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In compliance with the Open Meetings Act, Public Act 267 of 1976, as amended, (MCL 
15.264), and State of Michigan Governor Gretchen Whitmer’s Executive Order 2020-
154, to hold City Planning Commission meetings electronically: 

 
CALL TO ORDER 

 
Chairperson Robbins called the meeting to order at 7:01 p.m. and presided over 

the Pledge of Allegiance.   
   
ROLL CALL       
 
 PRESENT  

Jim Smith, Graham Cousens, David Frankel, Mayor Aron Lorenz, Ed Robbins, 
Pete Shelters, William Brundage (7:20 p.m.-7:57 p.m.) 
 
EXCUSED     
 
ABSENT 
     
ALSO, PRESENT John Martin, City Manager; Dennise Dryden, Recording 

Secretary; and Jill Bahm, Eric Fazzini & Megan Cuneo, Planners from Giffels-Webster 
 
 

APPROVAL OF AGENDA 
 

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

 
YES: All          NO:  None      Motion Carried  
 

 
APPROVAL OF MINUTES 
   

MOVED by Cousens, seconded by Shelters to approve the Regular Meeting 
minutes of August 6, 2020, 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 3 guest in the meeting.   
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There were no comments.  
 
 
      MP-004-2020 
Master Plan Discussion 
 
Planner Bahm presented and discussed gateways to Sylvan Lake; why they are 
important, what elements contribute to a gateway, and where are the important 
gateways to Sylvan Lake.  
 
Cousens reaction feels it is a great idea but before we call out those entrances on 
Orchard Lake Road it needs to be a sharp looking corridor first.  We want to be proud of 
Orchard Lake Road and it isn’t there yet. He suggested engaging the residents with the 
design of the gateway.  Bahm would like to get some input from the residents on this 
when they hold an open house whether it be in person or online.   
 
Smith pointed out Sylvan Lake is only one side of Orchard Lake Road, which presents 
complexities for this issue. He feels they are discussing the businesses on Orchard 
Lake road, when the problem is the road itself which needs attention to.  It is difficult to 
drive and will become more so with more and more traffic.  Bahm agreed they need to 
think about how the road functions.  The Road Commission takes care of the road.  Also 
there are multi jurisdictions.  She suggested reaching out to them to discuss a plan that 
compliments each community. She recalled the Orchard Lake Corridor Plan that all the 
communities along Orchard Lake Road participated in.  Having some goals and 
strategies outlined in the Master Plan on improving traffic and pedestrian safety, 
enhancing appearance of the corridor, and then sharing this with the Road Commission.   
 
Robbins asked how conservative or aggressive should we be in doing this?  He agreed 
with Cousens comment of wanting to be proud of what we have.  Do we want to play up 
the city or do we want to be the “prettiest little city” and hide?  He feels they need 
resident’s input on this. He wants to look at everything in a fresh way.   
 
Frankel suggested holding events that highlight the businesses and shopping in Sylvan 
Lake, like Birmingham and Farmington Hills does with closing their streets for art 
exhibits and such.  Bahm thought those are good ideas.  Suggesting maybe using the 
trail to access those businesses because there is limited parking in front of businesses.  
Putting out tent signs to highlight the business. She would like to talk about it at an open 
house.  It can be part of the Master Plan under short-term or long-term strategies.   
 
Planner Fazzini shared “missing middle housing,” small scale multi-family housing, 
typically transitional areas.  Cousens asked why this is part of our discussion?  After the 
Whitfield discussion, he would like clarification.  Fazzini stated there are a couple areas 
in the Master Plan, demographics and also in the study showing the demand for multi-
family housing.  Specific designs such as rowhouses could tie into the future land use 
map.  It should be addressed in the zoning ordinance. Bahm added, it gives the city 
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some context to understand different types of housing.  There are different types 
between single family and apartments that may be appropriate in a certain location. 
 
Robbins recalled looking at the data and one of the demographic changes the city will 
go through in the next 10 year is doubling of the city’s senior community.  Bahm 
acknowledged that is correct and where do the seniors go if they want to stay in Sylvan 
Lake.  Their house may not be appropriate for first floor living and/or low maintenance.  
Robbins feels it is a smart way for the city to look at modernizing housing in Sylvan 
Lake.  A small area would be appropriate to do.  He is sure there are negatives too. 
 
Fazzini also spoke on accessory dwelling types.  Bahm added she did a presentation to 
Planning Commission a couple years ago on this. It is something you want your code to 
address.  Cousens recalled the presentation and he is a big fan of it.  It fits the character 
of Sylvan Lake and could be seamlessly integrated into the community.  You can 
require the owner has to live in one of the two units.  Robbins feels it would be 
interesting to know how many parcels have double lots to accommodate this.  He feels 
they should look at this.   
 
Bahm discussed building form, how the building frames the public realm.  The spaces 
around the building, sidewalks, streets, and public spaces.  The commercial corridor 
doesn’t engage the public.  She showed examples of framing out between people and 
cars, using landscaping or low retaining architectural wall.  She provided examples of 
Sylvan businesses which have the right of way area that could do some significant 
landscaping improvements.   Even the areas where they all parking lot; having the low 
retaining walls and entrance landscaping make people feel they are protected and 
comforted. Shelters asked if that is for the business to improve or the city?  Bahm 
replied, it can be for both.  The business survey is going on now.  Questions were asked 
on plans to stay in the city and willing to make improvements.  There could be a shared 
improvement where both the business and city pay for right of way improvements.  
There may be grant opportunities when the road gets reconstructed.    She suggested 
doing improvements in phases; starting small with ROW improvements and then phase 
II is something a little more and Phase III would be more substantial.  Shifting where 
your tax dollars go, could go toward improvements.  Robbins clarified but the only areas 
the city could share in would be the ROW.  Martin stated this discussion happened with 
the last two Master Plan updates.  There was discussion of a business association to 
help maintain things.  It is just getting the business to engage in this endeavor.  Bahm 
asked them to think about what kind of incentives do they have in place to improve the 
corridor.  She discuss facial improvements, getting rid of awnings to show the windows 
more, mural on a side wall, a green wall with vines on it.  She showed transitional 
buildings with living on the second floor and business below.   
 
Robbins said the Orchard Lake Road corridor is old and tired.  Trying to revamp it will 
be a huge effort, but worth it if it can be done.  Cousens agreed with Robbins.  He feels 
the mission at hand is to align on the vision and collaborate with the residents.  Paint 
that picture of what we want and enlist the help of the residents and business owners to 
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achieve that goal.  Robbins asked if Bahm could provide some pictures of what the 
corridor is now and impose how it could look.  Bahm agreed that would be the next step, 
she just wanted their input on what they want to see.   
 
Frankel asked if the Planners have ever tried to pull the businesses together for a 
meeting.  Bahm agreed they have.  They have to work out how they want to handle an 
open house with the pandemic.  
 
Bahm discussed possibly reducing the lanes on Orchard Lake Road from 4 to 3.  
Having a turn lane and adding more area to make improvements in the ROW.  It doesn’t 
make a drag on the traffic; it makes it safer for turning in having a middle turning lane.  
She would think West Bloomfield and Keego would be interested in this as well.   
 
The next step would be holding a virtual open house late September, early October. 
Bahm thanked Megan Cuneo for being a team member.  She is moving to Chicago.  
Cuneo thanked everyone for the opportunity to work with them.     
  
 
 
CITY MANAGER/COUNCIL COMMENTS 
 
Martin thanked the Planners for all the good information.  He is glad to see them 
exploring and looking at everything.  Martin mentioned a problem seen more in general 
is anger with the State of the world and displaced aggression.  City Manager’s 
Association is going to have a webinar on it.  He implores everybody to look at the 
positive things, try to be as happy as you can, and don’t dwell on the one or two things 
that are not going well. 
 
 
PLANNING COMMISSION COMMENTS 
 
Cousens feels this is a fun process and what is gratifying is triangulating the needs and 
desire of the residents, with the businesses, and city government.  With that we will be 
able to come up with a vision that will align and motivate everybody and bring this city 
together and dispense with some of the divisiveness we’ve seen over the last year or 
so.  He commends the board on the work they continue to do together.  He clarified last 
month’s minutes in that they talked about what kind of square footage we think that the 
city will support, in terms of new businesses now and in another 5 years.  He posed the 
question of how many square feet of vacant businesses we have today because he felt 
like the 80,000 sq. ft., there is a danger of that being misunderstood to represent the 
amount of new construction the city could support. 
   
Shelters thanked the Planners for their presentation.   
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Smith echoed those thoughts.  He is humbled to be associated with such smart people 
in these meetings.   
 
Frankel  also thanked the Planners and he expressed he learned a lot.  There is a lot of 
brain power with this group and they come up with very positive and productive 
resolutions to making sure this works in the community and that it remains a gem.  
There were a lot of good ideas and discussion tonight.   
 
Robbins shared what he has learned in his business career if you don’t have a good 
idea what the end result is, you will never get there.  Having a starting place that shows 
everybody here is what it could be.  And then working backwards into getting a lot of 
corroboration, thoughts, and modification; and help bring everybody together, is how he 
sees it going forward.  How the pieces go and how they fit together.   He hopes they are 
successful in being able to provide a vision and then work with the community to 
collaborate on such a plan that we can get the buy in necessary, and the resources to 
make this actually work.   
 
ADJOURNMENT 
 
 MOVED by Cousens, seconded Shelters, to adjourn the Planning Commission 
meeting. 
 
 YES: All  NO: None  Meeting adjourned at 8:27 p.m. 
 
 
      __________________________________ 
      Dennise Dryden, Recording Secretary 
 
      _________________________________ 
      Jim Smith, Planning Commission Secretary  


