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REGULAR MEETING 
 
CALL TO ORDER 

 
Chairperson Robbins called the meeting to order at 7:04 p.m. and presided over 

the Pledge of Allegiance.   
   
ROLL CALL       
 
 PRESENT  

William Brundage, Graham Cousens, Mayor Lorenz, Ed Robbins, Chairperson; 
Pete Shelters, Jim Smith 
 
EXCUSED  
Megan Zumbach     
    
     
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 
   

MOVED by Lorenz, seconded by Shelters to approve the regular minutes of 
December 4, 2018. 
 

  YES: All  NO: None   Motion Carried 
 
 
MEETING OPEN TO PUBLIC FOR BRIEF COMMENTS 
 
Chairperson Robbins opened the meeting for public comment.  
 
Nicole Menuck saw the presentation last month from the developer and it is beautiful, 
but as it settled in, she would rather see condos rather than high end apartments.  With 
apartments people come and go.  She feels they need a sense of ownership and 
investment in the community.  Also she reminded everyone the developer does not 
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have the DTE property and may not get it.  She feels both parcels are needed to 
execute this plan. 
 
NEW BUSINESS 
 
 Lot Coverage – Proposed Ordinance Amendment 
   
Cousens noted he missed the meeting last month but is interested in moving forward.  
He would like on a future agenda, the design standards.  Smith is not sure about design 
standards but recalled discussion on impervious surfaces and it being the next intention 
to address.  Robbins agreed with Smith.  He recalled the lot coverage discussion was to 
make the residential districts all allowed to cover 35% instead of the tiered levels. 
 
Lorenz asked if there is anything on imperious surface for them to look at yet.  Martin 
stated there is not.   
 
 Moved by Shelters, seconded Lorenz, to set a public hearing date for February 5, 
2019, to receive public input on proposed ordinance amendments regarding maximum 
lot coverage allowing 35% coverage on residential districts. 
 
 Yes:  All   NO:  None   MOTION CARRIED 
 
 
 PUD Ordinance Amendment Review 
 
Shelters asked if there is different language from stating apartments to condos.  Bahm 
responded the Zoning Ordinance cannot regulate owners’ verses renters.   
 
Shelters would like to see 3-4 acres for the minimum, to protect the integrity of the 
community.  It wouldn’t inhibit this location or others on Orchard Lake Road. 
 
Smith addressed the 20 dwelling units per acre.  He stated this is more than 
neighboring communities in the examples which were provided.  20 dwellings per acre 
would allow a three-story building and he feels this is a critical factor in considering this.  
He also believes there will be a lot of interest and concern with this.  This structure will 
be there for the next 100 years. 
 
Brundage disclosed to Planning Commission he has done business with Friedman and 
felt they needed to know this.  He questioned the five dwellings per acre. Is the twenty 
what defines how many per building?  Bahm replied, the number per acre depends on 
how the architect lays it out; it depends on how tall and big units are.  With a PUD the 
board has the ability to maybe allow a greater density because it provides more housing 
options for our residents, but they might want higher quality building materials or more 
amenities.  The PUD is specific to this location.   
 



SYLVAN LAKE PLANNING COMMISSION 
Minutes of the January 8, 2019 

 Regular Meeting 
 

3 
 

Robbins asked if we change the ordinance is it for through-out the city?  Bahm stated it 
would be for lots on Orchard Lake Road that do not have residential on either side with 
at least two acres or more (the board sets the acres).  At a minimum those standards 
have to be met.   
 
Lorenz referred to Shelter’s comment, in one of the ways to limit this is to increase the 
acres allowed.   Fazzini replied this is not just multi-family, it is mixed use also.  Allowing 
for more amenities.  
 
Lorenz shared his views on luxury apartments.  He asked the developer Brad Friedman, 
what type of parking they provided in the Northville project.  Friedman stated the parking 
is a shared garage and the units surrounded it.  He feels garages/storage, covered 
parking is a must.  Lorenz would like to see enclosed structures for parking in the PUD 
requirements.   
 
Cousens has some concerns with apartments because down the years this could 
change as well as units per acre.  He would like to see some examples with different 
densities.  He asked where it is governed on apartments verse condos.  Bahm stated it 
is in the housing laws.  She recalled a presentation she recently made on 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 property.  Also, 
renters may find they love the community and want to buy here.    
 
Robbins asked how concrete the language needs to be before going forward with the 
public hearing.  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 the 
public hearing until March if they want to discuss this more.   
 
Robbins asked if this fits within the Master Plan.  Bahm stated it brings it more in line 
with the plan.  Robbins feels this proposed plan is a better option than what has been 
proposed in the past.  He asked how they can word the language for better quality, for 
long term quality to help with a higher quality building. Bahm stated they can encourage 
certain building materials and discourage others.   
 
Cousens suggested they set the coverage at five acres and get public input.   
 
Bahm reviewed the changes the commission would like to see – raising the minimum to 
five acres, large offices are discouraged, enhance the architectural design standards, 
covered or enclosed parking is encouraged.   
 
 Moved by Cousens, second Shelters to set a public hearing date for February 5, 
2019, to receive public input on proposed ordinance amendments regarding the 
Planned Unit Development adjusting the language as Bahm stated. 
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 YES:  All  NO:   None   MOTION CARRIED 
 
 
 Potential Timeline For School Property PUD 
 
Cousens asked if this timeline can be provided to the residents at the public hearing.  
Martin agreed it could, but he noted this timeline is an example of how fast it could go.  
It will be probably be longer than this.   
 
 
 Consideration to Set a Public Hearing Date for Ordinances Amendments 
 
This action was taken when discussing each amendment. 
 
 
OLD BUSINESS 
 
There was no old business. 
 
 
CITY MANAGER/COUNCIL COMMENTS 
 
Martin is glad the leaf collection is done.  He hopes everyone had a nice holiday and got 
to relax a little.  He commended the commission for a good meeting and stated the 
process is interesting.  There is a lot to think about and he is looking forward to it.  He 
noted the public hearing will be prior to the Planning Commission meeting.  At the 
Planning Commission meeting they will decide what they want to do by either making a 
recommendation to City Council or holding off for more discussion.   
 
Lorenz is encouraged by the proposal for the school property.  It is an excellent 
developer to work with.  He feels they need to define housing.  He encouraged the other 
board members to drive to Northville to view Friedman’s prior project.   
 
 
PLANNING COMMISSION COMMENTS 
 
Shelters is interested to see what comes from the public hearing. 
 
Cousens thinks Sylvan Lake is welcoming of all income levels and we want to provide 
affordable options.  The culture that we have in the city – a lot of people have deep ties 
here, deep vested interest and he would like attract residents of the same mind set.   
 
Brundage stated this development could change Sylvan Lake’s face, certainly on 
Orchard Lake Road.   He thanked the residents who came to hear the discussion. 
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Smith thanked Martin for sending the memo that said “don’t feel you need to rush this”.  
Smith also thanked Dryden for sending the newsbyte regarding this meeting and the 
proposed development.  He thanked the City Planners for the documents they put 
together to help the commission.  He noted he voted for the public hearing but he is no 
way convinced of the appropriateness of 20 units per acre.  His feeling right now is that 
it is too much.  Lastly, he noted on the agenda Planning Commission comments are the 
last item on the agenda where on city Council they are more up at the top.  He would 
like to comment earlier on the agenda. 
 
Robbins acknowledged all of Planning Commission recognized how this works for 
Sylvan Lake and how it fits.  He invited everyone to the public hearing and noted the 
Planning Commission does listen, as they are residents of the city.  
 
 
ADJOURNMENT 
 
 MOVED by Smith, seconded Shelters, to adjourn the Planning Commission 
meeting. 
 
 YES: All  NO: None    
 
 Meeting adjourned at 8:17 p.m. 
 
 
      __________________________________ 
      Dennise Dryden, Recording Secretary 
 
      __________________________________ 
      Pete Shelters, Planning Commission Secretary  


