
CHARTER TOWNSHIP OF ORION
PLANNING COMMISSION REGULAR MEETING AGENDA

WEDNESDAY, OCTOBER 5, 2022 - 7:00 PM
ORION TOWNSHIP MUNICIPAL COMPLEX BOARD ROOM

2323 JOSLYN ROAD
LAKE ORION, MI 48360

1. OPEN MEETING
2. ROLL CALL
3. MINUTES

A. 09-07-2022, Planning Commission Regular Meeting Minutes
4. AGENDA REVIEW AND APPROVAL
5. BRIEF PUBLIC COMMENT - NON AGENDA ITEMS ONLY
6. CONSENT AGENDA
7. NEW BUSINESS

A. PC-2019-06, Silverbell Pointe, PUD Amendment, amendment to the final PUD plan, located on 
4 vacant parcels south of Silverbell Rd. on the east side of Joslyn Rd. (Sidwell #s 09-33-201-001, 
09-33-128-001, 09-28-379-001, 09-28-451-001).
B. Discussion on possible test amendment.

8. UNFINISHED BUSINESS
9. PUBLIC COMMENTS
10. COMMUNICATIONS
11. PLANNERS REPORT/EDUCATION
12. COMMITTEE REPORTS                                                                                    
13. FUTURE PUBLIC HEARINGS
14. CHAIRMAN COMMENTS
15. COMMISSIONERS' COMMENTS
16. ADJOURNMENT

In the spirit of compliance with the Americans with Disabilities Act, individuals with a disability should feel free to 
contact Penny S. Shults, Clerk, at (248) 391-0304, ext. 4001, at least seventy-two hours in advance of the meeting to 
request accommodations.
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CHARTER TOWNSHIP OF ORION PLANNING COMMISSION 
* * * * * A G E N D A * * * * * 

REGULAR MEETING – WEDNESDAY, OCTOBER 5, 2022 - 7:00 P.M. 
ORION TOWNSHIP MUNICIPAL COMPLEX BOARD ROOM 

2323 JOSLYN ROAD, LAKE ORION, MI  48360  

 
1. OPEN MEETING 
 

2. ROLL CALL 
 

3.  MINUTES  
A. 9-7-22, Planning Commission Regular Meeting Minutes 

 

4.  AGENDA REVIEW AND APPROVAL 
 

5.  BRIEF PUBLIC COMMENT – NON-AGENDA ITEMS ONLY 
 

6.  CONSENT AGENDA  
   
7.  NEW BUSINESS 
 

A. PC-2019-06, Silverbell Pointe, amendment to the final PUD plan, located on 4 vacant parcels 
south of Silverbell Rd. on the east side of Joslyn Rd. (Sidwell #s 09-33-201-001, 09-33-128-
001, 09-28-379-001, 09-28-451-001). 

 

B.    Discussion on possible text amendment.  
 

8.  UNFINISHED BUSINESS 
 

9.  PUBLIC COMMENTS 
 

10.  COMMUNICATIONS 
 

11.  PLANNERS REPORT/EDUCATION 
 

12. COMMITTEE REPORTS 
 

13. FUTURE PUBLIC HEARINGS 
 

14. CHAIRMAN’S COMMENTS 
 

15. COMMISSIONERS’ COMMENTS 
 

16. ADJOURNMENT 
 

 

 

 

 

 

 

 

 

 

 

 

In the spirit of compliance with the Americans with Disabilities Act, individuals with a 
disability should feel free to contact the Township at least seventy-two hours in advance of 
the meeting when requesting accommodations. 

2



CHARTER TOWNSHIP OF ORION PLANNING COMMISSION
****** MINUTES  ******

REGULAR MEETING, WEDNESDAY, SEPTEMBER 7, 2022

The Charter Township of Orion Planning Commission held a regular meeting on Wednesday, 
September 7, 2022, at 7:00 p.m. at the Orion Township Municipality Complex Board Room, 
2323 Joslyn Road, Lake Orion, Michigan 48360.

PLANNING COMMISSION MEMBERS PRESENT:
Scott Reynolds, Chairman Don Walker, PC Rep to ZBA
Don Gross, Vice Chairman Joe St. Henry, Secretary
Kim Urbanowski, BOT Rep to PC Jessica Gingell, Commissioner
Derek Brackon, Commissioner

PLANNING COMMISSION MEMBERS ABSENT:
None.

1.  OPEN MEETING
Chairman Reynolds opened the meeting at 7:00 p.m.

2.  ROLL CALL
As noted

CONSULTANTS PRESENT:
Tammy Girling, Township Planning & Zoning Director

OTHERS PRESENT:
None.

3.  MINUTES
A. 8-17-22, Planning Commission Regular Meeting Minutes
B. 8-17-22, Planning Commission Public Hearing Meeting Minutes for PC-22-31, 1112-1128 

Lapeer Road Rezone Meeting Minutes
Moved by Vice-Chairman Gross, seconded by Commissioner Gingell to approve both sets of 
minutes as presented.  Motion carried

4. AGENDA REVIEW AND APPROVAL
Moved by Vice-Chairman Gross, seconded by Trustee Urbanowski, to approve the agenda as 
presented.  Motion carried

5. BRIEF PUBLIC COMMENT – NON-AGENDA ITEMS ONLY
None.

6.  CONSENT AGENDA
None.

7.  NEW BUSINESS
A.  PC-22-33, Peninsula Agriculture LLC., Ord. 154 Class C Grower Application, location 210 
W. Silverbell Rd., (parcel 09-26-300-012).

Chairman Reynolds said that he wanted to disclose that Peninsula Agriculture has been a client 
of his employer AKA Architects, but he had no involvement in this application.  He asked if 
anyone had an issue with that.  No one had any issues.

Chairman Reynolds asked if anyone had any questions regarding the #154 application.  There 
were not.
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Moved by Trustee Urbanowski, seconded by Secretary St. Henry, that the Planning 
Commission grants approval of the application, as required per Ord. #154, for PC-22-33, 
Peninsula Agriculture LLC, for a Class “C” growing facility, located at 210 W. Silverbell Rd. 
(parcel 09-26-300-012) based on the following findings of fact that the operation does meet the 
following requirements:  it is located in an IP zoning district; it is located in a building that meets 
all the distance requirements shown in Ord. 154; the location received a waiver from the Board 
of Trustees to be located in a building that has an ingress/egress road with greater than 6,000 
vehicles/day; is located in a building that has an ingress/egress road that does not serve as a 
road that also serves for residential zoning.  The motion is conditioned upon the applicant 
meeting all applicable Township Ordinances and promulgated standards of the Township and, 
prior to opening, shall demonstrate to the Township that it meets the rules and regulations 
promulgated by the State Marihuana Licensing Board.

Roll call vote was as follows Gingell, yes; Brackon, yes; St. Henry, yes; Gross, yes; 
Urbanowski, yes; Walker, yes; Reynolds, yes.  Motion carried 7-0

B. PC-22-34, Peninsula Agriculture LLC., Ord. 154 Class C Grower Application, located at 210 
W. Silverbell Rd. (parcel 09-26-300-012).

Chairman Reynolds said he wanted to disclose a potential conflict of interest.  He asked if 
anyone had an issue with something different with this one, please speak up.  No one had an 
issue.

Moved by Secretary St. Henry, seconded by Vice-Chairman Gross, that the Planning 
Commission grant approval of the application, as required per Ord. #154, for PC-22-34, 
Peninsula Agriculture LLC, for a Class “C” growing facility, located at 210 W. Silverbell Rd. 
(parcel #09-26-300-012) based on the findings of fact that the operation does meet the following 
location requirements:  it is located in an IP zoning district; it is located in a building that meets 
all the distance requirements shown in Ord. 154;  the location received a waiver from the Board 
of Trustees to be located in a building that has an ingress/egress road with greater than 6,000 
vehicles/day; it is located in a building that has an ingress/egress road that does not serve as a 
road that also serves for residential zoning.  This motion is based on the conditions:  the 
applicant meets all applicable Township Ordinances and promulgated standards of the 
Township and, prior to opening, shall demonstrate to the Township that it meets the rules and 
regulations promulgated by the State Marihuana Licensing Board.

Roll call vote was as follows: Brackon, yes; Urbanowski, yes; St. Henry, yes; Walker, yes; 
Gross, yes; Gingell, yes; Reynolds, yes.  Motion carried 7-0  

C. PC-22-35, Township Initiated Text Amendment to Zoning Ord. #78, Article XXX, Section 
30.09, Performance Guarantees.

Chairman Reynolds said if everyone recalls in their Joint Meeting last year, they formulated a 
handful of committees and one of which was to explore Performance Guarantees.  He added 
that Performance Guarantees are provided on all projects and currently as the ordinance is 
written right now is requiring either cash or an irrevocable line of credit.  Other communities 
surrounding them also entertain the idea of a bond.  The bond can be called upon to essentially 
provide the same guarantee, but as another avenue for applicants to provide them the 
guarantee but not have either cash or a line of credit tied up.  They did as a committee take a 
look at this and they have been working through it for the past eight months.  In front of them 
tonight are the amendments that have been proposed by the committee.  For the most part, 
what they will see is the idea of introducing the bond along with a handful of other amendments 
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within the bigger picture that just speak to some languages that they have taken from other 
communities, and their lawyer has reviewed this.  There is no action this evening it is more of a 
heads up because there will be a formal hearing on this, it does need to be advertised because 
they are modifying their ordinance.  He asked if there were any questions.  He added that if they 
don’t have an answer, they can bring those answers to their next meeting.  

Vice-Chairman Gross asked if there were any developers involved in the committee.  Chairman 
Reynolds replied that they did end up having himself as an architect, and Gary Roberts who 
does work with them with developments, so he had some input.  There was a lot of discussion 
about what parts is this going to influence, and the bigger picture of it.  Their efforts here were 
they looked at the surrounding neighborhoods and said what languages would be something 
good to pull into.  He was aware and that was probably why it was brought to their attention at 
the joint meeting was it was a section that they were hearing applicants say that they can’t 
proceed with their project because they are tying up too much of their cash or credit line and if 
they could do a bond.  Technically they did not allow what other communities do.  This is a 
direct result of that, they still have the ability to call on the bond, they are still allowing all of that 
to occur, and they still have the guarantee.  In so many ways they did have their input as they 
developed this.

Chairman Reynolds stated that there is no action needed just a heads up.  He thought in their 
first meeting in October they would be taking a look at this so look forward to a public hearing 
publish date in the near future.

8.  UNFINISHED BUSINESS
None.

9.  PUBLIC COMMENTS
None.

10.  COMMUNICATIONS
None.

11.  PLANNERS REPORTS
None.

12.  COMMITTEE REPORTS
None.

13.  PUBLIC HEARINGS
None.

14.  CHAIRMAN’S COMMENTS
Chairman Reynolds said he would not be at the next couple of meetings because he is getting 
married.

15.  COMMISSIONERS’ COMMENTS
Trustee Urbanowski stated that the Culvers on Brown Rd. across from Costco, there will be a 
groundbreaking ceremony on September 13th at 11:30 a.m. and everyone is invited to come to 
that.  
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16.  ADJOURNMENT
Moved by Trustee Urbanowski, seconded by Commissioner Gingell, to adjourn the meeting at 
7:10 p.m.  Motion carried.

Respectfully submitted,

 

Debra Walton  
PC/ZBA Recording Secretary ___________________________________
Charter Township of Orion Planning Commission Approval Date
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THIS DRAWING AND DESIGN ARE THE PROPERTY OF

PEA, INC. THEY ARE SUBMITTED ON THE CONDITION

THAT THEY ARE NOT TO BE USED, REPRODUCED, OR

COPIED, IN WHOLE OR IN PART, OR USED FOR

FURNISHING INFORMATION TO OTHERS, WITHOUT THE

PRIOR WRITTEN CONSENT OF PEA, INC. ALL COMMON

LAW RIGHTS OF COPYRIGHT AND OTHERWISE ARE

HEREBY SPECIFICALLY RESERVED.     ©  2020 PEA, INC.

CONSTRUCTION CONTRACTOR AGREES THAT IN

ACCORDANCE WITH GENERALLY ACCEPTED

CONSTRUCTION PRACTICES, CONSTRUCTION

CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE

AND COMPLETE RESPONSIBILITY FOR JOB SITE

CONDITIONS DURING THE COURSE OF CONSTRUCTION

OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS

AND PROPERTY; THAT THIS REQUIREMENT SHALL BE

MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED

TO NORMAL WORKING HOURS, AND CONSTRUCTION

CONTRACTOR FURTHER AGREES TO DEFEND,

INDEMNIFY AND HOLD DESIGN PROFESSIONAL

HARMLESS FROM ANY AND ALL LIABILITY, REAL OR

ALLEGED, IN CONNECTION WITH THE PERFORMANCE

OF WORK ON THIS PROJECT EXCEPTING LIABILITY

ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN

PROFESSIONAL.
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CAUTION!!

THE LOCATIONS AND ELEVATIONS OF EXISTING

UNDERGROUND UTILITIES AS SHOWN ON THIS

DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS

EITHER EXPRESSED OR IMPLIED AS TO THE

COMPLETENESS OR ACCURACY THEREOF. THE

CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE

FOR DETERMINING THE EXACT UTILITY LOCATIONS AND

ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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LAW RIGHTS OF COPYRIGHT AND OTHERWISE ARE
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CONSTRUCTION CONTRACTOR AGREES THAT IN

ACCORDANCE WITH GENERALLY ACCEPTED

CONSTRUCTION PRACTICES, CONSTRUCTION

CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE

AND COMPLETE RESPONSIBILITY FOR JOB SITE

CONDITIONS DURING THE COURSE OF CONSTRUCTION

OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS

AND PROPERTY; THAT THIS REQUIREMENT SHALL BE

MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED

TO NORMAL WORKING HOURS, AND CONSTRUCTION

CONTRACTOR FURTHER AGREES TO DEFEND,

INDEMNIFY AND HOLD DESIGN PROFESSIONAL

HARMLESS FROM ANY AND ALL LIABILITY, REAL OR

ALLEGED, IN CONNECTION WITH THE PERFORMANCE

OF WORK ON THIS PROJECT EXCEPTING LIABILITY

ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN

PROFESSIONAL.
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CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE

FOR DETERMINING THE EXACT UTILITY LOCATIONS AND

ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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LAW RIGHTS OF COPYRIGHT AND OTHERWISE ARE
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CONSTRUCTION CONTRACTOR AGREES THAT IN

ACCORDANCE WITH GENERALLY ACCEPTED

CONSTRUCTION PRACTICES, CONSTRUCTION

CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE

AND COMPLETE RESPONSIBILITY FOR JOB SITE

CONDITIONS DURING THE COURSE OF CONSTRUCTION

OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS

AND PROPERTY; THAT THIS REQUIREMENT SHALL BE

MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED

TO NORMAL WORKING HOURS, AND CONSTRUCTION

CONTRACTOR FURTHER AGREES TO DEFEND,

INDEMNIFY AND HOLD DESIGN PROFESSIONAL

HARMLESS FROM ANY AND ALL LIABILITY, REAL OR

ALLEGED, IN CONNECTION WITH THE PERFORMANCE

OF WORK ON THIS PROJECT EXCEPTING LIABILITY

ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN

PROFESSIONAL.
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FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
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CONSTRUCTION PRACTICES, CONSTRUCTION

CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE

AND COMPLETE RESPONSIBILITY FOR JOB SITE

CONDITIONS DURING THE COURSE OF CONSTRUCTION

OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS

AND PROPERTY; THAT THIS REQUIREMENT SHALL BE

MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED

TO NORMAL WORKING HOURS, AND CONSTRUCTION

CONTRACTOR FURTHER AGREES TO DEFEND,

INDEMNIFY AND HOLD DESIGN PROFESSIONAL

HARMLESS FROM ANY AND ALL LIABILITY, REAL OR

ALLEGED, IN CONNECTION WITH THE PERFORMANCE

OF WORK ON THIS PROJECT EXCEPTING LIABILITY
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TO NORMAL WORKING HOURS, AND CONSTRUCTION
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CONSTRUCTION CONTRACTOR AGREES THAT IN

ACCORDANCE WITH GENERALLY ACCEPTED

CONSTRUCTION PRACTICES, CONSTRUCTION

CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE

AND COMPLETE RESPONSIBILITY FOR JOB SITE

CONDITIONS DURING THE COURSE OF CONSTRUCTION

OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS

AND PROPERTY; THAT THIS REQUIREMENT SHALL BE

MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED

TO NORMAL WORKING HOURS, AND CONSTRUCTION

CONTRACTOR FURTHER AGREES TO DEFEND,

INDEMNIFY AND HOLD DESIGN PROFESSIONAL
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ALLEGED, IN CONNECTION WITH THE PERFORMANCE

OF WORK ON THIS PROJECT EXCEPTING LIABILITY

ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
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CAUTION!!

THE LOCATIONS AND ELEVATIONS OF EXISTING

UNDERGROUND UTILITIES AS SHOWN ON THIS

DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS

EITHER EXPRESSED OR IMPLIED AS TO THE

COMPLETENESS OR ACCURACY THEREOF. THE

CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE

FOR DETERMINING THE EXACT UTILITY LOCATIONS AND

ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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PEA, INC. THEY ARE SUBMITTED ON THE CONDITION

THAT THEY ARE NOT TO BE USED, REPRODUCED, OR

COPIED, IN WHOLE OR IN PART, OR USED FOR

FURNISHING INFORMATION TO OTHERS, WITHOUT THE

PRIOR WRITTEN CONSENT OF PEA, INC. ALL COMMON

LAW RIGHTS OF COPYRIGHT AND OTHERWISE ARE

HEREBY SPECIFICALLY RESERVED.     ©  2020 PEA, INC.

CONSTRUCTION CONTRACTOR AGREES THAT IN

ACCORDANCE WITH GENERALLY ACCEPTED

CONSTRUCTION PRACTICES, CONSTRUCTION

CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE

AND COMPLETE RESPONSIBILITY FOR JOB SITE

CONDITIONS DURING THE COURSE OF CONSTRUCTION

OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS

AND PROPERTY; THAT THIS REQUIREMENT SHALL BE

MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED

TO NORMAL WORKING HOURS, AND CONSTRUCTION

CONTRACTOR FURTHER AGREES TO DEFEND,

INDEMNIFY AND HOLD DESIGN PROFESSIONAL

HARMLESS FROM ANY AND ALL LIABILITY, REAL OR

ALLEGED, IN CONNECTION WITH THE PERFORMANCE

OF WORK ON THIS PROJECT EXCEPTING LIABILITY

ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN

PROFESSIONAL.
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LAW RIGHTS OF COPYRIGHT AND OTHERWISE ARE
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CONSTRUCTION CONTRACTOR AGREES THAT IN

ACCORDANCE WITH GENERALLY ACCEPTED

CONSTRUCTION PRACTICES, CONSTRUCTION

CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE

AND COMPLETE RESPONSIBILITY FOR JOB SITE

CONDITIONS DURING THE COURSE OF CONSTRUCTION

OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS

AND PROPERTY; THAT THIS REQUIREMENT SHALL BE

MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED

TO NORMAL WORKING HOURS, AND CONSTRUCTION

CONTRACTOR FURTHER AGREES TO DEFEND,

INDEMNIFY AND HOLD DESIGN PROFESSIONAL

HARMLESS FROM ANY AND ALL LIABILITY, REAL OR

ALLEGED, IN CONNECTION WITH THE PERFORMANCE

OF WORK ON THIS PROJECT EXCEPTING LIABILITY

ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN

PROFESSIONAL.
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UNDERGROUND UTILITIES AS SHOWN ON THIS

DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS

EITHER EXPRESSED OR IMPLIED AS TO THE

COMPLETENESS OR ACCURACY THEREOF. THE

CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE

FOR DETERMINING THE EXACT UTILITY LOCATIONS AND

ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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CHARTER TOWNSHIP OF ORION PLANNING COMMISSION 
******  MINUTES  ****** 

REGULAR MEETING, WEDNESDAY, MAY 6, 2020 
 

The Charter Township of Orion Planning Commission held a regular meeting on Wednesday, May 6, 
2020, at 7:00 pm VIA VIDEO CONFERENCE - GoToMeeting Access code 599-669-285  

or VIA TELEPHONE 1-(571) 317-3122 Access Code 599-669-285 
 (Meeting being conducted via video/telephone conference due to the health concern of COVID-19 and 

the Governor's Executive Order 2020-15) 

PLANNING COMMISSION MEMBERS PRESENT: 
Justin Dunaskiss, Chairman Don Walker, PC Rep to ZBA  
Don Gross, Commissioner    John Steimel, BOT Rep to PC 
Scott Reynolds, Vice Chairman   Judy Ryan, Commissioner 
 
PLANNING COMMISSION MEMBERS ABSENT: 
Joe St. Henry, Secretary 
 
1.  OPEN MEETING 
Chairman Dunaskiss opened the meeting at 7:03 pm 
 
2.  ROLL CALL 
As noted 
 
CONSULTANTS PRESENT: 
Rodney Arroyo, (Township Planner) of Giffels Webster 
Mark Landis, (Township Engineer) of OHM Advisors  
Tammy Girling, Township Planning & Zoning Director 
Jeff Williams, Township Fire Marshal 
 
OTHERS PRESENT: 
Andy Milia         John Thompson 
Kate (last name not provided)     David Steuer 
Debra Walton 
 
3.  MINUTES  
A. 4-15-20, Planning Commission Regular Meeting Minutes 

 
Moved by Commissioner Walker, seconded by Commissioner Gross, to approve the minutes 
as presented.  
 
4.  AGENDA REVIEW AND APPROVAL 
Moved by Commissioner Gross, seconded by Trustee Steimel, to approve the agenda as 
presented. 
 

 
Chairman Dunaskiss recessed the regular meeting and opened the Public Hearing for PC-2019-
51, Township Initiated Text Amendment, to Zoning Ordinance #78, Articles 2, 33, & 34 at 7:05 
pm. 
 
Chairman Dunaskiss closed the Public Hearing for PC-2019-51 at 7:20 pm and reconvened the 
regular Planning Commission meeting. 
 

 
5.  BRIEF PUBLIC COMMENT – NON-AGENDA ITEMS ONLY 
None heard 
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6.  CONSENT AGENDA 
None 
 
7.  NEW BUSINESS 
A. PC-2019-06, Silverbell Pointe PUD Final Plan, located on 4 vacant parcels south of Silverbell 
Rd. on the east side of Joslyn Rd. (parcel #09-33-201-001, 09-33-128-001, 09-28-379-001, & 
09-28-451-001).  
 
Chairman Dunaskiss asked the petitioner to give an overview of this final PUD project. 
 
Mr. John Thompson with PEA, representing Franklin Ridge Homes, LLC.   
 
Mr. Thompson stated that Silverbell Pointe is located east of Joslyn Rd. and south of Silverbell 
Rd.  The development is defined on the east side of the CN Railroad.   The site is approximately 
74 acres, and they are proposing to develop a 28-acre single-family community with 46 single-
family homes, a community park, and the site is all elevated above Mudd Lake and the 
surrounding wetlands.  The four (4) acres in the north-east corner of Silverbell and Joslyn Rd., 
they are proposing to donate a four (4) acre parcel as a Township Park.  Additionally, they will 
be providing 20%, half of the recreational open space.   
 
Mr. Thompson gave a brief history.  He stated that originally when they submitted the site plan, 
they had 60 lots.  Through several meetings and assistance with both the Planning Department 
and the Planning Commissioners, they refined that plan down to 50 lots.  In June 2019, the 
Planning Commission forwarded the plan to the Township Board and on June 17, 2019, the 
Board approved the preliminary PUD subject to removal of four (4) additional lots on Silverbell 
Rd.   
 
Mr. Thompson said they are there to request a recommendation for final PUD approval, subject 
to the consultant’s review letters, and with the following amendments and clarification: 1) the 
Township safety path, they provided an eight-foot-wide path across the Joslyn Rd. frontage, 
which is required by the ordinance.  They are requesting not to extend that path outside of the 
development limits; 2) based on some clarification of the woodland ordinance, they understood 
that the protected trees are exempt from replacement within the development.  Therefore, there 
are 16 landmark trees that are to be removed within the development for a total of 481 caliper 
inches.  With a four-inch replacement, that is at 120 replacement trees required.  They currently 
are showing 115 replacement trees.  They are suggesting adding five (5) additional trees to the 
plan, so that replacement trees equal removed trees.  This will eliminate the need for the tree 
fund.  3) Jamm Rd. is under the jurisdiction of the Road Commission and is their responsibility 
for them to maintain.  They are offering to provide a one-time repair and thought that long term 
maintenance of that EBA should remain under the jurisdiction of the Road Commission and 
simply be requested by the Township if repairs are needed as they would do for any other 
gravel road that was in disrepair as owned by the county. 4) the ordinance requires that at least 
50% of the dwelling units with attached garages include either side entry garages, or recess 
garages, meaning that the front of each garage is at least five (5) feet behind the frontline of the 
living portion of the dwelling unit.  They showed on the plan all side entry units for the purpose 
of making sure that they would work.  The intent is, as indicated on the plan, that at least 50% of 
those units shall be side-entry.  5) They don’t have a defined homebuilder.  When it comes to 
the material specification for the housing, the housing materials, they wanted to define 
something that was of high-quality materials, but still left some latitude for the prospective 
homebuilder that may come in.  As they defined it in the Master Deed, they said that exterior 
building materials will consist of brick, stone, and hardiplank siding, or equivalent siding.  
Dimensional asphalt shingles will be used.  For the roofing, the front and sidewalls of the first 
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story of the homes and the sidewalls of exposed below-grade walls of homes will be covered 
with brick or stone.  They we’re hoping that was a sufficient definition to make sure that they get 
a high-quality house, but still allows them to bring in the custom builder and meet those needs 
that they are going to require, as well. 6) They requested to begin the construction within two (2) 
years of the date of final site plan approval rather than one (1) year. Based on the current 
conditions that they are currently living in they are afraid that the economics just might not be 
there. 
 
Mr. Thompson said in conclusion, based on the consultant’s review, that the final PUD plans are 
in substantial compliance with the Townships ordinance and standards. With their proposed 
clarification they respectfully request their recommendation for final PUD approval subject to 
OHM and Gifflels letters as amended. 
 
Planner Arroyo read through his review letter date stamped April 24, 2020. 
 
Engineer Landis read through his review letter date stamped April 16, 2020. 
 
Fire Marshall Williams read through his review letter date stamped April 16, 2020. 
 
Chairman Dunaskiss stated that they did receive a letter from the Public Service Director, and 
he had no further concerns.  The Road Commission provided a letter with regard to their 
qualification requirements.   
 
Chairman Dunaskiss asked the applicant if they had any additional questions or concerns? 
 
Mr. Thompson stated that addressing Planner Arroyo's comments, exhibit “B” the open space 
area “E” was an oversite on their part, that will be a common element and they will make that 
revision.  He added that regarding the building materials they are willing to work the Township 
administratively to further refine that, and could take care of that during the Master Deed 
process, they have language that would tweak that to their satisfaction.  They are preparing a 
wetland permit to submit to both the Township and EGLE. 
 
Mr. Thompson said regarding the Fire Department comments, he said that at the beginning of 
the project they talked about secondary access points, and two (2) means of egress.  What they 
had resolved during the preliminary stages was that the entrance would be a boulevard 
entrance and then be referred to as two (2) points of access.  He thought that they had 
resolved, the two (2) points of access over 30 units.  At this point, they do not plan on fire 
suppressing the homes as a requirement of the development.   
 
Vice-Chairman Reynolds asked if the two points of access are addressed by having a boulevard 
entry?  He thought that they had to be separated by a certain distance?  Fire Marshal Williams 
replied that the fire code does have a description of that.  When it talks about secondary access 
and two (2) access points, a boulevard entrance does not meet the requirements of the 
international fire code.  There are specific requirements that say for a secondary access point, 
the secondary access point needs to be on the opposite end of the site.  Obviously, a boulevard 
entrance does not account for that. 
 
Vice-Chairman Reynolds stated that he didn’t have any issues with the safety path being within 
the development limits and keeping that within those parameters and not extending it up to the 
next intersection.  He was also good with the applicant keeping no contribution to the tree fund 
as long as the replacements can stay on the site.  He was still open to a discussion with Jamm 
Rd. responsibility for access.  He was good with the building material comments and the way 
they are written that a hardy material along with stone or brick and the way it was described he 

105



CHARTER TOWNSHIP OF ORION PLANNING COMMISSION MINUTES  
REGULAR MEETING, MAY 6, 2020 

_____________________________________________________________________________________________ 

 

4 

 

thought it was a decent parameter.  He was still open to see elevations in the future for 
administrative approval just to acknowledge that those are, parameters are still being met.  He 
would be open to the two (2) year build window as long as there is a reasonable timeframe from 
the start of construction to the end of construction.  
 
Trustee Steimel said that he is enameled about giving a two (2) year extension right off the bat.  
He didn’t want to set a precedent like that.  If they need to come back for an extension it is not a 
big deal.  He didn’t want to get into starting an approval of a project that they start granting 
extension right away.  He thought that extending the safety path beyond, their borders, is not 
really part of this, and he was fine with that.  They are getting that property on Silverbell and felt 
they were covered there.  The building material might be tricky. They might have to come right 
out and define, like, a small committee that would review once the project came in.  How would 
they administratively review that?  Who would that be?  Would that be the Building Department? 
Planning & Zoning Director Girling said that it does pose a bit of a challenge.  If a neighborhood 
is approved and Planning & Zoning is out of the picture, and then it is at Building Department 
and they are looking at if it is going in slowly in different homes, it is from one department to 
another department.  She has seen in the past where there is something outline in the PUD 
agreement with the degree of building materials that are required, and then that PUD agreement 
is on file and the Building Department can reference that.  She added that it is a bit of a 
challenge.  In her opinion, not saying that it can’t be done, but she thought another way to 
handle it would be preferred for her. 
 
Commissioner Ryan asked if it would be possible because they don’t have a contractor or 
developer selected yet, that they say they need to bring it back to the Planning Commission 
once they have a developer and they have proposed plans for their approval at that point? 
 
Planning & Zoning Director stated she would want clarity because being that this is a PUD, the 
Planning Commission is a recommending body to the Township Board is the approving body.  
There are minor and major PUD modifications.  The minor only goes to the Planning 
Commission and the major go to the Township Board.  The architecture, if it is a part of the 
approval, can be considered a major alteration.  She was not saying it would not work, but it 
needs to be really explicit the course it needs to take if that is the way they are handling it. 
 
Trustee Steimel said he thought that they had a similar situation in Stonegate East.  It was a 
multiple builders’ that went in there and were selling the lots as it went.  He wasn’t sure how the 
Building Department handled that?  He thought that they did do a review to make sure that 
whatever style of home was going to be built, that it matched the general criteria.  Planning & 
Zoning Director Girling said she did not recall that.  She recalled reading about was Orion 
Village Crossing, the townhomes in the back had certain criteria, it was a PUD, but they did as a 
community benefit say that it was superior architecture. They came in and said that they don’t 
want the chimneys, it did have to come back because their architecture was considered superior 
architecture, it was subjective and the Planning Commission had to make a determination on 
whether they were going to agree to the alterations to it. She didn’t remember on Stonegate, but 
Stonegate was a consent judgment and five (5) or six (6) modifications.   
 
Commissioner Walker said that he had empathy for the petitioner in that they were there back in 
June.  He voted against what they wanted, and now he is trying to vote for what they want, but 
wasn’t sure if he was convinced yet, because that they don’t have a builder yet.  This project 
has been going on for some time and there is not a commitment to the construction of the 
exterior construction.  The Jamm Rd. reluctance to take care of that bothered him, and the Fire 
Marshal’s comments bothered him.  
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Commissioner Gross said relative to the safety path, if the applicant does not feel that he is able 
to construct the safety path up to Silverbell, would it not be appropriate to have a donation of the 
safety path fund be considered in lieu thereof, so, that safety paths can be maintained in the 
future.  Regarding the building materials, he liked what the applicants said about the types of 
materials that are being proposed and thought it should be incorporated into the PUD 
agreement into Article 5, section 5.7, where it talks about building materials.  Also, if they could 
resolve a method to how the actual elevations would be reviewed. 
 
Mr. Thompson said to respectfully disagree with the Fire Department’s comment.  They have 
done multiple sites in multiple communities that utilized the boulevard entrance as a secondary 
entrance.  They went through these discussions with both the Township Engineer as well as he 
thought the Fire Department to clarify these issues under the preliminary PUD process.  There 
were discussions about putting a secondary access if it was feasible or not, and this was the 
final determination that they had all agreed upon that was approved at the preliminary PUD 
stage.  He didn’t realize this time was going to come up again as he thought that it was 
resolved.  He added that regarding the building materials, they have the materials identified in 
the Master Deed.  They can include those same descriptions in the PUD agreement.  With 
respect Jamm Rd. that is a public road, it is a gravel road, similar to what would happen if the 
public called the Township and indicate that the road wasn’t being maintained, that would be 
deferred to the Road Commission to maintain, so this is something that is already their 
responsibility.  They can assist with contacting the Road Commission on the Township’s behalf, 
or as a local resident and request that they maintain it.  They in good faith would make sure that 
it was in proper condition for the time of their site development.  They wanted to at least offer up 
that they would take care of this to make sure it is up to grade and to make sure that the Fire 
Department would be, at the time of the development.   He added that this is like saying that 
they would like you to fix the potholes on Joslyn Rd. from their site to Silverbell in perpetuity.  It 
is their opinion; it already has a responsible party.  They felt that if there were issues with 
regards to this when it was originally developed when the Road Commission purchased the lot, 
and it wasn’t an agreement with the original subdivision, that that wasn’t an issue then and he 
didn’t think it should be an issue now.  He thought that they should lean on the Road 
Commission to do their job within their public right-of-way.   
 
Fire Marshal Williams said that the suppression requirements were noted on every Fire 
Department review that has been completed on this property. 
 
Chairman Dunaskiss stated that was one of the bigger issues was the boulevards.  He asked if 
there was a way to rework the road?  Mr. Thompson said that at this time, he didn’t have a 
response for them.  They have done several projects and thought that they have done projects 
in Orion Township as well, previously, that had the same situation.  The requirement to fire 
suppress is a request of the fire code, not a requirement.  He knew that the Fire Department 
requested on most of the reviews, but it is as long as two (2) means of access are provided.  
Fire Marshal Williams said he disagreed with that; International Fire Code is their adopted 
ordinance.  The exact code requirement comes out of subsection D 107.1, and that is where the 
requirement comes from in regards to the 30 dwelling units with one access drive that leads in 
and out.  They have had past projects over the past few years, one being Stadium Ridge 
Residential, that they did run into the same situation, and they are adding or did approve of 
adding fire suppression into the homes. 
 
Vice-Chairman Reynolds said that he didn’t think that it was a request, it is something that they 
required of other developments.  They have either provided two (2) means of access point if 
they are over the 30 dwellings and believed that is the mark or they have suppressed their units.  
He didn’t see any question on that topic, it is the adopted ordinance and that is what they have 
asked from other developments with similar scenarios to provide. 
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Commissioner Gross said regarding Jamm Rd. he thought that once it is improved the access, 
that it should not be the responsibility of the condominium association to maintain that.  It is 
completely off-site, and he thought it would be very difficult to have a condominium association 
be responsible to maintain that road in perpetuity, once it has its improvements.  There has 
been a $10,000 contribution to having that road improved, he didn’t know how much it would 
cost, but he thought if they could get it improved, so there is access to it, then that should be the 
end of it without any further responsibility of the association to maintain it.  
 
Fire Marshal Williams said that the Fire Department standpoint, just as long as the commission 
understands, that an access drive is required.  In the case or scenario that a train was to use 
those tracks, it is an access drive that has been located there for a long period of time. They 
have taken a few visits out there it is not being maintained from that aspect.  It is just something 
that has to be kept in mind that during the winter months having this snowplowed, the trees that 
have grown, they need to try to keep a vertical clearance of approximately 14-ft.  Those are just 
some of the things that they need to keep in mind in regards to having that emergency access 
drive maintained. 
 
Chairman Dunaskiss asked about the two (2) year timeframe as proposed?  Planning & Zoning 
Director Girling asked if the request was for two (2) years to start, or two (2) years to complete?  
Chairman Dunaskiss replied two (2) years to start. 
 
Chairman Dunaskiss said that it was common for folks to come back for renewals.  He didn’t 
want to give the two (2) years initially. Things may change in the next 30 days, and they didn’t 
know what would happen in the next year.  He added regarding the road and the one-time 
contribution that was posed, he felt it was adequate, and understood that they should assist but 
shouldn’t be perpetuity on the line for that road.  He thought that the materials, that were 
proposed, so far, based on what is in writing, that they come up with a way to do it.  Without 
naming the builder, he thought that they could get, with regards to, what they have already 
stated.  They also have a process, to have a third party to validate, so as not to put the 
department out on a limb.  He asked if Planning & Zoning Director Girling could do that?  
Planning & Zoning Director Girling replied yes; her feelings were, if it is really explicit in the PUD 
agreement, it gives the material and it has to have whatever percentage of whatever material, 
minimum square footage of X, this type of design and is as explicit as it can be, then she would 
think that between the Building Department and herself when a plan comes in that, they can 
make sure it meets that, but she would ask that it be explicit as possible. 
 
Chairman Dunaskiss said regarding the Fire Marshal comments, they have had other 
development’s similar that have gone through the same requirements and rework the road or 
suppress and didn’t think that there were many ways around it. 
 
Commissioner Gross asked relative the timeframe he believed the Planned Unit Development 
ordinance does provide for a construction project to commence within one (1) year of the date of 
the agreement.  He didn’t think that they had the ability to waive that, although they can provide 
for extension after one (1) year.   
 
Planning & Zoning Director Girling said that she thought that there was a clause, that was for 
one (1) year, they could get an additional one (1) year extensions.  There was something in 
there, and that is why as if there was clarification on extending one (1) year to start, or extension 
on construction because one (1) of the two (2) does say that it can be extended as long as the 
Planning Commission approves it when they are going through approval.  If they have another 
item to discuss, she would look for that language and get clarification. 
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Trustee Steimel asked regarding the Jamm Rd., he thought that their comments were that they 
wanted to make a contribution to the safety path, and then it is up to the Township to make the 
improvements to that access road, is that what is being proposed?  Chairman Dunaskiss stated 
that he thought they were still going to make the access road from the development and then 
they have the contribution for a one-time fix.  He asked the applicant to clarify. 
 
Mr. David Steuer representing Franklin Homes said that they want to work together with the 
Commission to come up with a project that is successful in everybody’s eyes.  He understood 
that they have one (1) year to commence construction. He heard Trustee Steimel's comments 
and Planning & Zoning Director Girling's statement that it is not out of the ordinary or unusual 
for someone to ask for an extension.  What is unusual right now is a pandemic.  To give a frame 
of reference, they have two (2) different subdivisions. One was by a publicity traded 
homebuilder that was supposed to buy from them and close on April 6th and canceled on April 
3rd.  Pulte Homes has canceled the contract with them on the other community outside of Orion 
this week.  They have had two (2) deals that they have to go back to the drawing board on.  So 
that is why they were thinking, they don’t know where it is headed.  They don’t know if they are 
going to have a resurgence of the pandemic next winter.  They thought two (2) years might give 
them an opportunity to not take up everybody’s time, again in a year, but out of respect for what 
they have in writing, they certainly can live with a year.  They want to sell it within the year and 
are only talking to quality builders.  The last two (2) transactions have worked under both 
publicly traded homebuilders.  They would live up to the 12 months if that would make things 
right with the community.  He added the issue regarding Jamm Rd., he did two (2) things, he 
spoke with Jennifer at the Oakland County Road Commission yesterday, and confirmed that 
they do own Jamm Rd., including the section that seems to be a subject right now, and they 
consider themselves responsible for maintaining that, which includes snow removal, grading in 
the summer, and brush hogging of any kind of debris or any trees that are growing into the area 
so that it provides safe passage.  What they did offer was a dollar amount to regrade the road, 
but if it is more comfortable for the Commission, they will commit that when they are developing 
the site, they will have those same people come in and grade Jamm Rd. and brush hog so that 
it is passable. They don’t have a problem with the county agreeing to maintain that thereafter.  
He said he forgot how long Jamm Rd was, he thought half of a mile and thought that the area 
that they are talking about was about 125-ft. long.  He said he drove it again today just to see 
how it looked.  He stated that there were some dips in the road, and there were some 
emergency signs on either side of the subject area of Jamm Rd., but ironically, a pickup truck, 
somebody that looked like they lived locally in the area, passed me the other way, went through 
it.  So, it looks like the neighbors are using it.  If that would make the Commission more 
comfortable, then they are more than happy to say forget the $10,000, they are going to make it 
right, and the Oakland County Road Commission understands and agrees it is their 
responsibility to maintain thereafter.  Anything as simple as a phone call would rectify that in the 
future.  He added that they talked about the safety path, and he thought that if it is acceptable to 
the commission, that the $10,000 that they offered for Jamm Rd., they would take care of Jamm 
Rd. and would contribute the $10,000 towards the safety path.  He thought that the only 
remaining open issue is the question about fire suppression.  He felt bad because they worked 
very carefully and was concerned about the safety for all.  They were under the understanding 
that both creating the Jamm Rd. access point for a secondary access from the south versus 
north to the site and the boulevard did comply with what is in writing.  He was caught off guard 
because he would like to research it more, and would suggest that they would have a better 
understanding before the Board would have a vote; if that is acceptable? 
 
Planning & Zoning Director Girling said what the ordinance says under the PUD section is that 
they need to start construction within one (1) year of the approval.  The process has always 
been that they get to the point that they are through engineering they have paid the 
performance guarantees and they pull a permit which can be their soil erosion.  That stops the 
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one-year clock.  Then they have a two (2) year clock to finish construction and that is under the 
site plan section and it says construction must be completed within two (2) years of approval, 
unless a longer time period has been requested, by the applicant, at the time of the plans 
approval.  It is not unusual for someone to come in and ask for an extension and the ordinance 
does allow that.  The asking at the time of approval is on the length of the construction period 
itself. 
 
Trustee Steimel said that he liked the comments about Jamm Rd., he thought that made more 
sense to him that they should just do a little bit of maintenance work, while they already have 
equipment out there. Otherwise, part of the cost is getting their equipment into the area, and 
that is an added cost.  He wasn’t sure if the $10,000 covered it, and didn’t think that OHM has 
really looked to say they could do that required work for $10,000.  He preferred that they do the 
roadwork and make the slight maintenance improvements on Jamm Rd., rather than a donation.   
 
Fire Marshal Williams said that what they can do if that is the direction that the Commission 
wants to go on, obviously, if they find any situations or anything that hinders their access down 
that emergency access drive, they can always work hand in hand with Oakland County to get it 
addressed. 
 
Commissioner Gross asked Fire Marshal Williams what kind of a cost are they talking about for 
fire suppression in a single-family house?  Fire Marshal Williams replied that he wished he could 
give an exact number for that.  He did know, from a state aspect, also from a federal aspect, 
there were incentives and tax incentives to adding suppression to homes.  Commissioner Gross 
noted that it would be a benefit relative to their insurance.  Fire Marshal Williams said that 
across the state, if the not entire country, everything is moving toward, more life safety features, 
both in the commercial aspect and the residential aspect.  He added that the fire code 
addresses this situation because one of the biggest things to pay attention to is if something did 
happen in front of the boulevard entrance, like a car accident, something in regards that would 
block their access.  The whole mindset behind the fire suppression system is that it basically 
has the ability to either extinguish or to delay the fire growth until the Fire Department can get 
access to that dwelling unit and be able to extinguish the fire. 
 
Chairman Dunaskiss thought that the fire suppression system would cost approximately $2/foot 
on a new build.   
 
Vice-Chairman Reynolds understood that it was an added cost to the project, but it is a 
requirement that they regulate and require it for other developments, and it is their adopted 
regulation.  He knew that they had asked for improvements on Jamm Rd., but he was never 
under the impression that they are allowing suppression not to occur because of an access 
improvement that was going to occur. 
 
Chairman Dunaskiss stated that it seemed overall consensus that there is not a whole lot of 
leeway from this Commission.  They could overcome the suppression if they reworked the 
roads?  Fire Marshal Williams replied, yes.   
 
Fire Marshal Williams said that in this past review and in the prior reviews, they have two (2) 
separate issues.  Basically, the Jamm Rd. emergency access drive is to address the situation if 
the train tracks were to become an issue.  That gives them access to the site.  Then the 
boulevard entrance or the one way in one way out of the site is the second issue that they are 
running in to.  If the applicant was able to provide some type of emergency access drive, that 
came out to another area of the subdivision or another road, that would basically take off the 
requirement and it would no longer need to have the fire suppression inside homes. 
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Mr. Thompson said that they have a question of interpretation.  He would like to further offer that 
if they had a recommendation subject to the legal interpretation of the fire code.  He was in 
agreement with everything that the Fire Marshall has indicated, with respect to, the fire 
suppression, if they only have one means, again, their difference in opinion is that the boulevard 
serves as the two means of egress.  Maybe, they could deal with that between now and the 
Board meeting, and see if they can come to a resolution.   
 
Chairman Dunaskiss said they could denial to the Board based on that they come up with the 
solution. 
 
Mr. Andy Milia development consultant for Mr. Steuer, thought that if this is the only remaining 
issue, that they would look forward to a recommendation with this particular issue to be studied 
by the Township Attorney and the applicant’s attorney before it goes to the Board.  So rather 
than deny it, they would look for a recommendation with this being properly interpreted.  If it was 
interpreted that it had to be done, then that would be what the Board would be voting on.  If it 
was interpreted, that it was not a requirement, then the Board could vote one it that way. 
 
Planning & Zoning Director Girling, yes; she felt that the Planning Commission could make a 
recommendation, and this would be criteria but would have to be worded properly so that the 
motion going to the Board, they would completely understand what the issue is.  What they do 
depending on the outcome.  Is there a recommendation to approve? Would it be to approve with 
the exception of this?  She thought that there is a way to formulate the recommendation that 
could incorporate this but it has to be clear for the Township Board to understand. 
 
Fire Marshal Williams noted that if that is the direction that the Commission wants to go, he was 
fine with that.  He stated that he can work with the Township Attorney, and provide all the 
documentation to him, that specifically explains where the code requirements come from and 
the subsections and the codebook that they fall under. 
 
Planning & Zoning Director Girling asked if the Planner had any thoughts on that?  Planner 
Arroyo stated that it was perfectly reasonable if that is an issue that an applicant is asking that 
there be some type of clarification that they could make a recommendation subject to that issue 
being explored in more detail with the Township Attorney prior to the Township Board taking 
final action.  Once the Township Board has it, they will have that recommendation.  They are 
basically trying to make sure everyone is clear what the actual requirements are, and thought 
that was a reasonable thing to do. 
 
Planning & Zoning Director Girling requested that whichever way that the motion goes, that 
there were a number of things that the applicant agreed to in relation to comments from the 
consultants that are not depicted or noted on the plans.  She requested that it be part of the 
motion so that it does get incorporated as within the plans. 
 
Moved by Commissioner Gross, seconded by Trustee Steimel, that the Planning Commission 
forwards a recommendation to the Township Board to approve PC-2019-06, Silverbell Pointe 
PUD Final Plan and agreement, located on 4 vacant parcels south of Silverbell Rd. on the east 
side of Joslyn Rd. (Sidwell #s 09-33-201-001, 09-33-128-001, 09-28-379-001, 09-28-451-001) 
for plans date stamped received March 24, 2020: this recommendations to approve is based on 
the following finds of facts:  1) that the plan is in compliance with the Planned Unit Development 
concept, like congregating housing units on a building area of approximately 25 acres out of a 
74 acres site; preserving the wetlands woodland, and open space to the maximum extent 
possible; the applicant has reduced the density from an initial application of 50 units to 46 units; 
the 74 acres approximately 49 acres which includes a four (4) acre park donation, are in a 
preservation mode; 2) the Planned Unit Development is compatible with adjacent residential 
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properties, it does not have access through any of those adjoining subdivision; 3) the edition of 
46 additional residence should not have a negative impact on Joslyn Rd., or the preservation of 
49 acres of the site, plus an additional 5.79 acres or 20% of the site is identified as open space 
provided for the protection of the natural environment; 5) that the plan is in compliance with all 
applicable township and county requirements; 6) the Planned Unit Development plan is in 
compliance with the Township Master Plan;  this favorable recommendation is subject to the 
review and approval of the Planned Unit Development agreements by the Township attorney 
and to include, a resolution on the fire suppression system and or building entrance, boulevard 
entrance be resolved prior to the plan being reviewed by the Township Board.  Article V, Section 
5.7 of the Planned Unit Development agreement include the addition of building materials, 
which were identified and recommended by the applicant and the petitioner this evening;  that a 
review of the elevations be incorporated to include the Planning Director, and Building Official 
when plans are submitted for individual buildings; there shall be a submission and approval of a 
wetland permit. 
 
 
Discussion on the motion: 
 

Trustee Steimel asked if they wanted to add that they are going to remove that note 
about making a donation to the Township for Jamm Rd. and instead, the maintenance to 
be done under Jamm Rd. access and it would be done as part of the project?  Also, the 
developer said that they didn’t need to make a contribution to the Tree Fund for the few 
remaining trees, they were just going to adjust their landscape plan. 
 
Amended by Commissioner Gross, re-supported by Trustee Steimel that the initial 
review of Jamm Rd. would be done during the construction of the project and 
improvements made by the developer.  Also, that $10,000 contribution would be to the 
safety path fund of the Township, and that the landscape is adjusting accordingly. 
 
Planning & Zoning Director Girling stated that the Planner would have to re-review that 
landscape plan.  Planner Arroyo said correct; subject to verification of those new 
numbers. 
 
Planning & Zoning Director Girling asked if the Planning Commission comfortable with 
the understanding of the materials and maybe this involves the Planner.  Is there an 
ingredient that could be put in like minimum square footage, something that they can 
verify when the plan comes in for an individual house on the architecture?  
Commissioner Gross stated that the applicant in his initial presentation provided some 
more details in terms of the types of materials, and amount of brick, etc. that would be 
required, and that has not been incorporated into the current plan PUD agreement.  He 
thought that if they provided that additional information that would be helpful.  
 
Planner Arroyo stated that they had heard some additional details tonight, so if the 
applicant can make sure those are clarified and provided ahead of time before the 
Township Board meeting and all that can be in writing.  Then they will know what they 
are dealing with and it should be fine and should clarify some of the questions that have 
been asked. 
 
Planning & Zoning Director Girling asked on the motion, it stated that the fire 
suppression boulevard would be resolved prior to being sent to the Board. So, do they 
want that completely resolved before they send it to the Board?  Commissioner Gross 
replied that was the intent of the motion. 
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Mr. Milia said that he thought that Trustee Steimel raised a good point when he clarified 
the Jamm Rd.  He wanted to clarify it a little further that the applicant or the developer 
will make those improvements at the time of the subdivision is built.  The subsequent 
maintenance would be the responsibility of the Road Commission.  Trustee Steimel 
noted that it was already in the amended motion. 
 
Vice-Chairman Reynolds noted that there were two (2) items that he didn’t hear. One 
item was the clarification that at least 50% should be side garages.  The second was to 
modify to include area “E” as a common space.  He wanted to make sure that they 
addressed all the reviewer’s comments. There were some other discussion points that 
the Fire Marshal had in his letter.  Was there a blanket statement to include OHM’s 
comments and Giffels comments being addressed? The applicant said that they didn’t 
have issues addressing.  Commissioner Gross believed that all of those, or most of 
those, had been incorporated in the motion, or in the plans of the 50% of the garage, he 
thought that was part of the ordinance.  Planner Arroyo said that the plans were 
inconsistent.  Yes; that is an ordinance requirement. 

 
Roll call vote was as follows:  Walker, yes; Reynolds, yes; Steimel, yes; Gross, yes; Ryan, 
yes; Dunaskiss, yes. Motion carried 6-0 (St. Henry absent) 
 
B. PC-2019-51, Township Initiated Text Amendment, to Zoning Ordinance #78, Articles 2, 33 & 
34. 
 
Chairman Dunaskiss asked if the Planner had any additional comments? 
 
Planner Arroyo replied no.  He felt that they had the overview and had quite a bit of discussion.  
He thought they should open it up for discussion. 
 
Commissioner Walker said he thought it was a concise, well-done amendment.  He was 
wondering what the driving force was behind it?  Planner Arroyo replied that it really came out of 
the general discussions about multiple-family developments.  They have these two (2) districts 
that are both prime for consideration for multiple-family within a mixed-use context.  He thought 
that opening the door for other multiple-family housing types, and clarifying some of the 
language in the district. It is better positions, developers, to want to use these districts to 
actually incorporate more of this type of housing into mixed-use projects.  He thought that it was 
some clarification and updates that needed to be made to make it more attractive so that it 
could actually meet the Township's goals and also be something that they might get some 
interests from the development community in using. 
 
Chairman Dunaskiss thought that with the state of affairs in the world, that the multi-family is 
going to be a hot product for a while and in this corridor as well.  Especially with the boulevard 
and things coming in.   
 
Vice-Chairman Reynolds stated that he didn’t have any major comments, and was in favor of all 
the text amendments brought forth.  He thought it will open themselves up to a few more project 
types, that are actually something that would be desirable in the Township, especially in these 
corridors.  He thought that they have had some good discussion and all their discussion points 
have been incorporated in these amendments. 
  
Moved by Commissioner Gross, seconded by Commissioner Walker, that the Planning 
Commission forwards the recommendation to the Township Board to approves and adopt PC-
2019-51, Township Initiated Text Amendment to Zoning Ordinance No. 78, Articles 2, 33, and 
34, due to the fact that this has had an extensive discussion at a previous meeting with the 
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Planning Commission and it amends the ordinance to correct deficiencies, clarify the ordinance 
and provide more flexibility in achieving the goals of the Township Master Plan. 
 
Discussion on the motion: 
 

Trustee Steimel stated that they are at a point with the Planning Commission to send it 
to the Board.  But with everything that is going on he didn’t think there was any reason to 
push it onto the agenda right away. Planning & Zoning Director Girling said that she had 
conversations about not sending it immediately because the cost has increased with 
advertising.  The comments that she has been hearing is they don’t know if their old 
method of advertising is going to come back.  She thought that putting the multi-family 
text amendment on hold, but felt that this text amendment they would finish. 
 
Planning & Zoning Director Girling understood how labor-intensive these are for staff to 
complete.   Looking at the sections, one is just a definition, really there are just two 
sections.  She said the motion would still remain as it is.  She noted that she would 
inquire about the speed to which it is placed on an agenda.  She could work around 
elections, and workload accordingly.   

 
Roll call vote was as follows:  Reynolds, yes; Gross, yes; Ryan, yes; Walker, yes; Steimel, 
yes; Dunaskiss, yes. Motion carried 6-0 (St. Henry Absent) 
 
C. Communication from the Planning & Zoning Director Regarding Administrative Review PC-
2020-10, Orion Township Tower Equipment Upgrade, Admin Review Site Plan 
 
Planning & Zoning Director Girling stated that the Supervisor received an email, which is 
included in your packet from a citizen, and he cannot just change the ordinance.  The 
Supervisor referred her to me, to refer to them.  The ordinance does allow for anyone to 
propose a text amendment with an application and a fee of $1,050.  She did note that the citizen 
was in attendance on the call and as a courtesy, they would have a general discussion on what 
she is proposing. They can’t stop somebody from applying, but she thought it should be 
beneficial for her to hear discussion on this end before she decides to proceed with the text 
amendments. 
 
Planning & Zoning Director Girling noted that the Board had the email that goes into the request 
of a change to the ordinance.  She also gave the Board the pages of how the ordinance reads 
right now.  A lot of it goes into definitions.  Looking at the different sections of the ordinance, the 
definitions play heavily into the ordinance.  One of the definitions is private stable, but she 
wanted to go to livestock, which livestock says horses, cattle, sheep goats, and other useful 
animals normally kept or raised on a farm.  The Township interpretation has been that poultry is 
something that is used within the farm and goes under the definition of livestock.  Under private 
stable, it says, that it would be within a private stable, however, they would have to have 2.5 
acres for the first horse or animal, and one additional acre for each additional animal.  The way 
the Township has handling poultry has been, that, if they have 2.5 acres, they can have one 
chicken, and it would take an additional acre, to get the second chicken.  Within the uses, the 
properties in question are in R-1, R-2, & R-3, which has as an allowed use, poultry, rabbits, 
sheep, and goats.  Those are in a category of livestock by the definitions, kept as an accessory 
use, on a non-commercial basis for the use on the premise that it is a special land use, but it 
does then have a footnote talking about the required acreage. There is the ability because she 
does not meet the acreage, is to apply for a variance on the acreage number.  Right now, she 
was just looking for their feelings on this text being needed to be modified.  She also gave the 
Board the SF, SR, SE, section, it gets into private stables, which circles back to livestock and 
the 2.5 acres.  But explicitly listed, under accessory is not the poultry and the others that are 
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listed in R-1, R-2, & R-3.  She didn’t want to direct her to submit an application at that price if the 
conversation was that they felt that this ordinance is the way it should be. It is still the option of 
the citizen to incur that cost and go through the process, but as a courtesy, she thought a 
discussion, was a good starting point. 
 
Trustee Steimel thought that the current way that the way was set up and the criteria, he 
thought that they went through, in the last two (2) years regarding The Right to Farm Act and 
thought that they did make some changes.  That is how they came up with the criteria that they 
see now.  Based on this, the request is more of a timely thing, a text amendment is going to 
take some time and is not really going to help the situation.  He didn’t know if they could be 
granted something temporary, just for right now.  He thought that the text amendment was 
timely and thought that they would like a timely answer not something that is going to take a 
year before they get through the whole process.    
 
Vice-Chairman Reynolds said that this was something that the Village was discussing.  He said 
when he was on that Board, they moved forward and proposed it as a kind of test pilot.  They 
had a certain number of applicants, that were considering it and helped clarify having yard 
chickens.  He knew some other ordinances locally, Oxford was doing the same thing, on a 
yearly basis to try it out.  He slightly indifferent with it, but thought it was something they need to 
be refined on if they are going to allow it.  He wasn’t in favor of it after he processed all the 
information, but that was a different commission and a different jurisdiction too. 
 
Commissioner Ryan said that she thought that making an emergency decision on something 
like this for what would be a short-term thing would be the wrong thing to do.  If there is enough 
public interest in it, she could see looking at it, but for right now to do something quickly, if it was 
even possible, it would be too much. 
 
Commission Walker stated that at the Zoning Board of Appeals, they discussed this issue a 
year or two ago.  He thought that they had talked about it, and said, the problem with it is that if 
they do it for one, you have to do it for everybody.  The noise of the chickens to the neighbors 
would be somewhat disconcerting.  He understood the position of the citizen's family, but he 
agreed with the Commissioners, to do it on an emergency basis is not the right idea.  If we felt 
that the citizens of the Township wanted this, they could certainly start a process, to investigate 
it and look to modify the ordinance.  He thought that a quick reaction is not a good idea. 
 
Commissioner Ryan added that it is something that they are talking about living things.  If they 
do it then how do they undo it?  Do they say they could do it for two months, and then they have 
to kill the chickens and go back to normal?  It would be hard to back once they started it. 
 
Commissioner Gross thought there would be a lot of consideration on something like this.  The 
access and setbacks from residential properties.  How many different animals would be 
allowed?  Are they being processed on the property?  All of those considerations had to be 
taken into account.  He didn’t think a quick reaction would be appropriate. 
 
Chairman Dunaskiss noted that for a quick fix, he didn’t think it was fair.  Maybe something that 
they keep on the list, and continue to look at.   
 
Vice-Chairman Reynolds thought that they should keep it on the list and discuss it with potential 
future text amendments, but nothing at this time. 
 
Trustee Steimel said that they could still make a request for a text amendment, they could come 
in and apply.  It is not cheap, and they need to understand that it is a timely process.  They 
probably go back and pull out a lot of their notes when they discuss this and thought it was a 
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year or a year and a half ago.  He did not mind looking at it but did not think it was a high 
property for them to do right now.   
 
Planning & Zoning Director Girling noted that the citizen has sat through the meeting, and did 
want to make sure if they were going to allow public comment on that if she had any questions 
or comments. 
 
Commissioner Walker said that he has friends of his that keeps rabbits on someone else’s 
property.  Perhaps that is an option for them. 
 
Planning & Zoning Director Girling said that she had a chat bubble.  It was from Kate, saying 
thank you for taking the time to discuss this and keeping an open mind about potential future 
changes. 
 
8.  UNFINISHED BUSINESS   
None 
 
9.  PUBLIC COMMENTS 
None 
 
10.  COMMUNICATIONS 
A. Communication from the Planning & Zoning Director Regarding Administrative Review PC-
2020-04, Breckenridge Flag Pole, Adm. Review Site Plan. 
 
B. Communication from the Planning & Zoning Director Regarding Administrative Review PC-
2020-09, Kroger Order Pick-up Lane, Adm. Review Site Plan 
 
C. Communication from the Planning & Zoning Director Regarding Administrative Review PC-
2020-10, Orion Township Tower Equipment Upgrade, Adm. Review Site Plan 
 
11. PLANNERS REPORTS 
A. Trends in e-commerce and at-home deliveries 
 
Planner Arroyo gave a brief overview of how communities were dealing with the Master Plan 
and zoning amendments during the pandemic. 
 
12.  COMMITTEE REPORTS 
None 
 
13.  FUTURE PUBLIC HEARINGS 
None 

 
14. CHAIRMAN’S COMMENTS 
None 
 
15.  COMMISSIONERS’ COMMENTS 
Trustee Steimel requested on the Planners letters if they could have a conclusion at the of the 
review letters.   
 
16.  ADJOURNMENT 
Moved by Trustee Steimel, seconded by Vice-Chairman Reynolds to adjourn the meeting at 
9:18 pm.  Motion carried. 
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Respectfully submitted, 
 

 
 
Debra Walton    
PC/ZBA Recording Secretary __June 3, 2020________________ 
Charter Township of Orion Planning Commission Approval Date 
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