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CALL TO ORDER 

 
Chairperson Robbins called the meeting to order at 7:02 p.m. and presided over 

the pledge of allegiance.  
 

   
ROLL CALL       
 
 PRESENT  

Brandon Becker, Mayor Ben Clarke, Meg Morley, Jerry Nechal, Chairperson Ed 
Robbins, Pete Shelters, Jim Smith  
 
EXCUSED   
 
ABSENT 
 
ALSO, PRESENT John Martin, City Manager; Jill Bahm and Stephanie Osborn, 
Planners from Giffels-Webster 
 

 
APPROVAL OF AGENDA 
 

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

 
 

APPROVAL OF MINUTES 
   

MOVED by Smith, seconded by Clarke, to approve the Study Session and 
Regular Meeting minutes of July 6th, 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 12 guests at the meeting. 
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David Frankel questioned if the meetings could be televised so people could watch from 
home. 
 
Chairperson Robbins closed the public comment. 
 
 
CITY MANAGER/PLANNER COMMENTS 
It's great to see everybody on this beautiful evening.  

Zoning permits are continuing at a rapid pace. We have two new houses that have been 
approved, as well as additions, decks, patios, driveways, and porches, etc.  Quite busy. 

Trail maintenance – City Council approved us performing some much-needed trail 
maintenance that we will start after the leaves fall to see to remove the vines.   We want 
to remove the vines that are killing all the trees. Then trim trees as necessary to 
maintain the trail width, and finally work on the trail bed.     

Radar speed signs – You have probably noticed the radar signs that were installed 
recently.  They do have a positive impact. 

100th Anniversary – Thank you to all the volunteers that made the 100th anniversary of 
Sylvan Lake becoming a village.  As with any big event, there was a ton of work with 
several people and committees to make it come together.  It was ridiculously hot, and 
we know that took a toll on attendance, but it was a fun time for those that came  

Leaf Collection -will begin soon.  We know the headaches that come along with that.  
You are encouraged to bag your leaves if you don't want them lying along the road or 
blowing around.  Martin doesn't expect the collection process to be different or better 
this year.  

Orchard Lake Road, Road Diet study.  Martin recapped that the RCOC had a study 
conducted by OHM to determine the impact on wait times for traffic using two possible 
alternatives for Orchard Lake Road when they resurface it.  Planning Commission 
recommended, and City Council approved a resolution requesting the Road 
Commission to install a 3-lane road with a center turn lane and one through lane in each 
direction.  The other option was an unbalanced 4-lane concept with a center turn lane, 
one eastbound land and two westbound lanes. The last option would be to do nothing; 
leave the lanes as they are now without a center turn lane.  The road diet study was first 
discussed in February of 2020, which Martin was a part of.  The first draft of the study 
was completed by OHM in February of this year.  In May, they put out a press release 
offering the study for review and asking for public input.  This past week, the Road 
Commission held a virtual meeting that the Mayor and I attended.  Martin asked if 
Mayor Clarke would like to explain the results of that meeting.  Mayor Clarke shared 
that outcome of the public input was a request for the 3-lane option.  However, that 
option would have increased wait times considerably, which was a concern during the 
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public input, so the RCOC chose the 4-lane option.  It will dramatically improve the 
traffic flow and safety with the center lane added.  We would have liked to be able to 
use the extra shoulder space with the 3-lane option for some pedestrian-friendly 
improvements, but we are happy with the 4-lane option, and we have been asked to 
endorse that at the Council meeting. 

 
Planner Bahm introduced Stephanie Osborne as a new staff member. 

 

PLANNING COMMISSION COMMENTS 

Shelters, Morley, and Becker, had no comment.  

Nechal said that at the last Planning Commission meeting, someone in the audience 
addressed some statements to the planning commission about the Whitfield school 
property that were not totally true and had innuendo in the comments.  People are 
entitled to come to the meeting and express their opinions, and circulate petitions, etc. 
The city went through a period in the last couple of years with a lot of divisiveness and 
Nechal believes that was contributed to because of this same type of activity.  There 
was innuendo and half-truths.  He also feels that people that speak at meetings and 
circulate petitions, etc., have the responsibility to make sure they get their facts correct.  
Otherwise, they're going to be promoting incorrect information, possible innuendo, and 
divisiveness.   

Smith said he spent quite a bit of time reviewing the information that would be 
discussed tonight, and that included visiting many of the properties involved.  He hopes 
to make a positive impact in the discussion tonight. 

Clarke thanked everybody for attending and taking part.  We have asked for more 
participation, and the residents are responding.  

Robbins said being on the Planning Commission has been a tremendous learning 
experience.  Working with Commissioners, listening to the residents, and working 
through the master plan has been very interesting.  We need to make sure that the 
residents and all of the Planning Commission are proud of the results.  We are doing 
our due diligence to make sure that happens.  He knows some people would like it to go 
faster.  Robbins thanked the Planning Commissioners, City Manager, City Clerk, City 
Attorney, and City Planner.  He thanked everybody for the extra hours, reviews and 
meetings, and we will get there. 
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CONTINUED MASTER PLAN DISCUSSION  MP-008-21  
 
Bahm stated there were two memos in the packet.  There is a summary of everything 
that has been done since February of 2020.  Many comments have been incorporated 
into the draft.  There are still things that need to be addressed.  In the current draft, the 
existing condition section has been cleaned up.  We will get into future land use 
discussions later.  Redevelopment sites - there is a little context and questions, but they 
are placeholders for now.  Many of the recent comments are action items, and we will 
discuss those.  First, we will discuss the future land use map and text designations.  
Then we want to set a date for the open house. 
 
Bahm explained the difference between the future land use map and the zoning map.  
The future land use map being a big-picture view over a longer period and is a guide for 
decision making for land use questions, but it is not the authority for current use or 
zoning; that is the zoning map.  If there is a question of what may be appropriate for 
change, we look to the master plan.  She showed the various future land use 
designations in the previous plan.   
 
The previous plan says the strongest attribute is the city's residential areas with diverse 
architecture and quiet streets.  We want to retain residential character.  Conversion of 
single-family homes to higher density uses, including multiple-family residential, should 
be discouraged in residential areas.  She commented that the statement that multi-
family is discouraged is not the same as prohibited.  She questioned if there was a time 
when the potential conversion of a single family to multi-family was an issue.  She 
questioned the necessity of the statement – most of the current homes and lots are too 
small to convert to multi-family.  
 
Smith commented that over the years, there had been a few properties that have been 
modified from single-family houses that rent out a couple or several rooms.  That may 
have generated resistance from neighbors and to have it added to the master plan. 
 
Shelters questioned if this issue is covered in our current zoning ordinance?  Bahm 
stated yes, we only allow single-family residential.  Shelters asked if that comment could 
just be omitted.  Bahm responded that is the question.  Do we want to state single-
family only or offer opportunities for something like accessory dwellings?  Clarke 
thought it could be helpful to allow a family member to use an accessory dwelling.  Not 
a non-family member.  Aging population or younger family members.  If people are for it, 
he sees value.  Nechal said he had asked to identify on the map the existing multi-
family properties.  He questioned being exclusionary.  We do not want to be perceived 
as exclusionary.  Nechal stated we have a multi-family area already in the community, 
and we need to highlight the other areas and have a conversation within the city about 
medium density.  Do we want to do that?  There is also the question of affordability that 
hasn't been discussed.  Our prices have been going up at accelerated rates way above 
the rest of Oakland county.   Robbins feels it is a slippery slope - putting above-garage 
apartments or living spaces.  He would love to see something for the aging population 
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and would like to have someplace to live.  He feels accessory dwelling units may start 
off fine with family members living there. Then when it is sold, it becomes a rental unit.  
He believes over 10% of our housing is rentals, and we need to look at that too.  As far 
as the term discourage, it should be stronger.  If we don't want it, we should state it that 
way.  Bahm added if you choose to allow them, you could consider language that would 
allow a duplex or triplex on a larger property.  We can discuss regulations and setbacks 
later.  Regarding renting, what is it you are concerned about rentals?   
 
Bahm mentioned we discussed accessory dwellings a few years ago.  Members were 
for it until the discussion turned to ordinance language and the potential of them being 
rentals.  There are ordinance examples that say the property owner has to live in one of 
the two units.  It doesn't matter who lives in the other one.  It could be a child, a parent, 
or somebody else.  We don't need to discuss ordinance language, but we do need to 
discuss the bigger picture and if we want to allow this in some areas.  Do we want to 
have specific areas designated for something between single and medium family? Or 
do we just leave it designated neighborhood residential and not care if it is single-family 
or a duplex?  Robbins doesn't see how we could designate specific areas in the city for 
multi-family.  Bahm agreed it might not be the best idea.  However, if we're discussing 
the topic of inclusionary, we may want to discuss where it would be appropriate to have 
something that is not a single-family detached home.  
 
Nechal feels we should be concerned about being exclusionary as a protection to our 
city.  We could be saying we don't have enough multiple family and we would have to 
define that.  Perhaps an intent to have some middle housing somewhere else in the city.  
It may not be the most popular thing in the city, but he feels it will be in the city's best 
interest and we can do it in a way to protect the core values of the city and neighbors.  
We already have some of that here, and it's not really threatening anybody.  Robbins 
questioned if we know how many multi-family units we have in the city now.  Martin 
said, we know what we know, but there could be other homes in the city that are renting 
out rooms or have a kitchen in a basement and renting the basement out.  Robbins 
asked if we could show the locations that we know of on the map. 
 
Smith doesn't understand or agree with the question of being exclusionary.  This is 
about what we would like to see in our city.  Nechal is concerned with the city's legal 
standing with being exclusionary.  Bahm explained different housing types and how they 
fit in with the exclusionary question.  
 
Robbins asked if a duplex could be built and rented or if an existing house could be 
changed to a duplex.  No.  Single-family zoning is for single family only.  The question 
is, do we want to be able to do that?  Martin added that we had had people in the past 
asking if they could modify a home to make it a duplex or build a new home as a duplex, 
and they have been told no – two in the past few years.  We have also caught people 
living in a garage or basement, and we have dealt with them.  That doesn't mean people 
aren't doing that, but it is not allowed.  Martin also commented on the conversation a 
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few years ago about accessory dwellings, with allowing more dwellings on a property.  
One of the issues was the lack of parking.   
 
Planning Commission discussed rentals, duplexes, owner-occupied, and the potential 
maximum number of duplexes allowed in the city. 
 
Nechal asked if the .5% of land area being multi-family is typical and if it puts us at risk 
of being challenged for exclusionary.  Bahm replied, you don't necessarily need more 
multiple family areas.  If you're providing for alternatives to single-family detached 
homes, you can achieve the same goal.  Maybe accessory dwellings, duplexes, etc. It's 
hard to compare with other communities.  We are an established community, built out, 
and our building pattern has been set for many years. We are limited in vacant land, but 
there may be some repurposing areas to allow them to be housing in ways they weren't 
before.  Nechal added we have the vacant 10-acre parcel where high-density multi-
family was proposed. He's not necessarily advocating that, but it is a possibility the 
exclusionary question could be raised. 
 
Morley doesn't want to differentiate between owner-occupied and rentals too much.  
She would like to talk more about housing opportunities for the senior community in the 
city.   
 
Clarke said he disagrees with the comment in the plan that says we have quiet city 
streets.  They are very active streets with cars, bikers, walkers, etc.  Maybe we could 
give guidance on how to make the streets safer for pedestrians. 
 
With the question of duplexes being discouraged, the question was raised if we should 
remove the sentence stating duplexes are discouraged, meaning they wouldn't be 
allowed. Would that be rejecting the missing middle housing?  Bahm said not 
necessarily, and these should be issues that are discussed at the open house.  Ask 
participants if there are any other types of housing they would consider.  
 
Nechal said we need to discuss and have a consensus if we want to pursue middle 
housing or not.  He reminded Commissioners that at the public hearing, there will be 
people that say they don't want it. They aren't in a position where they have to worry 
about the things the Planning Commission has to worry about, like being exclusionary.  
He would like to leave it as it is, but he is concerned about that.  Bahm said it is worth 
considering.  Not necessarily about covering ourselves, but are we thinking about 
housing for all of our current residents, including the aging and young residents.   
Nechal commented on a proposal 25 or 30 years ago. There was a proposal for multiple 
family where the sylvan table is, and there were older residents that wanted that 
because they were concerned, they wouldn't have a place to live. 
 
Clarke would like to see an owner-occupied component if we are going to discuss 
duplexes or accessory dwellings.  Shelters feels the renter/owner, density is a very 
complex issue.  It is worthy of discussion, but he is not sure we are ready to.  We need 
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to give direction to Jill on what is before us.  In his time here, Robbins feels he 
understands what residents want, and opening up discussion to allow duplexes or 
accessory dwellings in single-family residential should not be done.   
 
Bahm feels the next step is holding the open house to have informal conversations with 
residents.  There will be posters, existing conditions, maps and drafts for goals, future 
land use maps, updated descritptions, and their input will be asked.  It is important that 
the Planning Commission members are there to have a conversation with residents and 
share the commission's views.   
 
Bahm went on to explain medium density and missing middle housing.  Things like 
duplexes, triplexes, up to six units.  They really aren't done anymore.  They could be 
townhomes, garden apartments, etc.  What do we envision and where?  The last plan 
talked about addressing the needs of the aging population but only pointed out the 
current multi-family area. Is that small area sufficient for the type of house the plan is 
calling for? 
 
Smith questioned the Greer Blvd redevelopment area that likely won't change.  Other 
properties include Zilka, Agua Fina, etc. The area is fully developed.  He disagreed with 
the categorization of the commercial strip being the entire length of Orchard Lake Road, 
labeled Sylvan Center, should be changed. 
 
Bahm questioned if the shallow properties along Orchard Lake Road could be changed 
to townhomes or housing above a store.   
 
Becker stated he understands the thought that things are developed and may not 
change for a while. He has seen communities that have gone through significant 
change.  For the Greer Blvd redevelopment area, if we say we want to see an area that 
is mixed-use or something, we need to state that.  He sees a great opportunity for that 
area to be redeveloped on some scale. 
 
Nechal commented on the vacant 10-acre property.  It is a very deep property with 
access issues and access potentials. There are many single-family homes that are 
closer to Orchard Lake Road than would be on that property.  You could access it from 
the rear and restrict how far into the property it goes. We should talk to Bloomfield 
Township about the DTE property and accessing the property from the side.  There are 
accessibility issues with the property from Orchard Lake Road. There used to be a 
traffic light when the school was there.  There are many ranges of housing that need to 
be discussed – townhouses, condos, etc.  They also have the power lines in the rear of 
the property to work around.  He believes housing might be more feasible for a portion 
of the property.  Robbins said there have been conversations with Bloomfield Township.   
 
Morley believes this conversation goes along with Smith's comments about medium 
density and recategorizing the map.  Some of this could be recategorized into areas that 
may fit when we get into the redevelopment of the Sylvan Center that talked about 
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residential uses.  Clarke supported Morley's comments and asked PC where they feel 
medium density may fit?  Clarke thinks the Greer Blvd redevelopment area would work 
with townhouses and potentially the vacant school property.  It seems people have been 
more supportive of owner-occupied housing, and the current plan defines the three-
story possibility.  The only other areas may be the larger commercial parcels like the 
bank; it is separated by the trail, close to City Hall, etc.  Shelters asked if Bahm is 
thinking of medium density as a stand-alone? Bahm responded, not necessarily.  It 
could be mixed-use too.  Shelters questioned what exactly medium density is.  Bahm 
said we don't have a definition.  We don't need to say we need more multi-family on the 
map. Maybe we could say we're accommodating more housing types.  It sounds like 
Greer Boulevard could be a higher density of mixed-use than the school property.  We 
will be working on the clarity of expectations for development.  Bahm explained how 
medium-density might fit with missing middle housing.  Medium-density could be a 
townhouse, duplex, quadplex, cottage courts, etc.   Where is residential practical on 
Orchard Lake Road?  The lots become more shallow as they move from the trail 
crossing toward Beverly, making them challenging to reconfigure.  Discussion followed 
about the location of the Sylvan Center and where it would be.  The depth of 
commercial property is much greater closer to City Hall, and it gets less as you go 
toward Beverly.   Redevelopment will be difficult unless a developer was going to buy 
houses behind the commercial property.  Parking standards are another topic to discuss 
and the separation between residential and commercial areas.  Closing street access 
and expanding shared parking was discussed.  Redevelopment generally happens with 
a new owner coming in and purchasing several properties.  We don't have the ability to 
offer financial incentives, but we can encourage redevelopment with ordinances and 
other zoning criteria.  Potential areas to close driveway access to Orchard Lake Road 
and share access were discussed, including Woodland and Lakeland access and 
possibly utilizing the existing alleys behind the businesses as cross access. 
 
Planning Commission agreed and discussed having three separate redevelopment 
areas along Orchard Lake Road by similarity – from Beverly to Sherwood, Sherwood 
through the fast-food restaurants east of Inverness, and the vacant school property.   
 
The south side of Orchard Lake Road was discussed how to redevelop, clean up and 
make it more inviting to the trail.  Move the red section of the map to purple 
(redevelopment) except for the gas station. 
 
Vacant School property.  Bahm explained the current Master Plan idea with the school 
property and asked if Planning Commission feels the same way now.  Robbins stated 
the residents have said they don't want high-density multi-family.  He added he doesn't 
believe it is a good area for individual homes with the proximity of the commercial fast 
food and Sylvan Table restaurants, power lines and DTE properties.  Maybe 
townhouses or rowhouses, owned – not rented.  Incorporate them into the city from the 
rear, and maybe some retail areas like a coffee shop along Orchard Lake Road.  Clarke 
agrees with the possibility of townhouses with some retail on OLR following Gibbs 
report.  He is not sure about vehicle access from Avondale, but pedestrian access 
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would be nice.  Nechal questioned if it would be acceptable to have access from 
Avondale partway into the property, not all of the way to OLR. He thinks commercial will 
struggle there because of access issues.  On the plan, can we specify different portions 
of the property as different potential uses?  Yes.  Nechal wants to have more discussion 
about the capacity for additional density for the city.  There are a lot of things that we 
need to discuss.  The city is changing.  Activity in the streets and on the lake is 
increasing, and additional pressure on our recreational facilities is increasing.  He would 
like to discuss the impacts of density and add some of that to the master plan.  He 
would like to discuss it before holding an open house.  Smith said the conversation 
about the vacant property has predominantly revolved around residential.  There are 
other potential uses like retail, offices, medical uses, some retail, etc.  Those need to be 
thought about too.  Shelters said Planning Commission worked on the vacant school 
property very aggressively last time it was before them, and they made significant 
changes to the zoning ordinance.  How do we incorporate that into the master plan 
instead of rehashing everything?  Bahm recapped that the property was rezoned to C-2 
so there are several uses that could be put on that property.  Bahm added that maybe 
there is a stronger case to be made to allow some other uses in addition to C-2.  
Shelters thinks we have already discussed this and decided on the direction of the uses.  
Bahm added if all we want to do is commercial, there isn't much left to negotiate with the 
exception of a PUD.  Shelters said the only thing we're discussing to add is residential.  
Bahm said yes, and density.  She explained looking at density purely as a number of 
units per acre can be difficult.  How a development fits on the property, open space, 
distance between buildings, etc., all plays into it.  As an example, a 10 unit per acre 
development could be laid out in many different ways. Becker sees this property as a 
great opportunity.  He thinks DTE could be a beautiful building for redevelopment.  
There are many possibilities from splitting the uses between residential and commercial, 
expanding Sylvan Table, etc.  Having a new retail development may fill up quickly 
because it's new. He's hoping for something different than the typical mixed-use.  It 
would be nice if we could annex the DTE property into Sylvan Lake.  Senior housing 
could be a great use of the property.  He doesn't see a problem with leaving it zoned C-
2, and a residential component in mixed-use could work.  Bahm explained how we 
would describe the property based on form, like building heights, type of housing, space 
between buildings, recreation space, parking, etc.  The ordinance would further define 
those requirements.  With those examples, the number of units per acre doesn't come 
into play as much, as long as the development meets the other criteria that we feel are 
important.  Clarke said that answers some questions and raises many others. As an 
example, what would be needed to add a residential component to the ordinance?  
Bahm said you likely update parking standards, distance between structures, 
landscaping, stormwater, and things like that.  Nechal thinks Planning Commission 
made a mistake in rezoning the property to C-2.  We have C-1, C-2, and industrial 
adjacent.  Across the street is not like anything we have zoned for.  We didn't discuss 
accessibility and what was appropriate for the C-2 category.  It should be revisited 
because it's a very important opportunity for the city.  Missing middle and senior housing 
should be discussed. He said Planning Commission violated the current Master Plan by 
approving C-2 because it said to keep the more intense uses on the south side of 
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Orchard Lake Road.  Smith asked if it could stated we envision using the property for 
commercial purposes unless a developer steps forward with a PUD that includes 
residential.  Bahm stated that is what we currently have.  We need more direction in the 
Master Plan. The idea of commercial and residential is still valid.  Becker thinks Sylvan 
Table is a nice buffer between the residual and fast food restaurants.  A grocery store 
has been mentioned, and he doesn't think that would be a good use next to residential.  
We need to look at what is the strength of the community and build on that, like the 
Sylvan Center concept.  It would be smart for whoever develops the school property to 
capitalize on Sylvan Table.  Bahm added we need to think about other opportunities for 
people that come to Sylvan Table while they are waiting or if it is too busy. 
 
Clarke would like to discuss recreation and open space.  It would be nice to develop the 
small triangle of property near City Hall into a park.  Maybe space for somebody to sit 
with carryout, a bump track for people with bikes, a skateboard plaza, etc., to make it 
more interesting.  Bahm suggested a popup shop.   Becker likes the idea of park space, 
utilizing the trail for additional popup uses and possible metered parking at City Hall for 
overflow or trail parking.  How do we best take advantage of the additional space there?  
Bahm said rolling those areas in Sylvan Center spaces, including the church.  Martin 
said if you want to consider something on a larger scale, consider doing something with 
the recreational storage space behind City Hall.  It is a large piece of asphalt along the 
trail behind the bank that could be put to much better use. 
 
Bahm explained the next step is the open house so we can keep moving forward.  
Planning Commission agreed to move forward with the open house on November 2nd.  
Bahm envisions showing the existing land use map and possible changes we have 
been discussing and asking for input.  Morley asked if the draft master plan would be 
shown. Bahm said it will be on the website.  Morley asked if all of the comments that 
have been sent in have been incorporated.  Bahm said as much as she could, some of 
the suggestions weren't added.  Nechal asked how the potential development of the 
school property would be proposed.  Bahm said there wouldn't be a proposal.  We will 
be asking for feedback from the residents.  Clarke would like to see feedback on the art 
district idea for one of the redevelopment areas.  
 
Planning Commission agreed to hold the open house on November 2nd, the regular 
Planning Commission date from 4:30 to 7:00 and not hold a meeting on October 5th. 
 
ADJOURNMENT 
 
 MOVED by Clarke, seconded Robbins, to adjourn the Planning Commission 
meeting. 
 
 YES: All  NO: None  Meeting adjourned at 10:14 p.m. 
 
      __________________________________ 
      Dennise Dryden, Recording Secretary 



SYLVAN LAKE PLANNING COMMISSION 
Minutes of September 30, 2021 

Regular Meeting 
 

11 
 

 
      _________________________________ 
      Jerry Nechal, Planning Commission Secretary  


