increased density of the 
development.  
  Sean Laycock 12599 Belton Court 
Mr. Laycock expressed opposition to development. He also expressed the need for transparency. 
 Cheryl Dove 49410 Commons Blvd 
Ms. Dove inquired 29 years ago if the zoning would remain the same prior to purchasing her home and was 
assured it would. 
 Wayne & MaryAnn Schloop 12368 Howland Park Drive 
Mr. Schloop agrees with previous statements.  Mrs. Schloop is concerned about water drainage if the 
density is increased. 
 Ron Rotole 49935 Fuller Court  
Mrs. Rotole expressed concern for the wetlands and where the water will go and what the area will look like 
with rezoning.   
 Mr. Gaurav Sharma 12415 Howland Park Drive 
Mr. Sharma expressed concerns with more entrance and exit points which will require added traffic lights 
increasing commutes and risk.   
 Mark & Nancy Kotowelski 12350 Ridge Road  
Mr. Katowelski shared that his daughter was involved in an accident as well as the loss of a pet due to the 
current traffic conditions.  
The Public Hearing closed at 8:19 p.m. 
 
John Paster addressed questions and concerns entered in the public comments, including the entrances 
and exits will be decided by Wayne County. The additional entrances actually alleviate congestions.  Mr. 
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Paster also stated the homes in the development will start at $600,000 to $800,000 adding to property 
values.  
 
Commissioners Comments:  
Commissioner Postell would like to review a parallel plan and a traffic study.  
Commissioner Barberena agreed with Commissioner Postell and would also like to know the density if 
the developer took out the pond and the retention basin. 
Commissioner Doroshewitz inquired how the charter school was entered as a consideration.  Mr. Paster 
indicated the board of trustees inquired about charter schools. The applicant is open to document the 
project will not include a charter school.  There is no pending charter school activity. 
Commissioner Cebulski inquired if the church’s parking lot is adequate for potential future growth. Ms. 
Haw advised under the applicants’ current plan the church’s parking would be limited. Mr. Paster 
expounded to include that rezoning could limit the expansion of a parking lot.  
Commissioner Itsell would like to review a traffic study. 
Commissioner Cebulski asked Ms. Haw to provide additional details as to why a traffic study would be 
relevant. Ms. Haw explained the rezoning request is from one single-family district to the next intensive 
single-family residential district. The traffic study would reveal the impact on Ridge Road based on the 
number of households and if the conditions are ideal to the circumstance. The information would be helpful 
for the commission to evaluate.  
 
It was moved by Commissioner Pratt and seconded by Commissioner Itsell to postpone PC# 2389-0321 
Northridge Rezoning to obtain a traffic study and a parallel development proposal for review up to 120 days 
or the August 2021 meeting.  
 
Roll Call  
Yeas:        Barberena, Cebulski, Itsell, Postell, Doroshewitz, Pratt  
Excused:  Ostendorf  
Motion Carried  
 

B. PC# n/a Zoning Ordinance No. 99 Text Amendment to Article 20.2: Notes to Schedule of 
Regulations, Article 20 
Ms. Haw presented Article 20:2, The Schedule of Regulations. The amendment was brought 
to the commission by a homeowner as a result of the Zoning Board of Appeal decision. She 
provided the details of the proposed Text Amendment and outlined the provisions in the 
ordinance and variances. The changes would not set precedent for reduction. It would grant 
the Zoning Board of Appeals the flexibility to review variance requests on a case-by-case 
property if there are unique circumstances that would warrant the reduction to the 50-foot 
setback.  It is not a blanket change and still will require public hearings.  
Commissioner Itsell inquired if the change would apply to new builds. 
Ms. Haw advised the text amendment would apply to new builds and existing residential 
homes.  
Commissioner Postell shared that he researched local boards and found the restrictions 
placed on the Township ZBA do not exist anywhere else.   

Public Hearing  
   The public hearing was opened at 9:22 p.m.  
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Comments were offered from: 
Tim Boyd 49020 Fox Drive South- Lesser setbacks can change the feel of the township. ZBA needs latitude 
to consider homeowners’ special circumstances.  

Sean Lacock 12599 Belton Court-Change is too broad. 

Patrick Hannon 12243 Howland Park Drive-Not an efficient way to address.  

Mary Weidel 50439 Fellows Hill Drive- Concerned about the removal of setbacks without a clear guide. 

Kraig Gerber 12488 Howland Park Drive -Verbiage is too vague in text.  

Patrick Arella 12608 Belton Court-The current ordinance protects the applicant and everyone. Article 21.6 
A3 has language in lieu of elimination Article 20 BB -is lack of impact to adjacent sites or particular 
relationship to sides or rear of the property line the planning commission may reduce the required setback, 
however in no case should the setback be less than 35 feet.  

Claudia Pietron 45209 Woodleigh Way- Broad language    

The Public Hearing was closed at 9:44 p.m. 
It was moved by Commissioner Postell and supported by Commissioner Doroshewitz to 
recommend approval of the proposed text amendment for variances and rear yard setbacks to 
the Board of Trustees and to take into consideration potential provisions of common areas, and 
public roadways (specifically not homeowners) to be at the discretion of the zoning board.  All 
Ayes, motion passed. 

 

7. NEW BUSINESS  
 

A. PC# 2387-0221 Lot 17-20 – of the Metro Plymouth Business Park  
Applicant:  Mr. David Hardin, Concept District 3, LLC  
Address:  N/A 
Tax ID: R-78-025-01-0020-301; R-78-025-01-0019-000; R-78-025-01-0017-302; 

And R-78-025-01-0017-301 (part of) 
Zoning:   IND, Industrial District 
Action Requested: Tentative Site Plan   

 
Natalie Bond presented the application for the development of the Metro Plymouth Business Park lots 17-
20. The proposal is to construct an 86,000 sq. ft facility. The building will be a two-story office, warehouse, 
and research building. The site is zoned as an industrial district with no proposed rezoning. Ms. Bond 
outlined development requirements including trees, 197 parking spaces, and architecture.  
Based on findings it is recommended tentative site approval contingent upon a discussion with the applicant 
concerning outstanding items and a second review of the planning commission. 
 
Dave Hardin from Hillside Investment presented clarification on architecture, exterior design, and 
landscaping. He also answered questions from the planning commission concerning outstanding items.   
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Moved by: Commissioner Postell and supported by Commissioner Barberena to grant tentative site 
plan approval for Application #2387-0221, Lot 17-20 of the Metro Plymouth Business Park, in 
accordance to condition items listed in the planning and fire report.  Ayes all. Motion Passed. 

8. OLD BUSINESS 
 
A. PC# 2362-0620   46200 N. Territorial, Cluster Housing Option (CHO),  

Review #4 
    (Pursell Place Condominiums)  
Applicant:  Mr. Leo Soave, Leo Soave Development, LLC.  
Address:  n/a 
Tax ID:   R-78-033-99-0004-000 
Zoning:   R-1-H, Single Family Residential District  
Action Requested: Consideration and Recommendation to the Board of Trustees 

 
N. Bond presented the 4th formal review of the eight-unit detached single-family condominiums known as 
the Pursell Place Condominiums. The applicant proposes to construct the single-family units that will be 
located east of Beck Road and North of N. Territorial. The development area is approximately 5.2 acres.  
Cluster housing is a flexible development method that provides for open space. The site is zoned R-1-H 
and no rezoning is proposed. The applicant has agreed to donate $17,500 to the Historical Commission 
fund as well as a historic plaque. The proposed cluster housing option follows the density requirements of 
article 22, however, there is a required waiver for the setback from 42 feet to 28 feet that the commission 
must have consensus on.  The recommendation is to continue to take public comments on the revised 
concept plan as well the applicant present the modifications to address the concerns of the adjacent 
residents.  
 
The applicant also presented he met with the adjacent residents to address landscape conditions. He also 
addressed modifications, engineering, and answered questions. 
 

Moved by Commissioner Pratt and supported by Commissioner Postell to recommend approval to 
the Board of Trustees the Cluster Housing application #2362-0620 per the findings of fact that the 
proposal complies with Article 22 and contingent on the following: additional trees are provided, 
historical preservation is provided, including $20,000 to the Historic District Commission, and with 
approval of a waiver for the front yard setback from 42 to 28 feet.  Ayes all. Motion Passed. 

 
9. MISCELLANEOUS BUSINESS AND COMMUNICATION 

 
A. Planning and Zoning Monthly Report – March 2021 

Commissioner Cebulski confirmed Park & Eats is not open due to Covid. Commissioner Pratt 
inquired about Phoenix Mill. Ms. Haw advised Phoenix Mill has is a tenant for the second floor that 
changes the parking requirement.  
Commissioner Cebulski inquired about CSX is moving forward. Jeremy advised the light at the end 
of the tunnel can be seen.  
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B. Master Plan Update Draft– Ms. Haw indicated the work session was productive. Components 
were added including community access to technology and diversity of tree species. Draft Plan will 
go on the Township website for 63 days and public comments. Commissioner Pratt asked for 
copies of the document to be distributed at the next planning commission meeting.  

Moved by Commissioner Pratt and supported by Commissioner Barberena to recommend 
forwarding the Master Plan to the Board of Trustees for the 63-day distribution period. All Ayes, 
the motion Carried 

 
.PLANNING COMMISSIONER COMMENTS 

Commissioner Pratt stated the ZBA meeting for April 6th an application for Panera Bread asking for 
additional signs and would like opinions. Commissioner Barberena believes it is visual clutter and a 
concern.  

 
10. ADJOURNMENT  
 

Moved by: Commissioner Doroshewitz and supported by Commissioner Barberena to adjourn the 
meeting at 11:14 p.m.  Ayes all. 

 

Respectfully submitted, 

 
Kendra Barberena 

Secretary 
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