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REGULAR MEETING 
 
CALL TO ORDER 

 
Chairperson Robbins called the meeting to order at 6:22 p.m. and presided over 

the Pledge of Allegiance.   
   
ROLL CALL       
 
 PRESENT  

Graham Cousens, David Frankel, Mayor Aron Lorenz, Ed Robbins, Chairperson; 
Pete Shelters, Jim Smith, William Brundage 
 
EXCUSED  
     
    
     
ALSO PRESENT City Manager, John Martin; Dennise Dryden, Recording 

Secretary; Jill Bahm and Eric Fazzini, Planners from Giffels-Webster 
 
 

APPROVAL OF AGENDA 
 

MOVED by Lorenz, seconded by Cousens to approve the agenda as submitted. 
 

YES: All          NO:  None      Motion Carried  
 

APPROVAL OF MINUTES 
  
Jim Smith corrected the January 8, 2019, minutes on page 5 under meeting adjourned – 
Zumbach was not present and should reflect a member who was present.  
  

MOVED by Lorenz, seconded by Shelters to approve the regular minutes of 
January 8, 2019, as corrected. 
 

  YES: All  NO: None   Motion Carried 
 
 
DISCUSS PROCESS FOR: 
 
 Public Hearing – Ordinance Amendments 
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Planner Bahm explained the process as there will be an overview from the Planners; 
the Chairman will open the meeting to the public; answers to questions can be after 
public comment, and back to Planning Commission to discuss.  The process will be the 
same for each proposed amendment.  She reminded the members the PUD is not for a 
specific development. 
 
Robbins asked if the DTE property comes for sale, does this PUD would apply to this 
parcel too?   Bahm confirmed it would.   
 
 Regular Meeting – Recommendations to City Council 
 
Lorenz asked if changes are made tonight to the PUD, can they still recommend it to 
City Council?  Bahm stated they can make slight changes after the hearing, but it would 
need to be within what was publicized because not all will attend the meeting thinking 
what was published was ok. Planning Commission can also hold off on a 
recommendation until March if they want to discuss this more.   
 
 PUD application, review, commendations and approval 
 
Brundage doesn’t believe this meeting is for addressing or questioning the developer.  
Bahm stated he is correct.  The developer can ask questions or make comments.  
Martin added for clarification, there is no real plan submitted.  Only a conceptual plan.   
 
Bahm clarified Planning Commission’s action tonight would be a recommendation for an 
ordinance change.  That would go to City Council.  City Council then would take action 
at a public meeting.  Should that be successful, and the ordinance is amended to permit 
an application to move forward, the applicant will start back with the Planning 
Commission.  You would have a public hearing on that proposed development and the 
processes starts all over again.  You want to allow and encourage development of the 
property that would be beneficial to the city.  The point of the types of framework and 
development review tools is to encourage some creativity so it can address your goals 
of the city, in a way that they can’t currently do under the straight zoning standards.   
 
At 6:52 p.m. the meeting recessed until the public hearing at 7:00 p.m. 
 
PUBLIC HEARING 
 
Chairman Robbins opened the public hearing at 7:00 p.m. He welcomed David Frankel 
to the Planning Commission.  Robbins explained to the audience the public hearing 
process.   
 
Bahm introduced herself and Fazzini as the Planners for the City from Giffels-Webster.   
 
 Maximum Lot Coverage 
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Fazzini explained the proposed ordinance amendment on maximum lot coverage.  It 
only applies to R1 and R2 single-family residential districts.  The maximum lot coverage 
is currently three-tiered based on square footage of your lot.  This proposal eliminates 
the three tiers and allows all lots to cover a maximum of 35% of their lot.   
 
Chairman Robbins opened the maximum lot coverage proposal for public comment.   
 
Brad Conkey is against the increase.  He stated Bloomfield Twp., West Bloomfield 
Twp., and Keego Harbor, all only allow 30% and wonders why Sylvan Lake would up it 
to 35%.  He doesn’t feel it would be beneficial to our city.  He would suggest 30% if they 
want to increase it.   
 
Bill Schmidt would like the planners to address what other communities allow.   
 
Mark Rauker wanted to confirm this will not change the setback requirement.  Martin 
confirmed he is correct.   
 
Jan Hays currently is building in the city and had to adhere to the current ordinance 
which only allows her 25% lot coverage.  She now has a large backyard she can’t build 
on.  She is in favor of the 35% coverage for everyone. 
 
There were no other comments.  Chairman Robbins closed the public comment for 
maximum lot coverage. 
 
 Planned Unit Development (PUD) 
 
Bahm provided an overview of what the proposed ordinance amendment is.  This would 
allow a developer’s application to be made that could include multi-family.  There has 
been discussion of a development, but that is not what they are discussing tonight.  This 
is the ordinance that would facilitate application.  No formal plan has been submitted 
yet.   
 
Bahm explained guidance for the city’s development is provided in the city’s master 
plan.  The master plan is a 10 to 20-year vision for guiding land use policy decisions in 
the city.  From the master plan you have the zoning ordinance, which is the legal 
framework that regulates the development of land.  There are three mechanisms we 
use when looking at development in the city.  She provided the differences between a 
site plan, special land use and a PUD. A PUD allows some flexibility in exchange for 
something the city is getting a public benefit in some way.  It provides guidance for a 
development.  It is a contract with the city as to what this development must adhere to.  
She noted the 2007 Master Plan addresses the Whitfield property for redevelopment.  It 
notes as a goal for city, the property should be redeveloped with an appropriate mix of 
uses, and encourages 1-3 stories with unified development.  She provided examples of 
density concepts and explained the application process and steps taken before a 
contract is approved.   
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The proposed concept is for 200 dwelling units on 10 acres (20 dwellings/acre).  The 
PUD is for Orchard Lake Road Corridor.  At least one non-frontage property line that 
does not abut single-family residential, minimum of five acres, and it must be mixed use: 
multi-family with commercial and have parking standards and design guidelines. 
 
Chairperson Robbins opened the meeting for public comment on the PUD. 
 
Carol Dobrusin would rather have condos.  She is concerned with the aesthetics.   
 
Jerry Rozycki has an issue with the number of people, this will increase the population 
and people using Sylvan Lake amenities.  He is concerned with water/sewer; if this will 
be a drain on the city.  Public safety, will there be access off Orchard Lake Road?  The 
height and width of the complex, and deed restriction.  He doesn’t feel this is a good 
idea.   
 
Gerry Nechal is concerned that the developer could sell the property to someone else.  
He feels the decision shouldn’t be based on a proposed plan.  There will be a 20% 
increase with the number of units for sylvan lake.  This will be a dramatic impact on the 
city and traffic.  He would rather see condo’s than apartments.   
 
Bill Schmidt applauded the city for the foresight for recommending senior use for that 
site.  They should keep this in mind.  The population is getting older.  He would suggest 
Martin or somebody to look at the developer’s financials and make sure they know what 
they are doing and have money to fully fund it.   
 
Dobrusin added older people need transportation and services.  This is not what an 
apartment complex provides.   
 
Joe Greenwalt asked if the public comments affects the boards decision before voting? 
Is there any indication of the proposed size square footage per unit?  What other 
developments have they done.  Do they have financial backing?  He feels the applicant 
needs thorough looking at first.   
 
Jim Cowper thanked all the Planning Commission who volunteer to be on this board.  
Asked what the city gets in tax revenue to offset this.  He doesn’t support this ordinance 
as it is presented.   
 
Nechal feels the proposed density is too high. 
 
Bill Schmidt is in favor of this as it is a huge opportunity for the city to advance in many 
ways.  It is important that we preserve the fundamental elements of Sylvan Lake.  It is 
important to invite the opportunity for those developments.  Until they see the proposal it 
is hard to visualize the density.    
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Steve Petersen does see the upside to this development.  Without seeing the 
development, he can’t visualize.  He feels the residents should have each received a 
flyer in their mailbox.  The developer should be invited to show the plan.  The density is 
what he is having a problem with.   
 
Rozycki asked in the event this development is unsuccessful, like Telegraph, does this 
open the door to other business to do the same by changing the ordinance.   
 
Brad Conkey expressed the planner did a good job explaining everything.  The density 
– 20 units/acre is typical and reasonable.  The tax revenue will be good for the city.  He 
stated there is already an 180-unit rental on Woodrow Wilson and they don’t use the 
amenities, but they can if they want to.  He feels the PUD allows the city to control the 
development rather than rezone to one district without much control.  Any development 
will have to be approved by Planning Commission and City Council and have a public 
hearing for the residents.  He shared past proposals for this property, storage units, 
residential, but with the high-power lines you can’t really do, flex industrial project.  He 
would rather have Sylvan Lake develop this property first before DTE sells their land 
which is more in Bloomfield Twp. It will give us more weight with Bloomfield to say lets 
not have industrial, but something more inline with what is being developed next door.   
 
Gaylen Curtis believes there are some restriction on this property.  She isn’t sure of the 
status with that.  She is concerned the only motivation is financial for the city to do this 
project.  It seems they are amending the ordinance based on this one possible 
proposal. It seems aggressive.    
 
Jan Hays reviewed the Whitefield property is currently zoned CS.  The Mills family 
donated the property to Pontiac Schools.  In the deed restriction it stated it must remain 
a school or revert back to single family residential like the homeowners of Sylvan Lake 
Subdivision 3.  She feels the developer should talk to the Avondale homeowners first.  
They will be greatly affected by this development.  She knows there have been other 
developers who have backed out of development of this property because of the 
pushback from the community.  She feels they need to work together to find something 
that would be good for everybody concerned, before the PUD is allowed.  She feels all 
the residents of sub number 3 should have been notified individually.   
 
Pete Mulch wishes there was some better way to communicate so they know what is 
going on.  When he moved here, he was impressed with the pride of ownership and 
pride in the city the residents have.  With renters you won’t have this and they will have 
voting rights to tell us what we are going to have in the city.  He is not in favor of this.   
 
Chairman Robbins closed the public hearing at 8:03 p.m. 
 
 
 Recommendation to City Council Amending Zoning Ordinance for Maximum Lot 
Coverage 



SYLVAN LAKE PLANNING COMMISSION 
Minutes of the February 5, 2019 

 Public Hearing & Regular Meeting 
 

6 
 

 Moved by Shelters, seconded Brundage, to approve the recommendation to City 
Council to amend the Zoning Ordinance for maximum lot coverage, Section 78-2876(j) 
of lot by all buildings in single-family residential districts to cover 35%.   
 
Lorenz appreciated the comments and does believe 35% is a lot more.  He asked 
Shelters to consider changing the motion to 30% for larger lots.   
 
 Moved by Shelters, seconded Brundage, to change the larger lots 11,201 square 
feet or larger to 30%.   
 
Jan Hays doesn’t believe they should allow part of the neighborhood 35% and not all.  It 
is not fair.  She feels this will pose a problem for the city.   
 
Mark Rauker thought the intent of this was to level off so everything is the same?  
Martin reviewed what they found was there were a lot of 9,000 square foot lots that 
could only cover 25% and 8,000 could cover 35%.  So, a seconded tier was added to 
allow 8,000 – 11,200 to cover 2,800 square feet, and anything over 11,201 were 
allowed 25%.  Doing a quick calculation with the Mayor’s recommendation they will be 
back at having a 11,000 square foot allowed to cover 3850 sq. ft. and a 12,000 square 
foot lot to only cover 3600 sq. ft.  Lorenz apologized for the confusion and withdrew his 
request to change what was originally proposed.   
 
 Moved by Shelters, seconded by Brundage, to approve the recommendation to 
City Council as submitted regarding the maximum lot coverage.   
 
  Yes:  All   NO:  None   MOTION CARRIED 
 
 
 Recommendation to City Council – Zoning Amendment for Planned Unit 
Development PUD Section 78-522 
 
Bahm addressed the questions that were posed during public comment.  The 
advantage of using a PUD is that the city makes a contract with the developer.  It is 
development based, so what you approve for one project is not what you have to 
approve for a follow-up project.  Also Planning Commission does not have to approve 
20 units per acre.  Other multi-family developments in the area – Planning Commission 
can ask for a market study if they want.   
 
Martin clarified there are no deed restrictions.  The deed restriction had nothing to do 
with the city.  City Hall didn’t know anything about it until after it was done.  It went 
through the court process with the prior owner and they got it removed.   
 
Bahm reviewed there was a statement of meeting with the neighbors.  They always 
recommend a developer to meet with the neighbors when there is something that could 
impact the neighbors.   
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Lorenz asked Martin to address past potential developments for this property and also if 
our infrastructure if it can handle 20 units per acre.  Martin stated Conkey stated a few 
proposals.  The latest was the senior development that most thought was great.  That 
incorporated the Whitfield property and 5 acres from where the restaurant is going to 
be.  It was 180 units on the school property and another 74 units/condo on the 5-acre 
property.  That would have been 18.1 units per acre. It was a four-story building as 
proposed.  Then there were condos proposed but didn’t get traction at all.  There was 
discussion of a mini storage.  The technology park was for the restaurant property, not 
Whitfield.  Our water/sewer infrastructure is fine to handle.  There is some infrastructure 
there because the school was already there.  We would add a watermain on Orchard 
Lake Road to handle the water supply.  The school went through Sylvan Lake for the 
disposal of sewer.  DTE also disposes of their sewer through Sylvan Lake.  Storm water 
management would be looked at closely.  Police and fire are looked at extensively, 
especially by the Fire Dept.   
 
Cousens thanked everyone for coming and participating and encouraged them to keep 
coming to the meetings.  He asked Bahm to address their discussion from the last 
meeting that the Planning Commission doesn’t have power to say what type of 
construction whether apartments or condos are allowed. That there are other ways they 
can encourage certain types/quality construction and materials.  Bahm recalled their 
discussion about housing and bridging the gap with home owners and renters.  
Everyone wants to live near transportation and other amenities.  Homeowners already 
in Sylvan may want to rent these luxury apartments as they get older and not want to 
take care of property.  Also, renters may find they love the community and want to buy 
here.    
 
Jim Smith appreciates the good comments made.  Residents of any development will 
be citizens of Sylvan Lake and have full rights and privileges to Sylvan Lake’s parks, 
voting, Community Center, etc.   
 
Lorenz feels the biggest challenge any city has is trying to draw something in that will 
continue to add value to the city.  He has struggled with this property development too.  
He is concerned with quality, but knows they have to increase the density in order for 
any developer to spend the money that needs to be spent that will provide value to 
them, the residents of the complex, and value to the city.  He did his own tour of 
surrounding communities to look at their apartment complexes and he feels they are all 
being taken care of.  He would like to include a higher standard of covered parking in 
the PUD.  Bahm explained the PUD allows the Planning Commission to set thresholds 
for design standards and quality.  In the proposed PUD it has covered or enclosed 
parking is encouraged.  Planning Commission could say (for example) it is required or 
they could say we require it unless they can demonstrate that they are addressing the 
city’s concerns over quality development; parking is screened from public view.   
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Cousens’ reminded everyone the Planning Commission members are their neighbors; 
they are all homeowners here and they are looking for the best interest of the city.   
 
Frankel questioned the high-power electrical lines if that is why single residential didn’t 
get developed here.  Bahm believes this is what she has heard.  Any developer would 
be aware of these and have to plan for this.  Frankel asked if the ordinance could 
include anything for the development not becoming an eye sore.  Bahm felt they would 
address this through the development review.  Frankel asked if they have any control of 
the development being sold down the road and not being maintained.  Bahm stated 
whatever is approved has a development contract and it would have to be maintained 
per the contract, even if it is sold.   
 
Brundage is in favor of this ordinance amendment.  He disclosed he is a realtor and he 
has done business with Friedman in the past, but this has nothing to do with this.   
 
Jim Smith would like to table this and keep discussing it more.   
 
Mark Rauker wants to stay a little city.  There are unintended consequences they need 
to discuss. 
 
Andy Wold thanked the board for their service.  He encouraged the board to think 
longer on this.  He is not for apartment buildings.   He feels flyers should go to every 
resident and more would come to the meeting.   
 
Jan Hays questioned the status of DTE being sold.  Bahm stated she doesn’t know this, 
but the development on Whitfield property is not based on the sale of DTE.  Lorenz 
added most of DTE is in Bloomfield Twp.   
 
Julie Gallagher asked this to be tabled.  She feels the entire city should be made aware 
and all should voice an opinion.   
 
Steve Dobrusin stated in December he saw it on the website that a developer was 
making a presentation and he attended it.  He was surprised there were only four 
residents there.  He asked why it wasn’t promoted more.  Lorenz reminded everyone to 
sign up for the newsbytes.  City Hall does a great job communicating this way.  He also 
reminded everyone a developer could come in and develop the property within the 
current zoning and the residents couldn’t stop this.   
 
 Moved by Cousens, seconded Brundage, to table this discussion to the March 5, 
2019 meeting. 
 
 YES:  All  NO:   None   MOTION CARRIED 
 
Shelters asked if they could get a study on density/volume of dwellings per acre and 
how it will affect the city and what other communities have and how it has affected 
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them.  Bahm stated she is not sure exactly what is being requested, but they will try to 
come up with something.  
 
CITY MANAGER COMMENTS 
 
Martin asked everyone to sign up for the newsbytes.  He stated two newsbytes were 
sent out regarding this meeting and one was sent out for the January meeting stating a 
developer was presenting a conceptual plan.  He stated Planning Commission doesn’t 
have an easy task and they are doing the best they can.  They have to figure out how to 
make it fit with the community, fit with the residents and fit with the developer who is 
going to purchase the property for an investment.  We are thankful for the Planners and 
their expertise and information they provide.   
 
Martin apologized to all the residents who were without water this past time.  It was a 
valve malfunction.  He appreciates the workers who worked out in the extreme cold.  He 
noted the trash collection workers also worked in below zero temps.   
 
Martin noted Burger King is closed and Checkers is closing. City Hall doesn’t know 
anything about these things until they happen.   
 
 
PLANNING COMMISSION COMMENTS 
 
Shelters thanked everyone for coming and their comments. 
 
Smith is proud to be a citizen of Sylvan Lake. 
 
Lorenz felt there were good comments tonight and he looks forward to more discussion 
and this process.   
 
Cousens feels they have done a good job in discussing this at many meetings.  They 
wanted to hear from residents sooner rather than later.   
 
Brundage agreed it is important to sign up for the newsbytes and thanked City Hall for 
sending them out.  He feels it is a privilege to be on Planning Commission and thanked 
Lorenz for being on Planning Commission and his input.  He agreed they have studied 
this and he appreciates everyone’s comments.  He noted he did his homework and 
visited the owner’s other sites.  He appreciates them trying to do something with this 
property and they are trying to make the residents happy with what they are proposing.  
 
Frankel stated he is learning a lot and thanked everyone for the guidance with this 
process.    
 
Robbins stated it is encouraging to have everyone come out and express their opinion.  
They are hearing them all.  He encouraged everyone to keep attending the meetings.   
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ADJOURNMENT 
 
 MOVED by Cousens, seconded Shelters, to adjourn the Planning Commission 
meeting. 
 
 YES: All  NO: None    
 
 Meeting adjourned at 9:26 p.m. 
 
 
      __________________________________ 
      Dennise Dryden, Recording Secretary 
 
      __________________________________ 
      Pete Shelters, Planning Commission Secretary  


