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REGULAR MEETING 
 
CALL TO ORDER 

 
Chairperson Robbins called the meeting to order at 7:00 p.m. and presided over 

the Pledge of Allegiance.   
   
ROLL CALL       
 
 PRESENT  

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

Secretary; Tom Schultz, City Attorney; and Jill Bahm, Planner from Giffels-Webster 
 
 

APPROVAL OF AGENDA 
 

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

YES: All          NO:  None      Motion Carried  
 

 
APPROVAL OF MINUTES 
   

MOVED by Lorenz, seconded by Cousens to approve the Regular Meeting 
minutes of December 3, 2019, as submitted. 
 

  YES: All  NO: None   Motion Carried 
 
 
MEETING OPEN TO PUBLIC FOR BRIEF COMMENTS 
 
Chairperson Robbins opened the meeting for public comment.  
 
Lauren Vandelinder lives on James K and was wondering what the plan is to clean up 
the north shore along there.  Martin asked her to call him to discuss. 
 
There were no other comments.  
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MASTER PLAN DISCUSSION 
 
Bahm introduced Megan.  She has joined their team with herself and Eric.  Bahm 
provided an overview of her presentation.   
 
Sylvan Lake is preparing to update the Master Plan. The State requires every 
community to look at their Master Plan every 5 years.  She reviewed the planning 
process objectives-engaging public participation, topics-housing, land use, and 
community health. They will provide strategies for these goals and objectives.  There 
will be several public participation approaches-survey, public open house and a story 
map and pictures.  The public can submit pics and ideas of things they would like to see 
in the city.  A joint meeting with Planning Commission and City Council will hopefully be 
scheduled in March.  In April they are planning a public survey, an open house in June 
and online platforms for those who can’t make the meetings.  A public hearing is 
estimated to be in October/November.  Planning Commission would then make a 
recommendation to City Council and City Council could take action to adopt the updated 
Master Plan. 
 
Bahm introduced Bob Gibson, from Gibbs Planning Group, who they work with to get 
the best data available.  Gibson explained they just finished a retail analysis for Keego 
Harbor.  They visit with the community commercial owners/tenants on Orchard Lake 
Road.  They conduct focus groups.  The results showed a demand for additional 
housing, and their commercial could support additional retail. They want a walkable 
community.  They did start collecting data from the commercial along Orchard Lake.  He 
found people from far and near, wanting to hang out in Sylvan Lake. They will continue 
collecting data for the city.  He noted the city can coordinate with surrounding 
communities and businesses in roundtable discussions.  They will customize it to what 
the city wants to look at.   
 
Bahm would like Planning Commission and residents to think about the commercial 
corridor and how does it play a role in daily lives, how would you like to see it change 
and serve you better, and how it supports Sylvan Lake as a community.   
 
 
PUBLIC HEARINGS 
 
 Consideration and Recommendation to City Council regarding a requested 
Zoning Map amendment, rezoning the former Whitfield School Property site from CS 
Community Service, to C-2 General Commercial 
 
Bahm continued her presentation and explained the zoning map considerations.  She 
showed use comparisons between C2, C-1 and C-2 districts. 
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Allen Green, Attorney for the applicant, stated the land is 10.5 acres and they selected 
C-2 because it is an appropriate transitional use because of the size of the property. 
The neighboring property is I-1, DTE and C-1, the fast food.  At the rear of the property 
is high tension wires and ITC requires 50’ clearance.  He explained it is impossible to 
market right now because of zoning.  There was an effort to add some special approval 
uses to CS, but not a single permitted use of right.  So every business would have to go 
through a special approval.  Most businesses don’t want this.  The circumstances have 
changed.  It is not a school anymore.  CS is not an appropriate zoning.  They want to 
put something in there with architecture and amenities and they can’t do it with the 
current zoning.   
 
Smith recalled at the last meeting; Green mentioned allowable height of buildings is why 
they needed C-2.  Green explained offices now have higher atriums and the C-2 allows 
for this with 2 stories.  Also restaurants and banks are included in C-2 and attract 
businesses they want.   
 
Brundage asked what type of market studies they have done for C-2.  Green stated 
grocery/food svc, medical and offices; a mixture of uses.  Brundage asked if they had 
reached out to any potential clients.  Green couldn’t say.  They would need to show 
them zoning.  They will continue to market.  
 
Chairperson Robbins opened the public hearing at 7:57 p.m.  
 
Jerry Nechal noted there was a lot of legal entanglement that made it hard to develop 
years ago, but that is gone now.  He added the I-1 parcel, DTE, will be vacated soon 
enough.  He feels it would be good to engage Bloomfield Twp. in the discussion of the 
corridor.  He suggested they wait until the Master Plan review is done in 9-10 months.  
He added, access onto Orchard Lake Road is bad. It is a complex parcel.  Maybe they 
could have access at the rear off Pontiac Drive.  They need to study it and not react to 
the developer.   
 
Ali Griffith recalled last meeting, they said there are uses and special land uses under 
C2 that weren’t appropriate, and that they wouldn’t use on this property.  Would they be 
willing to exclude those? 
 
Jennifer Hill recalls their reason for rezoning is financial.   She would rather see another 
amendment to CS adding a café or such.  C-2 is much more intense and feels 
something else can be done.   
 
Bud Krause feels this process is a little funny.  They just amended the CS zoning to 
include additional uses.  He is having trust issues with the developer/owner.  He wants 
to have a much better idea as to what they want to do before doing anymore zoning 
changes.   
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Sam Gun agreed with the last two comments.  He feels they could have brought up the 
C-2 zoning when they were discussing the CS amendment.  C-2 is to intense.  He 
understands the PUD is another layer but doesn’t think it’s a problem.  
 
Karen Burnett feels they need to update the Master Plan first.  She also feels C-2 is too 
intense and if it is to change then C-1 is sufficient.  She doesn’t want Planning 
Commission to feel they are being pushed into a decision to quickly.   
 
Jan Mafrice echoes the comment to work on the Master Plan first.  Make the community 
walkable, not a hodge/podge miss matched mess.   
 
Drew on James K asked if we change the zoning to C-2, does this open us up to a 
lawsuit?  If they say, if you don’t allow all that is allowed in C-2 we’ll sue you now.  Is it 
something to consider? 
 
Ameila Lowe cautioned on changing the zoning now.  She agreed the Master Plan 
should be address first.   
 
Sherri Glassman asked what the process is for this?  Bahm explained it is before the 
Planning Commission tonight and this is a public hearing for public comment.  Planning 
Commission can consider the request or ask for more information or make a 
recommendation to City Council.  City Council would then take action.   
 
The public hearing closed at 8:15 p.m. 
 
Allan Green noted the prior owner handled the legal issues with the property.  It was not 
Friedman.  The amendment to the CS was for additional special uses, but nothing with 
uses of right.  All the properties along Orchard Lake Road have zoning for uses of right.  
He feels C-2 is suitable.  They want to move forward but can’t.   
 
Martin reiterated what Bahm mentioned.  Planning Commission doesn’t have to make a 
decision tonight.  Martin, along with Schultz and Bahm discuss other possible 
alternatives such as C-1 with additional uses.   
 
Lorenz addressed the City Attorney stating they are not allowed to negotiate what uses 
go in C-2.  Schultz agreed.  It would be C-2 as zoning allows. There was some 
correspondence with doing a conditional rezoning, where the developer can offer to limit 
some of those uses, but that has not been formally done here. Lorenz stated the 
developer can offer that, but it can’t be part of the motion.  Schultz agreed that is 
correct.   
 
Shelters asked the Planner to explain the difference in PUD and C-2. Also the definition 
of C-2 is that from our Master Plan or from the State?  Bahm explained the Master Plan 
does identify the land use definitions and describes what they are, and you translate 
that into your zoning ordinances by way of zoning districts.  The PUD is a type of 
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development tool. It is a more flexible development tool.  A more defined project brought 
to you and you are more flexible in working with the developer.  You don’t get that 
flexibility with the zoning districts.  If they meet the standard in their site plan in the 
permitted use, then the city has to approve it.   
 
Frankel agreed with the residents, the Master Plan needs to be addressed first.   
 
Lorenz asked Martin if the city has committed to doing the market analysis.  Martin 
stated yes, it is part of the Master Plan.   
 
Smith feels the C-2 is not a bad idea but feels they should finish the Master Plan review 
first and then address if a change is needed.   
 
Robbins doesn’t feel the Master Plan will change a whole lot.  He is interested in having 
Martin looking into other avenues.   
 
Brundage asked what choices they have right now.  Attorney Schultz stated there is no 
time frame set forth in the zoning enabling act for when you have to make a decision.  It 
would be rare to say we’ll get back to you in 9-10 months.  Martin made a reasonable 
suggestion.  It would be ok to table tonight and continue discussion along with the 
Master Plan. 
 
Green objected with this.  They can get the board more information if they need it. He is 
troubled with the idea of tabling it to an unspecified date.  He feels it is not appropriate.  
Ok with if they want the City Manager to look into something and discussion will 
continue next month.  They want this to move forward in a reasonable manner.  He 
addressed the PUD.  95% of all the projects he has worked with in the last 10-years has 
been a PUD, a PUD with underlining zoning that is appropriate.  It provides you with its 
uses. 
 
Schultz clarified to just make sure Green and Friedman understand.  The PUD that was 
just approved would permit every use he just talked about as a PUD.  The only potential 
uses that are excluded from the underlying are industrial uses.  So everything your 
client might want, you can do through a PUD.  Green argued, but there are no uses of 
right.   
 
Lorenz is trying to get an idea what they want.  They discussed the PUD for 9 months 
and nothing was ever brought to them as to what they want.  He suggested bringing a 
market study, would be useful. If the PUD is a big hurdle for you, is there something that 
needs to be changed.  If so they need to make that request.  They haven’t brought 
anything useful. 
 
MOVED by Lorenz, seconded Frankel, to table this discussion until the next Planning 
Commission meeting, to gather more information. 
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Yes:   All   No:  None   MOTION CARRIED 
 
 Consideration and recommendation to City Council regarding a Zoning Text 
Amendment to Section 78-613 Fences and Screening, describing the location and type 
of fencing allowed on residential zoned property 
 
Bahm provided an overview of the amendment.  It clarifies where fences are permitted 
in the rear and side yards.  They have added additional language for double frontage 
lots. Graphics and more explanation were provided.   
 
Chairman Robbins opened the meeting to the public at 8:47 p.m. 
 
There were no comments. 
 
MOVED by Lorenz, seconded Brundage, to recommend to City Council the amendment 
to Section 78-613 fences and screening, as presented. 
 
Yes:  All   No:  None   MOTION CARRIED 
 
 
CITY MANAGER/COUNCIL COMMENTS 
 
Martin is excited to update the Master Plan and stressed to the residents we really need 
their input.  He addressed the restaurant going in across the street from City Hall.  City 
Hall knows nothing of their timeline or why it is taking so long.   
 
Lorenz is also looking forward to the Master Plan update and working with the residents. 
 
Smith thanked everyone for their comments.   
 
Cousens is looking forward to working together. 
 
Shelters, Frankel, and Brundage thanked everyone. 
 
Robbins thanked Bahm for her help with everything and thanked everyone for their 
comments. 
 
 
PLANNING COMMISSION COMMENTS 
 
There were no comments. 
 
 
ADJOURNMENT 
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 MOVED by Lorenz, seconded Cousens, to adjourn the Planning Commission 
meeting. 
 
 YES: All  NO: None  Meeting adjourned at 8:50 p.m. 
 
 
      __________________________________ 
      Dennise Dryden, Recording Secretary 
 
      __________________________________ 
      Pete Shelters, Planning Commission Secretary  


