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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  

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

ALSO, PRESENT Jill Bahm and Stephanie Osborn, Planners from Giffels-Webster, City 
Manager Martin, and Dennise Dryden, Recording Secretary 

 
 

 
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 Smith, seconded by Clarke, to approve the Regular Meeting minutes 
of June 7, 2022, 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 52 guests at the meeting. 
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Earnestina Moore announced she is running for the West Bloomfield School Board. She 
has 21 years of experience as an attorney and asked for residents to vote for her. 
 
There were no other comments. 
 
Chairperson Robbins closed the public comment. 
 
 
CITY MANAGER/PLANNER COMMENTS 
 
Martin expressed it is nice to so many here. Road construction has begun on Inverness, 

Avondale from Pontiac Drive to Garland, and Glenwood streets. They will complete the 

paving tomorrow. Martin stated after the Master Plan is approved they have a lot of 

things to discuss. Leaf collection will begin next week. 

 

PLANNING COMMISSION COMMENTS  

None of the Planning Commission members had any comments. 

 

PUBLIC HEARING – MASTER PLAN UPDATE    PH-002-22  
 
Chairman Robbins opened the public hearing at 7:05 p.m. 
 
Planner Bahm provided an overview and reviewed the process which started February 
2020. She showed the timeline and steps of how it all came together. Bahm shared the 
master plan goals, the future land use map and action strategies that will help the city 
implement the master plan’s key recommendations. 
 
Chairman Robbins opened the hearing to the public.  
 
Mary Ann Smith feels the electrical wires on Orchard Lake Road need to go 
underground. She recalled this being discussed in the past but doesn’t see it in the plan.  
 
Jennifer Becker expressed the summary of plan is wonderful. She feels action 
strategies is missing the percentage of people who are seasonal. It impacts the type of 
services the city offers. This metric is needed when thinking about expanding services. 
She feels accessibility needs to be more strongly reflected. Also she feels with the new 
development areas, the plan should address wanting less impact on the neighborhood 
and having vegetation and other buffers to help. Becker stated she had an issue with 
the survey that was done because it didn’t ask for your address or name. She feels this 
should say it was a public survey to make it more accurate.  
 



SYLVAN LAKE PLANNING COMMISSION 
Minutes of October 10, 2022 

Regular Meeting and Public Hearing 
 

3 
 

Gary Voiles asked if the Whitfield development will have ingress into the city through 
Benvenue. He requested that there be no vehicular connection.  
 
Jennifer Hill shared her objection to how the Lakeview area is showing as 
recreational/open space. She referenced pages 18, 26, 82, and 83 and feels these 
pages should be based on the zoning map. She feels they should indicate them as 
single family, R-1. She referenced the consent judgment and stated the residents’ rights 
are not being acknowledged. It is an easement that residents own. She feels it is a 
gross overreach of the city and not an accurate description. She requested the Master 
Plan be tabled until the maps are amended to accurately reflect the city’s current zoning 
map. 
 
David Bowman stated the plan is a well-produced document. He feels reference to 
wellness and health should be referenced more. Referencing Sylvan East and West is 
valuable, but the business districts was somewhat less desirable. There are grants and 
other things to make the business districts more desirable. Working with surrounding 
communities, there is an opportunity to corroborate. Road improvements, the County 
has opportunities to help and alleviate some of the burden from the residents. 
 
Mark Kadian, Attorney for Jan Hay and Paul Eminger, referenced letters from him on 
October 10th, March 23rd, and January 22nd, all 2022, to City Council and Planning 
Commission regarding his client’s expectation of corrections to the Master Plan maps 
should reflect that any map or other City promulgation identifying any portion of his 
client’s property as “recreation/open space” be corrected to properly identify his clients’ 
property as single-family residential. He referenced maps 2, 3, 17, and 18 which show 
property of Lakeview owners as open space/recreation. There is only very limited 
easement use of the property. It doesn’t entitle the city to its own description of property. 
Each of those maps should be updated to reflect single family, R-1. He referenced 
history with the consent judgment stating it is only an easement for the city. The city 
cannot invite the whole city to use this property. It is essential to designate the land 
consent judgement as single family residential.  
 
Aron Lorenz reviewed the Master Plan was well done. Although he feels it didn’t 
incorporate the market study that was done which showed multi-family luxury spaces 
were in demand in the area. He feels it is pertinent to have it in this document. He 
addressed the Sylvan East parcel which calls for mixed use, multi-use and green space 
and the tool to develop this property. The PUD ordinance allows the developer and city 
to come up with the highest and best use for the property. He noted the letter he wrote 
to Councilmembers Cowper and Segal regarding this and never heard from them. He 
would like to see in the Master Plan the PUD identified as being a tool to help develop 
this area. He knows there is a plan being discussed tonight which is all commercial and 
he is more interested in mixed use commercial and multi-family use for Sylvan East.  
 
Bud Krause referenced “dominate use” of strip of land on Lakeview. He stated there is a 
long history between the residents who own this land and the city. Every time the city 
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goes to court they have lost. Homeowner’s deeds show they are the land owners for 
this strip of land, and it is for their use only.  
 
Chairman Robbins closed the public hearing at 8:11 p.m. 
 
       SP-001-22 
PRELIMINARY SITE PLAN REVIEW-VACANT 10-ACRE PARCEL ON ORCHARD 
LAKE ROAD 
 
 
Planner Bahm provided an assessment of the applicant’s site plan and a summary of 
outstanding items they need to address. This doesn’t require a public hearing. They are 
within the zoning requirements. 
 
Applicant, Brad Friedman, noted they didn’t receive the planners review and comments 
until earlier today. So they will need time to get with their engineer to discuss the issues. 
He did note their intent was always to create alternative housing for the city. The PUD 
was created, but that has limitations and restrictions with the use of density and doesn’t 
make it financially viable. This plan tries to make this look like a small downtown and 
walkable area.  
 
Becker asked him how Sylvan Lake benefits from this use plan. Friedman replied, it will 
attract many different uses. The building is flexible enough to allow for a small or larger 
user. There is a benefit with taxes and employment. Becker asked what types of users 
they see using this area. Friedman stated trades-plumbers or tilers, fitness, boating 
supplies. The building is flexible. There could be retail along Orchard Lake Road. 
Becker asked how residents and deliveries will maneuver/know where to go through this 
development. Friedman stated it is “U” shaped which faces each other. They would use 
signage to direct anyone coming into the area. Becker would like to see some 
improvement in how Sylvan Lake residents can connect to this property. He’ll be 
interested to see all the items addressed before coming back. 
 
Smith noted the corner section is Bloomfield Twp. He asked if they have ownership 
access. Friedman stated they did. Smith stated this project is largely within the scope of 
C2 zoning. Bahm agreed it is.  
 
Shelters questioned if density is a factor with this plan. Bahm stated is comes down to 
how much building is on the site and parking to accommodate it. There may need to be 
some refinement made. 
 
Clarke is trying to conceptualize how this is setting the tone for the city. The Master Plan 
calls for diversity with the building tone/layout and different structures. He suggested 
differentiating the two buildings in some architectural way. He encouraged them to tap 
into accessing the trail. He addressed the drainage basin at the front corner. He feels it 
limits expansion and ingress or egress when not pulling at rear of property. A basin is 
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not pretty sitting up by the street. Friedman replied, based on the topography of the 
property that is the natural state in which the water flows. 
 
Robbins shared, looking at the plan makes him sad. The city already has too many strip 
malls. He is not excited about this plan. He knows it is within the zoning but would like 
something more within the Master Plan’s vision. Friedman said in terms of the overall 
look the direction of the architecture is a self-guided through the ordinance with a point 
system dictating the type of material, the amount of material and consistency. So they 
worked within what they were able to. They wanted to elevate what is preexisting. 
 
Morley questioned their choices of why the 2 buildings and why one story. Any other 
thoughts on visual presence along Orchard Lake Road? Friedman noted they are 30’ 
high buildings. They looked at mass of the building and would it be too much along 
Orchard Lake if they turned it. With the drive isle it gives it a downtown feel with 
walkability. Morley is trying to envision what the actual uses would be. Is this a place 
people would want to go to? Friedman stated they tried their best to attract residents 
and all the different uses. 
 
Steve Friedman shared areas of example to compare it to-Birmingham at 14 Mile & 
Coolidge. He reiterated this was not their first choice for development. They wanted 
their Gateway plan. He had partners with this plan. He has waited and it has been five 
years and his partners want him to move forward. This plan is not the best thing for 
Sylvan Lake, but their hands are tied with the current PUD restrictions with density on 
residential, which higher density wouldn’t impact the tradition makeup of the city. 
Whoever would have lived there would have to pay property tax. Access would have 
been independent from the neighborhood so the city streets wouldn’t be impacted by 
wear and tear. This plan is something that they have to make work.  
 
Becker added this is the opportunity to make this unique and fun and this plan doesn’t 
do that. It doesn’t speak to this community. He challenged him on the Birmingham area 
mentioned and another one is at Eton & Cole Streets, which are both redevelopment. It 
is unique, but they can’t create that. He asked them to think about breaking up the 
buildings more to add more character. 
 
Shelters asked if they had a rough idea on the number of tenants per building. Steve 
responded they do not have that information yet. They are looking at larger users. 
Shelters stated residents back up to this property and they mentioned trades going into 
the space, which start early and end late. He asked them to be mindful of the residents. 
Brad stated the buildings will help mask sound. 
 
Brad summarized again this was not their first choice. They have witnessed residents 
growing up here and then having to move out. They would like to do something nice 
residentially, but the PUD restricts them. 
 
Chairman Robbins opened the discussion to the public. 
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Tom Molloy stated the Friedman’s did a great job playing by the rules and he likes the 
split buildings. 
 
Fred Phillips, Friend of the Clinton River Trail, is not opposed to development along the 
trail. He noted the trail was purchased with a grant from the DNR. One obligation is the 
trail has to be maintained for recreation purposes. Having a pathway for a sewer line 
would require the city contact the DNR for approval. He asked them to consider 
unintended consequences with deliveries and semi-trucks. He said the existing 
vegetation along the trail is scrubby and encouraged the Commission to encourage the 
developers to replace the vegetation with something nicer. He suggested maintaining 
existing tree canopy and not breaking up the trail with a lot of openings. 
 
Nicole Menuck is confused by Planning Commission’s comments when they chased the 
applicant out with their previous ideas. Now they are presenting something that fits the 
zoning. She stated it doesn’t have to benefit the residents. It is what they can do. She 
feels this is sad in comparison to their previous plans. 
 
Dan Lewis doesn’t want to see more access to the trail. He would like to minimize it and 
keep Sylvan Lake hidden. He wants to maximize revenue for the city and would like to 
see Orchard Lake Road beautified but doesn’t want more cars on the city streets. 
 
Brad Friedman appreciates all the input. He shared they are looking forward to 
whatever the future holds. An assured everyone they have the city’s best interest at 
heart. 
 
 Moved by Smith, seconded Clarke, to postpone the site plan review to allow the 
applicant to address all the notes from the Planners and the Commissions comments. 
 
 Yes:  All  No:  None  MOTION CARRIED 
 
 
       MP-004-22  
RESOLUTION OF ADOPTION OF THE CITY OF SYLVAN LAKE MASTER PLAN  
 
Shelters asked the planners how feasible it is to come back to address the comments 

brought up tonight. Bahm replied, the Master Plan is complete. If the Planning 

Commission wants to explore something in a deeper way, they need to have a 

conversation of what that might be. She addressed some comments such as having the 

powerlines underground along Orchard Lake Road. Most communities are not able to 

do this because it is cost prohibited in the short term. With the seasonal residents 

comment she is not sure the Planning Commission needs to consider whether this 

would change things. Bahm feels they can address mobility where accessibility is 

included in the plan. She can change the comment of the survey to “public survey.” The 
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community health comments are helpful, and any future study the City wishes to 

undertake with respect to community health are supported by the Master Plan. 

Robbins asked if the Master Plan is still a “living document” or set now? Bahm stated 

once they adopt the resolution, the document is set until they want to make an 

amendment. They can make an amendment at any time. The plan is written as a 

guiding tool for the future, and as conditions change, the City may wish to revisit the 

Plan. 

Becker addressed the Lakeview property comments. It is his opinion it is a recreational 
use and not R1. It is used for boat docks and concerts. He is not sure why they would 
change it to anything other than what it has been.  
 
Bahm clarified the Master Plan only has existing and future land use maps. There is no 
zoning map in the Master Plan. It is how they would like the land used in the future. 
They can always amend it at a later date if needed. 
 
Robbins agreed with Becker’s comments for Lakeview. 
 
Morley stated there were interesting public comments on noise, light pollution, 
accessibility and mailbox access but not things that need to hold this up. She is ok with 
moving forward. 
 
Clarke agrees this is not taking ownership away from anyone. 
 
 Moved by Clarke, seconded Becker, to approve the resolution of adoption of the 
City of Sylvan Lake Master Plan with the amendments Planner Bahm spoke on. 
 
Yes: Smith, Becker, Clarke, Morley, Robbins, Shelters     
No:  None        MOTION CARRIED 
 
 
ADJOURNMENT 
 
 MOVED by Clarke, seconded Morley, to adjourn the Planning Commission 
meeting. 
 
 YES: All  NO: None  Meeting adjourned at 9:28 p.m. 
 
 
      __________________________________ 
      Ed Robbins, Chairman 
 
      _________________________________ 
      Meg Morley, Planning Commission Secretary  


