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ORGANIZATIOINAL MEETING   ORG-001-2022 
 
Clerk Dryden called the meeting to order at 7:01 p.m. 
 
ROLL CALL       
 
 PRESENT  

Brandon Becker, Mayor Ben Clarke, Meg Morley, Jerry Nechal, Ed Robbins, 
Pete Shelters, Jim Smith  
 
EXCUSED   
 
ABSENT 
 

ALSO, PRESENT John Martin, City Manager; Jill Bahm and Stephanie Osborn, 
Planners from Giffels-Webster 
 
Clerk Dryden called for nominations for Chairperson. 
 
 MOVED by Shelters, seconded Becker, to nominate Ed Robbins for Chairperson. 
 
 Yes:  All    No:  None   Motion Carried    
 
Clerk Dryden called for nominations for Vice-Chairperson. 
 
 MOVED by Robbins, seconded Shelters, to nominate Jim Smith for Vice-
Chairperson. 
 
 Yes:  All  No:  None   Motion Carried 
 
Clerk Dryden called for nominations for Secretary. 
 
 MOVED by Clarke, seconded Becker, to nominate Meg Morley for Secretary. 
 
 Yes:  All  No:  None    Motion Carried 
 
Dryden closed the nominations. 
 
Dryden turned the meeting over to Chairperson Robbins. 
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CALL TO ORDER 
 
Chairperson Robbins called the meeting to order at 7:03 p.m. and presided over 

the pledge of allegiance.  
 

 
APPROVAL OF AGENDA 
 

MOVED by Clarke, seconded by Morley, to approve the agenda as presented. 
 
YES: All 
NO:  None          Motion Carried  

 
 

APPROVAL OF MINUTES 
   

MOVED by Clarke, seconded by Morley, to approve the Regular Meeting 
minutes of September 30, 2021, as submitted. 
 

  YES: All 
  NO:   None       Motion Carried 
 
 
 
MEETING OPEN TO PUBLIC FOR BRIEF COMMENTS 
 
Chairperson Robbins opened the meeting for public comment.  
 
There were 6 guests at the meeting. 

Jan Hays wanted to make sure all the Planning Commission members received the 
letter from January 12, 2022, from Mark Kadian, her attorney, regarding the future land 
use map dated 9/20/21.  It was sent to Jim Cowper, John Martin, and Ed Robbins.  She 
received no response, so she wanted to make sure the letter becomes part of the public 
comments.  The proposed map indicates the shore line on Lakeview as recreation open 
space for the City.  She stated she has a deed which shows she owns it, so it should be 
R1 residential.  She is not sure if that was an oversight, but she would like to see it 
corrected.  Martin stated it has been corrected.  It will be and put on the website. 
 
Chairperson Robbins closed the public comment. 
 
 
CITY MANAGER/PLANNER COMMENTS 
 
Planner Bahm is excited to continue the discussion with the Master Plan. 
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Martin is sure everyone is aware of all the cool events that have happened since last 
fall.  Now City Hall is working on boat dock applications, and they were due today.  A lot 
is going on with six new houses going up, many additions and the building department 
is busy.  City Council just approved moving the City’s water/sewer operations and 
maintenance to Oakland County Water Resources Commission.  It is part of the 
succession plan of him retiring.  He is not retiring soon, just planning for the future.  He 
is looking forward to getting back into the Master Plan and wrapping it up.  They have a 
handful of other things they need to work on.   

 

PLANNING COMMISSION COMMENTS 

Morley stated it is nice to see everyone. 

Becker would like to see a copy of Jan’s letter.  He doesn’t recall seeing the email. 

Clarke stated he just did the State of Community Address, which will be on Civic Center 
TV, the Splash, and Megacast.  He hopes everyone will tune in. 

Smith stated it is good to be back. 

Nechal and Shelters had no comment. 

Robbins is ready to move forward with the Master Plan and address the areas needed. 

       ORD-001-22 

Zoning Ordinance Amendment, Farm Animals – Review and set Public Hearing Date 

Martin explained that this amendment strikes the line “except as may be permitted by 
and under conditions of public safety, comfort, convenience and quiet of use of property 
imposed by the zoning board of appeals.”  Meaning it would not be an allowable use.  
They will need to set a public hearing date. 

Ada Loo asked what jurisdiction the Planning Commission has with zoning ordinances.  
Martin explained.  Martin explained that under the Zoning Enabling Act, they review all 
zoning ordinances and amendments, hold a public hearing, and make a 
recommendation to City Council.  It is City Council that approves the zoning ordinance. 

 Moved by Becker, seconded Clarke, to hold a public hearing based on the 
soonest date when it can be published in the newspaper for the zoning ordinance 
amendment for farm animals. 

 Yes:  All   No:  None  MOTION CARRIED 
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CONTINUED MASTER PLAN DISCUSSION  MP-001-22  
 
Bahm reviewed this is the same version of the Master Plan update that has been out 
there since October 1.  It is a working draft.  This was shared with residents at the 
November Master Plan Open House.  The commissioners all received the feedback 
from the open house.  There were 50 people in attendance, 89 online responses and 12 
paper surveys.  Residents are excited to do things, and Bahm has put them in as action 
items.   
 
Smith felt the feedback document from the open house left out important comments of 
what people said to each Planning Commissioner at the open house.  Bahm 
acknowledged that these are the written comments they received.  Osborn added, that 
she made this document and noted you will see after some of the comments in 
parenthesis a X2.  These are comments repeated by someone else.  
 
Morley stated she sent the comments she received from residents at the open house to 
Jill and John.  Bahm stated she would get them added and clarify these comments were 
made to Planning Commission members informally.  She asked if there were different 
comments from what was already provided, and should they explore something 
different? 
 
Smith received a comment that we put so much value on allowing senior housing, and 
they didn’t see anything on the boards regarding that.  Bahm felt it was reflected in the 
written comments.   
 
Shelters was trying to recollect but couldn’t see anything missing from the November 30 
comments. 
 
Clarke addressed one comment market issue Zillow and BlackRock hedge funds and 
their institutional investors.  He asked if there are any strategies they can implement for 
companies with more buying power?  Bahm stated we are in a unique time and retail is 
different and trends have been accelerated with COVID.  We have to acclimate more.  
Robbins asked if there is anything they can do to mitigate investors buying up properties 
for rentals.  How does the City handle Airbnb and short-term rentals.  Martin stated our 
current ordinance doesn’t allow them here.  We are a bedroom, lake community, and he 
doesn’t believe we want that.  It is currently being reviewed at the State level regarding 
whether municipalities have the right to restrict them.  Bahm added, there isn’t anything 
the City has currently.  It is good people are talking about it, and we can discuss some 
mechanisms to help offset that. 
 
Bahm would like to start discussing the future land use map and provided updated 
copies of the map.  She wants to clarify that the neighborhood residential is for single-
family homes.  The previous language there was a comment that higher density is 
discouraged.  Bahm thought the commission just didn’t want them.  She would suggest 
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making it more clear.  Also, describe streets as shared spaces.  She would like to 
discuss accessory dwellings for family members and others.   
 
Robbins feels accessory dwellings enhance future problems.  What happens in the 
future when someone passes or the property sells? 
 
Clarke feels senior housing is needed.  Having that separate space is needed.  He 
wasn’t sure how to make that happen.  
 
Smith feels the way a housing unit is used today, and then 20 years from now, it will still 
be an accessory dwelling there, and it can be a slippery slope.  
 
Bahm shared how some other communities are handling it.  The owner has to live in 
one of the two units, and the other unit has to be for a family member or caretaker.  You 
can limit the number of permits issued for this kind of thing.  One community has “once 
the unit is not used for the current purpose, it has to be moved from the property.”  She 
also added that if the commission isn’t interested in this right now, they can look at it 
again with the Master Plan 5-year update.   
 
Becker isn’t sure the City wants to allow detached accessory living structures.  Bahm 
stated they may not want to, or they could consider if they want an attached accessory 
structure and limit it to a percent of the home. 
 
Morley feels it would be helpful to put some language around an attached and detached 
structure and feels this is worth further discussion.   
 
Martin reviewed last time this was discussed, parking was an issue.  Lots are small and 
are already built out to the maximum lot coverage.  An attached structure is a duplex; it 
is one building with two entrances.  If it is going to be an accessory structure like a  
detached garage and turned into a living space (unless it is above), now it eliminates 
that structure for storage and parking.  There is a lot to think about with this. 
 
Morley stated that houses that are purchased on a separate lot are different.  Martin 
confirmed she was correct.   
 
Smith asked how it would all be enforced with one unit having to be the owner.  What 
happens when the original owner is deceased, and the lot sells.  How do they regulate 
it?  Bahm suggested through the taxes.  The owner would have to have a Principal 
Residents Affidavit filed with the City.   
 
Robbins asked if someone has a true need for a family member to move in, how it is 
handled now?  Martin stated it is allowed.  A family member can live with you, but not 
pay rent.  Robbins doesn’t feel anything good can come with a second dwelling on a lot.  
Becker agreed with Robbins.  



SYLVAN LAKE PLANNING COMMISSION 
Minutes of March 1, 2022 

Regular Meeting 
 

6 
 

Nechal is not really in favor of the second unit but feels more units are needed.  He 
doesn’t want Sylvan Lake being perceived as not providing enough multi-family homes.  
The Master Plan should show rental units and the number of units.  When showing the 
land use plan showing the percentage we should exclude the lake.  Bahm made the 
note but thought that it was already included based on the number of housing units 
which excluded the lake.  She’ll review it. 
 
Bahm will add streets are shared spaces. 
 
Bahm addressed the one comment about allowing housing along Orchard Lake Road.  
Talked about southwest area on Orchard Lake Road.  It is a unique area.  She asked if 
this is an area where they would want to allow multi-family?  Becker felt he could agree 
with that.  Clarke stated that Greer Street is a good area for this.   
 
Shelters asked if they want to define multi-family.  Bahm felt they should to some extent.  
She provided examples.   
 
Becker felt Greer could have duplexes and Orchard Lake Road could have something 
else like live-work space.   
 
Nechal felt Greer is a good place for redevelopment.   
 
Robbins agreed with Clarke it is a good area to start with Greer to experiment.  Then 
discuss Orchard Lake Road after. 
 
Bahm reviewed what she heard from the members. 
 
Bahm suggested 2-3 stories on the southwest side of Orchard Lake Road.   
 
Robbins asked how they take the Orchard Lake Road Corridor and make it more 
appealing to more generations.  He feels the live-work use would be good here. 
 
Clarke wants to see new development there and wants that flexibility.  The alley could 
be a cool walking space in place of a sidewalk.  They would have to work with a 
developer for this.  
 
Martin reviewed the current Master Plan shows Greer as a redevelopment area, and 
Bahm is clarifying it better.  He addressed the nearby businesses on Orchard Lake 
Road (Zilka, Cadillac Brick & AquaFina) and possible changes that could be coming 
soon.  Having a plan in place is really important, and the ability to connect to the rail is a 
huge draw, too, especially for mixed-use. 
 
Bahm discussed the black dot area shown on the future land use map.  Clarke felt that 
area could be a boutique area on Orchard Lake Road in front of municipal property with 
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mixed commercial uses.  He added that landscaping is hard in this area with wind and 
traffic. 
 
Robbins open the discussion to the public. 
 
Jan Hays stated that Orchard Lake Road is an eyesore to everyone.  As long as there 
are restrictions with it, is she ok with different development descriptions for different 
areas on Greer and southwest Orchard Lake Road.   
 
Bahm explained how the PUD works.  It is a tool the City can use to work with 
developers. 
 
 
ADJOURNMENT 
 
 MOVED by Clarke, seconded Shelters, to adjourn the Planning Commission 
meeting. 
 
 YES: All  NO: None  Meeting adjourned at 8:49 p.m. 
 
 
      __________________________________ 
      Ed Robbins, Chairman 
 
      _________________________________ 
      Meg Morley, Planning Commission Secretary  


