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The City of Sylvan Lake, in compliance with the Open Meetings Act, Public Act, MCL 
15.261 ET SEQ., as amended to hold Planning Commission meetings electronically, 
adhering to the temporary open meetings act procedures adopted December 9, 2020, 
due to local State of Emergency.  
 
 
ORGANIZATIOINAL MEETING   ORG-001-2021 
 
Clerk Dryden called the meeting to order at 7:02 p.m. 
 
Clerk Dryden called for nominations for Chairperson. 
 
 MOVED by Smith, seconded Shelters, to nominate Ed Robbins for Chairperson. 
 
 Yes:  All    No:  None   Motion Carried    
 
Clerk Dryden called for nominations for Vice-Chairperson. 
 
 MOVED by Shelters, seconded Robbins, to nominate Jim Smith for Vice-
Chairperson. 
 
 Yes:  All  No:  None   Motion Carried 
 
Clerk Dryden called for nominations for Secretary. 
 
 MOVED by Robbins, seconded Shelters, to nominate Jerry Nechal for Secretary. 
 
 Yes:  All  No:  None    Motion Carried 
 
Dryden closed the nominations. 
 
Clerk Dryden asked Jerry Nechal, Brandon Becker, and Meg Morley to raise their right 
hand and administered the Oath of Office.  She asked each of them to stop in at City 
Hall tomorrow to sign their Oath or contact her if they preferred to sign electronically.   
 
Dryden turned the meeting over to Chairperson Robbins. 
 
 
CALL TO ORDER 

 
Chairperson Robbins called the meeting to order at 7:06 p.m. and presided over 

the Pledge of Allegiance.   
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ROLL CALL       
 
 PRESENT  

Brandon Becker, Mayor Ben Clarke, Meg Morley, Jerry Nechal, Ed Robbins, 
Pete Shelters, Jim Smith 
(All members present in Sylvan Lake, Oakland County, Michigan.) 
 
EXCUSED     
 
ABSENT 
None  
     
ALSO, PRESENT John Martin, City Manager; Dennise Dryden, Recording 
Secretary; Attorney Tom Schultz, and Jill Bahm & Eric Fazzini Planners from 
Giffels-Webster 
 

Chairman Robbins expressed his gratitude to Graham Cousens for his time on Planning 
Commission over the years.  He welcomed Meg Morley and Brandon Becker and looks 
forward to working with them.  

 
 

APPROVAL OF AGENDA 
 

MOVED by Clarke, seconded by Shelters, to approve the agenda as submitted. 
 

YES: Clarke, Morley, Nechal, Robbins, Shelters, Smith, Becker         
 NO:  None         Motion Carried  

 
 

APPROVAL OF MINUTES 
   

MOVED by Shelters, seconded by Clarke, to approve the Regular Meeting 
minutes of December 1, 2020, as submitted. 
 

Becker abstained as he wasn’t in attendance of the meeting.  Attorney Schultz informed 
him he has to vote; he can vote no if he wants to.   

 
  YES: Morley, Nechal, Robbins, Shelters, Smith, Becker, Clarke            

 NO:   None       Motion Carried 
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MEETING OPEN TO PUBLIC FOR BRIEF COMMENTS 
 
Chairperson Robbins opened the meeting for public comment.  
 
There were 14 guests in the meeting.   

There were no comments.  
 
 
CITY MANAGER/PLANNER COMMENTS 
 
Martin stated he is looking forward to meeting in person.  He welcomed the new 
members and is looking forward to working with them. 
 
Martin shared some of his comments from the City Council meeting.  The Telegraph 
landscaping discussions are going very slowly.  He did receive information from MDOT 
on what setbacks they require if we want to create a berm.  Unfortunately, a berm can’t 
start any closer than 15’ from the edge of the curb.  They want to leave enough room to 
allow for the possibility of a greenbelt and sidewalk in that area.  He is working with the 
engineers now on a couple of ideas and will keep everyone posted.  Once we have a 
good plan, we can work on cost estimates and talk to the James K residents about it. 

Martin shared he was on a meeting with the Road Commission, Engineers, and other 
municipalities, talking about a recently completed Road Diet Study for Orchard Lake 
Road for an upcoming resurfacing project.  We were very excited by the initial 
conversation, thinking it was a total reconstruction project.  They were talking about 
landscaping, sidewalks, eliminating curb cuts, etc.  Unfortunately, that is not the case.  
This will be a mill and cap project similar to what was done several years ago.  
Ultimately, the discussion was about restriping the resurfaced road to create a left turn 
lane from Commerce Road to near the Clinton River Trail.  Not widening the road but 
restriping it.  It would eliminate one thru lane going each way, to create a left turn lane. 
They have only met once and expect to meet again the future.  There are still a lot of 
questions.  Considering the amount of traffic on Orchard Lake he is not sure how well 
this would work.   

       T-001-21 
Planner Bahm shared she would like to provide a little training each month where they 
would go over it briefly and then follow up with a hard copy pdf.  This meeting she 
presented Motions – Meetings and Procedures.  She provided what things motions 
should include and suggestions for making a motion, when a roll call is needed, 
conditions you want to include in a motion and voting/quorum-conflict of interest.  
Nechal asked if she had any recommendations for attaching a reason to a motion.  
Bahm stated yes, they should do this.  Attorney Schultz added generally you want to do 
that, their findings for making a particular decision, provide a list of criteria, but it is not 
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an obligation with things link ordinances.  It is usually a recommended practice and the 
same holds true for denials.  Martin provided, generally he will provide sample motions 
for the board.   

 

PLANNING COMMISSION COMMENTS 

Mayor Clarke thanked everyone for attending and congratulated Nechal, Morley and 
Becker on their appointments and Smith on his reappointment. 

Nechal is looking forward to working with everybody.  He asked about the Orchard Lake 
Road improvement.  He is interested in who is recommending lane reductions.  He 
recalled the Planners recommending this for the city and maybe they should encourage 
it for Sylvan.  He would also like to see lane markings and improved pedestrian crossing 
on Orchard Lake Road.   

Shelters welcomed the new members and Smith on his reappointment.   

Morley thanked everyone for the opportunity to join the board.  She is looking forward to 
working with everyone.   

Smith welcomed the new members and expressed best wishes and thank you to 
Graham Cousens for his time on Planning Commission.  He feels the single most 
important issue on Orchard Lake Road is traffic and feels the turn lane and lane 
reduction would be helpful.   

Becker thanked everyone for being here.  He shared he and his wife are new to Sylvan 
Lake.  They have received a lot of welcomes from neighbors and he is looking forward 
to working with all and being part of the neighborhood.   

Robbins is looking forward to their continued work on the Master Plan.  He thanked 
everyone for their support and electing him as Chairman and he looks forward to their 
contributions and working together. 
 

 
      ORD-001-2021 PH-001-2021 
SET PUBLIC HEARING DATE – ZONING ORDINANCE AMENDMENTS: 

1. Changing ordinance violations from Misdemeanors to Civil Infractions 
2. Allow the Indoor Storage of Vehicles in the I-1 Limited Industrial Zoning 

District 
 
Attorney Schultz explained violation of an ordinance is a non-criminal act. This changes 
an ordinance violation from a misdemeanor to civil infraction.   
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Clarke asked if the city has given anyone a misdemeanor for a code violation.  Martin 
replied, not recently in the last year, but there have been in the past years. 
 
Becker asked what the most common ordinance violations  were.  Martin replied, junk in 
yard, junk vehicles, or garbage cans.  Attorney Schultz added structures without a 
permit and blight are most common.  Robbins inquired if it is safe to say warning notices 
are given first?  Martin stated first and foremost we want compliance.  They will receive 
a verbal communication if possible, written warning and a warning citation with 
communication, before writing a ticket. 
 
Chairman Robbins opened the meeting to the public.  There were no comments. 
 
Bahm addressed the industrial vehicle storage and prefaced that they didn’t provide 
ordinance language for this meeting. They felt with the change of Planning Commission 
members they should review what has been discussed.  She introduced Eric Fazzini 
from her office.  Fazzini briefly explained the ordinance amendment.   
 
Robbins asked what is the plan to proceed with this since they have no language for the 
ordinance amendment.  Martin’s goal was to have input from Planning commission now. 
Answering the questions Fazzini presented.  They will finish drafting the ordinance, 
publicize it, give it to Planning Commission to review, and set a public hearing.  They 
will need to listen to public input and make any changes/amendments they want.  After 
Planning Commission recommends the amendments it goes to City Council for 
approval.   
 
Robbins stated because where this is located, storing vehicles indoors isn’t a bad thing.  
There needs to be careful consideration around adding commercial vehicles, 
recreational vehicles, or motorcycles.  He feels the cars should be operable, no junk 
vehicles and they shouldn’t allow oil changes.   
 
Shelters stated the definition of commercial garage is broad.  He would like to see one 
that is heavier weighted; commercial vehicle is fairly defined as to what is not allow.  He 
asked if there was additional definition that would apply to Sylvan more.  Fazzini stated 
they use this language because it was close to the intended use. The first option is 
more specific to the goal of the text amendment. He would recommend being specific to 
the intent.  Clarke didn’t like the idea of commercial storage either.  He feels they need 
to establish the size of a vehicle being allowed.  He doesn’t want RV’s.  He may be ok 
with a 4-wheeler.  Custom cars are more in line with intent.  He questioned permitted 
special approval; does Planning Commission get to review this each time someone 
want indoor storage? The concept is good, maybe something that piggybacks on the 
M1 concourse.  He wouldn’t want to allow repair work. 
 
Morley wants to make sure they are homing in the applicants request and not 
expanding it more than necessary, such as RV’s which the applicant doesn’t mention.  
Bahm explained how they look at everything to test how they want to draft the 
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ordinance.  She is hearing all non-commercial vehicles, all vehicles stored indoors, 
operatable, no repair, and maybe less than 20’ in length.  Morley knows traffic flow was 
a concern.  Parking is limited there and would be a concern if car shows would be 
allowed.  Bahm clarified that is part of the Virginia language the applicant provided, but 
they are not asking for this she doesn’t believe.  Morley doesn’t feel car shows are fitting 
with the location.  Appointments or small visits are more fitting. 
 
Smith questioned limited access from Orchard Lake Road.  Fazzini explained there is 
some I-1 zoning off Greer Road.  There could be a site that doesn’t have front on 
Orchard Lake Road.     
 
Shelters suggested using GVW-gross vehicle weight in the definition.  This is used 
federally and locally.   
 
Becker addressed indoor verses outdoor storage.  If warehousing cars it should be 
Indoor only. Opening to the public and sales would fall under a dealership.  Fazzini 
clarified dealerships are a separate category and don’t fall under this.  Becker feels  
onsite amenities tends to lend to a dealership environment and walks a fine line.  
Becker questioned if there were any more concerns regarding traffic or access to the 
site? Fazzini said generally they look at this.   It is not a specific concern other than 
Orchard Lake front they mentioned.  Becker feels with the limited access to this 
particular business that shares entry access and parking with others in the strip, limiting 
the storage to indoors should be included. 
 
Clarke asked what parameters does the city have for events in an industrial area?  
Martin shared the city does regulate that indoor businesses are not allowed to have 
anything outdoors without a permit.  There are guidelines they would have to follow, and 
this would include industrial.  This includes number, size, parking, and things like this.  
Attorney Schultz clarified there is a difference between an occasional event and 
something that turns into the use of the property because they keep doing it.  Clarke 
wants to make sure they make a good definition for the size of the vehicle.  He is not 
sure which would be better GVW or 20’ in length.  He doesn’t want commercial.  
Shelters would have to look into GVW more, usually it is a good medium, but he is not 
sure if a retro fitted vehicle adds more weight. 
 
Nechal feels storage is already allowed in this zoning district and people are probably 
doing it anyway.  Martin stated industrial is for a more intense business, not for personal 
storage.  That is why they would have to amend the ordinance to allow it.   Attorney 
Schultz added, once you know about it, you can’t turn a blind eye.   
 
Fazzini reviewed things to look at non-commercial vehicles, using GVW, indoor storage 
only, operable, and licensed, no repair, still determine RV length if going to allow 
storage, no car shows.  Bahm added she is not sure if car shows needs to be 
addressed, because site plan review can probably be relied on. They could say no 
outdoor car shows. 
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Robbins stated some of the general categories he has heard are safety, noise, traffic, 
debris.  He asked that those standard be looked at as well. 
 
Robbins opened the topic to the public for comment.   
 
Nicole Menuck stated if this is for business purposes they will be renting space or 
subleasing to others to store. She doesn’t know if non-operational is necessary since 
the public won’t see, and weight restriction should be up to the owner.  She noted with 
M1 concourse people own the unit and can work on their car.   
 
James Baumgartner noted the granite fabricator keeps a lot of stuff outdoors he sees 
when walking on the trail.  He doesn’t know how you can restrict outdoor vehicles if not 
restricting the granite place too.   
 

Moved by Clarke, seconded Shelters, to set a public hearing for 7:00 p.m. March 
2, 2021 to amendment zoning ordinances:   

1. Changing ordinance violations from Misdemeanors to Civil Infractions 
2. Allow the Indoor Storage of Vehicles in the I-1 Limited Industrial Zoning 

District 
 

Yes:  Nechal, Robbins, Shelters, Smith, Becker, Clarke Morley 
No:   None       Motion Carried 

 
 
 
SIGN ORDINANCE    ORD-002-2021 
 
Martin shared this is an administrative update only.  This is being worked on in-house 
with Planners, Attorney and Martin, with input from emails he received from Planning 
Commission.  They will have something to discuss at the next meeting.   
 
 
 
CONTINUED MASTER PLAN DISCUSSION  MP-001-2021  
 
Bahm reviewed they started working on the Master Plan review last year.  Then the 
pandemic limited their ability to gather.  The community was very driven in the 
beginning, but soon after dropped off.  They want to get everyone involved.  Where they 
are with the document is they have existing conditions, demographics, and a market 
study done. They did a City Council and Planning Commission survey, online survey for 
residents which got 250 responses, and also a business survey which received 13 
responses. They have had conversations with Planning Commission in February, May, 
August, and October 2020.  They presented a virtual open house platform but felt it 
would be better to do hands on.  Another idea was for smaller meetings with Planning 
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Commission members holding and using information the Planners provided.  The 
weather is still not good to do a real open house.  Maybe late April, early May would 
work better with limiting the number of people allowed inside at a time.  After that they 
can go through the goals and objectives, work on the future land use map and 
designations.  Next would be thinking about the action strategies, but they need 
community engagement and input first. 
Clarke suggested doing the open house with reservations and doing it as soon as 
possible.  He does want community input. 
 
Nechal stated there are four new Planning Commission members and he is wondering if 
they have reviewed all the material.  Should this be addressed in some fashion?  The 
structure of how we are approaching the Master Plan process; he is not sure what it is 
and what they present to the public. He feels a good way to get public opinion is to ask 
a specific question.  Robbins asked if Becker and Morley received everything on the 
Master Plan.  Bahm stated unless Martin sent it to them; she can send them everything.  
She addressed the structure. Back in either September or October they showed some 
different kinds of development in residential and commercial.  Nothing has been 
decided.  This is what they want public input on.  They give options, collect context of 
community, issues facing the community.  They have brought some ideas and gotten 
good feedback from it.   
 
Morley feels more visuals are needed to get more concrete response from residents.  
She likes April/May for an open house.  This gives them time to revisit the documents 
provided and pull together more concrete topics, visuals for the public.  Bahm stated 
they will try to add more detail into the documents and more context.   
 
Robbins asked if there was a deadline for completion of the Master Plan.  Bahm stated 
there isn’t.  The longer it is drawn out, people will lose interest.  She recently updated 
the timeline from the one they provided at the beginning.  They can do plan 
development in May/June, July work on a draft, then there is a 60-day review period for 
adjacent communities.  Then a public hearing Sept/Oct and they could shoot for 
approval in Oct/Nov.  Robbins asked how the group meetings would be handled.  He 
addressed under the bylaws of the Planning Commission, may appoint advisory 
committees.  He is wondering if that is a strategy they can use here to seek input from 
the public. If they can do this, how do they assign members, what would be some 
potential topics for them to discuss. Robbins just wants to the see the process moved 
along. Bahm stated they would use the meeting tool kits which would be provided. They 
want to be very specific in what they are asking.  She would need to think about it more.  
She asked if Planning Commission is still interested in doing this?   
 
Nechal suggested a study session first.  They did this in the past when he was on 
Planning Commission a number of year ago.  He feels the plan is vague when he 
listened to past meetings and more home work needs to be do done before presenting 
to the public.   
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Chairman Robbins opened the meeting to the public. 
 
Nicole Menuck asked if there is a list of special items that need to be addressed.  This is 
what she would like to see.   
 
Midge Davidson felt this is a good meeting with good content.  She likes the idea of an 
advisory team who could work with Planning Commission.   
 
James Baumgartner stated communication is really important and feels a board of 
advisors would really help.  Robbins clarified it would be an advisory committee, not 
board.   
 
 
ADJOURNMENT 
 
 MOVED by Clarke, seconded Smith, to adjourn the Planning Commission 
meeting. 
 
 YES: All  NO: None  Meeting adjourned at 8:58 p.m. 
 
 
      __________________________________ 
      Dennise Dryden, Recording Secretary 
 
      _________________________________ 
      Jerry Nechal, Planning Commission Secretary  


