
CHARTER TOWNSHIP OF ORION
PC REGULAR MEETING AGENDA

WEDNESDAY, JULY 7, 2021 - 7:00 PM
ORION COMMUNITY CENTER

1335 JOSLYN ROAD
LAKE ORION, MI 48360

Public Hearing at 7:05pm: PC-2021-50, Township Initiated Text Amendment to Zoning Ordinance #78, 
Assemblies, Articles 2, 5, 6, 7, 9, 11 and 14 providing for repeal of conflicting ordinances and portions 
thereof; and, providing an effective date.
________________________________________________________________________________________
__________________________________________________

1. OPEN MEETING
2. ROLL CALL
3. MINUTES

A. 6-16-2021, Planning Commission Regular Meeting Minutes
B. 6-16-2021, PC-2021-49 M-24 Rezone Request Public Hearing Minutes

4. AGENDA REVIEW AND APPROVAL
5. BRIEF PUBLIC COMMENT - NON-AGENDA ITEMS ONLY
6. CONSENT AGENDA
7. NEW BUSINESS

A. PC-2021-54, Palazzo Di Bocce Garage, Amendment to Site Plan
B. PC-2021-50, Township Initiated Text Amendment to Zoning Ordinance #78, Assemblies
C. Discussion on Fences

8. UNFINISHED BUSINESS
9. PUBLIC COMMENTS
10. COMMUNICATIONS

A. Joint Meeting Memo
11. PLANNERS REPORT/EDUCATION
12. COMMITTEE REPORTS
13. FUTURE PUBLIC HEARINGS

A. 7-21-21 at 7:05 pm: PC-2021-55, Lava Mountain Location Rezone Request, the request is to 
rezone 1472, 1480, and 1488 S. Lapeer Rd (parcel 09-14-100-074) from Restricted Business (RB) 
to General Business (GB).  
 

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 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, JULY 7, 2021 - 7:00 P.M. 
ORION COMMUNITY CENTER  

1335 JOSLYN ROAD, LAKE ORION, MI  48360  

 
Public Hearing at 7:05pm: PC-2021-50, Township Initiated Text Amendment to Zoning Ordinance 
#78, Assemblies, Articles 2, 5, 6, 7, 9, 11 and 14 providing for repeal of conflicting ordinances and 
portions thereof; and, providing an effective date. 

 
1. OPEN  MEETING 
 
2. ROLL  CALL 
 
3.  MINUTES  

    A. 06-16-21, Planning Commission Regular Meeting Minutes 
    B.  06-16-21, PC-2021-49, M-24 Rezone Request Public Hearing Minutes 
    
4.  AGENDA  REVIEW  AND  APPROVAL 
 
5.  BRIEF  PUBLIC  COMMENT – NON-AGENDA  ITEMS ONLY 
 
6.  CONSENT AGENDA  

   
7.  NEW BUSINESS 
    

A. PC-2021-54, Palazzo Di Bocce Garage located at 4291 South Lapeer Road, 
(parcel 09-35-200-034), Amendment to Site Plan  

B. PC-2021-50, Township Initiated Text Amendment to Zoning Ordinance #78, 
Assemblies, Articles 2, 5, 6, 7, 9, 11 and 14 

C. Discussion on Fences 
 
8.  UNFINISHED BUSINESS 

 
9.  PUBLIC COMMENTS 
 
10. COMMUNICATIONS 

   A.  Joint Meeting Memo 
 

11.  PLANNERS REPORT/EDUCATION 
   
12. COMMITTEE REPORTS 
 
13. FUTURE PUBLIC HEARINGS 

A. 7-21-21 at 7:05 pm, PC-2021-55, Lava Mountain Location Rezone Request, the request is 
to rezone 1472, 1480, and 1488 S. Lapeer Rd (parcel 09-14-100-074) from Restricted 
Business (RB) to General Business (GB). 

 

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

REGULAR MEETING, WEDNESDAY, JUNE 16, 2021

The Charter Township of Orion Planning Commission held a regular meeting on Wednesday, June 16, 
2021, at 7:00 pm at the Orion Township Community Center, 1335 Joslyn Road, Lake Orion, MI  48360.

PLANNING COMMISSION MEMBERS PRESENT 
Scott Reynolds, Chairman             Kim Urbanowski, BOT Rep to PC 
Joe St. Henry, Secretary                Don Walker, PC Rep to ZBA
Don Gross, Vice-Chairman            

PLANNING COMMISSION MEMBERS ABSENT:
Garrett Hoffman, Commissioner  
Jessica Gingell, Commissioner     

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

2.  ROLL CALL
As noted

CONSULTANTS PRESENT:
Eric Fazzini, (Township Planner) of Giffels Webster
Eric Pietsch, (Township Planner) of Giffels Webster
Mark Landis, (Township Engineer) of OHM Advisors
Tammy Girling, Township Planning & Zoning Director

OTHERS PRESENT:
Thomas Naughton Sara D’Agostini
Gene D’Agostini John Ackerman
David Stollman Ed Weglarz
Mike Weglarz Wendel Thames
Isabel Raposo Ken Zmijewski

3.  MINUTES 
A. 06-02-21, Planning Commission Regular Meeting Minutes
B. 06-02-21, PC-2021-47, Orion Village Center Special Land Use Public Hearing Minutes.
Moved by Vice-Chairman Gross, seconded by Commissioner Walker to approve both sets of 
minutes as submitted. 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

Chairman Reynolds recessed the regular meeting and opened the public hearing for PC-2021-
49, M-24 Rezone Request, the request is to rezone 2410 S. Lapeer Rd. (parcel 09-23-301-005) 
and vacant parcels 09-23-301-012 & 09-23-301-013 (both south of 2410 S. Lapeer Rd.) from 
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Office Professional (OP) to Multiple Family-2 (RM-2) at 7:05 pm and closed the public hearing at 
7:18 pm.
____________________________________________________________________________

7.  NEW BUSINESS
A. PC-2021-49, M-24 Rezone Request, the request is to rezone 2410 S. Lapeer Rd. (parcel 09-
23-301-005) and vacant parcels 09-23-301-012 & 09-23-301-013 (both south of 2410 S. Lapeer 
Rd.) from Office Professional (OP) to Multiple Family-2 (RM-2).

Chairman Reynolds asked if the applicant had anything more to add?  They did not.

Planner Fazzini read through his review date stamped June 8, 2021.

Vice-Chairman Gross said that the application for rezoning appears to make sense.  It is a 
transitional zoning and is in compliance with the Master Plan.  He said it would not be 
detrimental to any of the surrounding properties.  Some of the issues that have been addressed 
tonight can be handled during the site plan review stage.  He felt that the proposal does have 
some merit and would recommend it at the appropriate time.

Moved by Vice-Chairman Gross, seconded by Commissioner Walker, that the Planning 
Commission forwards a recommendation to the Township Board to approve PC-2021-49, 
M-24 rezone request to rezone 2410 S. Lapeer Rd. (parcel 09-23-301-005) and vacant parcels 
09-23-301-012 & 09-23-301-013 (both south of 2410 S. Lapeer Rd.) from Office Professional 
(OP) to Multiple Family -2 (RM-2) as depicted on the plan date stamped received 5/19/2021.  
This recommendation to approve is based on the following findings of facts:  that the proposal 
maintains transitional zoning and development between the Home Depot property to the south 
and the Planned Unit Development (PUD) – residential development to the north; the request is 
consistent with the residential development and the goals and objectives of the Master Plan; the 
proposal rezoning from Office to residential will have less of a traffic generation than the current 
(OP) zoning; further, this recommendation is that the parcels be combined into a single 
development site so that there will be a single 16-acre site as opposed to 3 separate parcels.

Discussion on the motion:  

Mr. David Spiers, 2386 Monte Vista Ct., asked how far can this rezoning go?  They have 
it going to RM-2 does that include low-income housing as well as the old people’s 
home?  What kind of range of subjects can go in there?  He knew that there was nothing 
definite at this stage but the last thing he wanted there was low-income housing or public 
housing.  He asked how far can this rezoning go?  Chairman Reynolds stated that he 
didn’t know the RM district right off the top of his head, it is a straight rezone so it would 
be subject to the zoning ordinance RM.  Anything that is allowed in that zoning district 
would be allowed on this parcel, from setbacks, density requirements, and height 
requirements.  He didn’t remember how they speak to low-income housing and senior 
housing.  Planner Fazzini stated that low-income housing isn’t a zoning term, it is 
multiple-family housing is the term.  They might want to direct that to the applicant as far 
as who their target resident would be or how they intend to market the property.  What 
would be permitted is 8 units per acre, so, 127 units.  Mr. Spiers said his concern is they 
are the ones controlling the rezoning, if they don’t like that kind of building on that 
property, now is the time to speak.  He didn’t think they wanted to wait until the end 
when they come along and say they are going to bulldoze it and go from there.  His 
concern is they need to act here, that is why he was there, he was not happy with small 
low-income housing in that zone.  Mr. Stollman said as to the question as to who the 
target market would be, at the moment, and obviously, things can change with the 
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dynamic and economy right now, they are looking for, for-sale townhouses, priced very 
close to what they see Pulte selling in the Breckenridge community which is $375,000-
$425,000.  He said he could tell them for certainty that they don’t do low-income houses 
they never have in the 100-years they have been in business and he didn’t know how to 
do it.  It is not part of their business plan and he doesn’t know anything about it.

Chairman Reynolds stated that there will be an opportunity during the site plan approval 
phase to review these projects more in-depth, so this is just strictly the zoning.

Roll call vote was as follows:  Gross, yes; St. Henry, yes; Urbanowski, yes; Walker, yes; 
Reynolds, yes. Motion carried 5-0. (Hoffman & Gingell absent) 

B.  PC-2021-51, Kay Industrial Site Plan, located at 50 Kay Industrial Dr., parcel 09-35-400-033.
Chairman Reynolds asked if the applicant was present?

Ms. Sara D’Agostini 38700 Van Dyke, Sterling Heights, presented.

Ms. D’Agostini stated that she was there on behalf of Kay Industrial Land LLC, the applicant.

Ms. D’Agostini said that the first site they were there to talk about is 50 Kay Industrial Dr.  It is a 
vacant parcel in Kay Industrial Park.  It is 3.12 acres, on the southeast corner of Lapeer and Kay 
Industrial Dr.  

Ms. D’Agostini said that they are a speculative industrial builder, on this particular site they are 
under contract to purchase from the current owner.  Their plan is to build an approximately 
45,000-sq. ft. industrial facility.  They may have seen the cover letter in their application, in order 
for this to be a viable site for them they do need to go for a variance and they are asking for 
certain waivers that the Planner has set forth in the packet provided to them.  The idea here is 
to ask for a conditional approval and from here they will go to the ZBA for a variance request.

Ms. D’Agostini showed the Commissioner’s the site plan.  It is a 45,060-sq. ft. facility and it has 
5,400-sq. ft. of first-floor office.  They are proposing to build in the opportunity for an additional 
mezzanine of 5,400-sq. ft. of office in order to do this.  The Planner pointed out the Overlay 
District parking requirements will require them to get a waiver for 8 additional spaces, they are 
asking for that flexibility.  

Ms. D’Agostini showed the Commissioner’s the elevation of the facility.  She showed them a 
building that they have done that they will mirror.  The one exception is being that at the left 
corner will be the entrance points which are shown on the elevation.  She added that the 
Planner pointed out there are certain things that they are designed that doesn’t strictly meet the 
ordinance, however, they believe it is a class “A” building that meets, hopeful, something that 
they would be proud of also and meets the theme of the industrial park that it will be a part of.

Ms. D’Agostini said it is a 45,060-sq. ft. building.  They look forward to building speculatively in 
the market and their community.  They are hoping they feel the same and that they will grant 
them the waivers needed and conditional approval.

Engineer Landis read through his review dated June 10, 2021.

Chairman Reynolds said that there was a review from the Fire Marshal.  He said that he was 
approving with requirements, there is a number of fire hydrant locations to be revised, there is 
an FDC or Fire Department Connection that needs to be located on the southeast corner of the 
building, and parking is not allowed in front of this spot.  The drive on the west side of the 
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building needs to be increased to 26-ft. per the ordinance.  They need a truck overlay template, 
and some fire signage was his comment.  

Chairman Reynolds said that there was a review from their Public Services Director.  There was 
a general review of the project but since there is a number of outstanding comments that need 
to be addressed there is not a formal letter being submitted until those comments are addressed 
per the Public Service Director. 

Planner Fazzini read through his review date stamped June 16, 2021.

Ms. D’Agostini said that their intention is to fully comply and satisfy all the comments.  With 
respect to the Planners comments, acknowledge that the tree inventory and the lighting plan 
were not provided.  They acknowledge and if they are granted the variances, they will move 
forward with the project, and they will provide those, so they are asking for conditional approval 
on that.  The parking, the design, and the sidewalk they are asking for a waiver of those 
requirements.  The facility does match in its design the facilities throughout the park and ask for 
consideration.

Commissioner Walker thought that they grant conditional approval sometimes when they 
shouldn’t.  As he was checking off both the engineering and the planner’s requests for additional 
information he was overwhelmed.  It was his view that this is not ready, as far as he was 
concerned, for a vote for a conditional approval, even though he was sure at the right time and 
place it will be just fine.

Chairman Reynolds said he was in favor of the development he didn’t think that there was 
anything crazy here.  He thought that there were a few items to address that could influence the 
overall design.  He in general, is in favor of conditional approvals, but obviously, there are a 
number of items here to be addressed, he thought some were minor, but some might have a 
bigger influence.  He was torn here with the number of outstanding issues here to just approve 
as they see it here tonight.

Mr. Eugene D’Agostini 38700 Van Dyke, Sterling Heights, MI, presented.

Mr. D’Agostini stated that he respected their concerns about these conditional approvals.  They 
have a chicken and an egg situation.  In order for them to design a complete project, they have 
to know what they are doing and so they are asking for the variance, and to get the variance 
they have to go to the Zoning Board of Appeals.  Their approach was let’s give all the 
information that they think is necessary short of stuff that they are going to have to do twice if 
they are successful in getting the variance.  Another issue that they had is they have a limited 
amount of time because they have not closed on the property and the closing is subject to them 
getting approvals, obviously, so they are trying to jam all this in, in a relatively short period of 
time.  He would have preferred giving them a complete set of plans because that is the way they 
like to do it so that there are no unknowns.  In order to do that they would have to draw 
something that may be scrapped if they don’t get the variances.  They are hoping that they gave 
them enough that those additional pieces of information can be approved administratively 
because conceptionally the thing is wholesome. 

Chairman Reynolds said that he understood that the scenario development and the situation 
they are in with materials, supplies, and construction windows, and things.  Some of these in his 
eyes his biggest issue with having some outstanding comments on widths and then asking for a 
waiver on parking setbacks is something from their perspective that could once again change or 
influence when they are in compliance with mandatory items.  He stated that there are always 
things in his perspective that are workable in conditional approval items but was torn to kind of 
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go out there and speak to so many items being conditional just because they are seeking a 
variance.  His general sense is he is in favor of the project but of substantial compliance with 
their ordinance for site plan approval that is what he is getting hung up on here.

Commissioner Urbanowski agreed with that. There are so many outstanding things that she 
didn’t want anything to fall by the waist side if it is all conditional.  Honestly, they know them, 
they have seen their work and they know what they are about but from this perspective, they 
want to make sure that they are dotting all the “i’s” and crossing all the “t’s” as well, and there 
are so many things here.

Mr. D’Agostini said that they do fully intend to meet all of the criteria short of those items that 
they have asked for a waiver on.  He said that he has a history with Orion Township, he has 
built four of the buildings in that development some years ago.  He developed part of that sub 
the part that is not Kay Industrial, the part that is south of Kay Industrial.  He is fully familiar with 
the Township they have had a long history.  They do a lot of industrial development, he has 
been building industrial for 50-years, it is what they love and they have a passion for.  It is their 
intent to fully comply with all of the requirements. Do they do a tree survey before they know 
that they are going to get a variance?  Do they do all the detail in engineering that they know 
that they have to do and they will fully satisfy their professionals? It was kind of a chicken and 
an egg because they design something and it all is going to change if they don’t get a variance 
or if they do.

Chairman Reynolds said he understood.  He noted that they were in a tough spot because if 
they conditionally approve this item its is a long list.  His issue isn’t so much the conditional item 
as much as the conditional items that may influence things.  He wasn’t worried necessarily 
about an open parcel for trees.  He saw the photo of the project that is proposed but there are 
some elevations in here just speaking to the Lapeer Overlay District and some of those asks, so 
they are asking for those to be waived, or are they saying they are going to meet those criteria 
for architectural features.  There are a lot of question marks here.  He entrusts in his 
professionals and know their consultants that there are a number of engineering items that they 
can work through but there are some of them that there seems to be a lot of push and pull here.  
He was not in favor of turning down the project personally but would love to see more 
information before they make that movement towards a Conditional Rezone if they knock out 
some of these bigger items and comments on the list.

Vice-Chairman Gross asked if they had made an application to the Board of Appeals yet?  Ms. 
D’Agostini replied that they were waiting for the Planners official comments on what variances 
would be required, they received those this afternoon, so the application is prepped it will need 
a little bit of tweaking but it will go, they were trying to get it in this week. It will be in no later than 
Monday of next week.  

Chairman Reynolds asked Planner Fazzini what happens if the project is denied here tonight 
based on the findings of facts, that they don’t have their variances and they don’t meet certain 
criteria of the ordinance, doesn’t that then give them the opportunity to go for their variance and 
then also come back to address their site plan approval comments? Planner Fazzini replied yes.  
He added that the Township policy is that they have to have a denial in order to go to the ZBA.  
That denial could be a straight denial or it could be a denial that is an approval if the variances 
are obtained.  There are two options with the denial.  Another option would be to require certain 
items to come back before them like the lighting plan, or tree plan.  It is sort of an administrative 
review but it is an administrative review that comes before them and before staff.  He didn’t 
know if that was something that they have done a whole lot with and would want the Planning & 
Zoning Director Girling’s input on that.  Or like the building design, they could request that the 7
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building design comes back before them, the site plan is approved but the building details are 
going to be discussed again, so, other options like that they may have.

Chairman Reynolds said that it gives them the opportunity where they could at least go to and 
appear in front of the ZBA but it doesn’t give them the waivers and all of the criteria would have 
to come back if it doesn’t meet it, then they would have to come back.  Planner Fazzini said if it 
is a straight denial then they could still go to the ZBA but the site plan comes back.

Planning & Zoning Director Girling said she thinks that they want to be careful with a straight 
denial because a straight denial is a denial.  Perhaps it is denied because of the need for the 
variances, however, if the variances are received then that is where they add their conditions.  
They come back for the site plan again with the conditions that are missing, they come back just 
for photometric, they come back just for the elevations, but a straight denial is a straight denial 
and she would say that they have denied the site plan and it is dead in the water.  She thought 
they should be cautious with a straight denial.  

Chairman Reynolds said that was his intent, is essentially the denial for the sake of full 
approval.  

Mr. D’Agostini questioned if they could table it until the ZBA has met?  Chairman Reynolds said 
that the only issue with that is that the postponement does not give them the opportunity to go 
seek the variance.  He felt they needed a motion to approve if the variances are received.  It is 
effectively denied until they get the variance.  If it is denied it would be based on conditions 
being addressed.  Planning & Zoning Director Girling thought that they could give components 
of it.  She added that the plan is denied in aspects of setbacks, and a dumpster, all the ones 
that variances are needed.  This is not a denial of the entire plan they are postponing the 
deliberation on the site plan as a whole.  After they go to the ZBA they are required to come 
back with the missing conditions.

Mr. D’Agostini said from his perspective he would like to have a conditional approval because 
again they have a time crunch with the seller, a conditional approval subject to the variance and 
subject to them meeting the loose ends criteria that they are very confident, they are just loose 
ends that they need to address, and they intend to and they are confident that they can.  They 
didn’t think they should be doing them if they don’t’ know if they are getting the variance.  Do 
they design something that may not get approved or that is going to change if they get a 
variance?  Chairman Reynolds said he is trying to get creative just in the sense of the 
opportunity to go seek the variances but not have a full site plan approval.  He said it was up to 
his fellow Planning Commissioner’s comfort level or thoughts.

Secretary St. Henry asked if the issue they are afraid that they can’t get the variances in time to 
move forward with the project in lieu of what the sellers?  Mr. D’Agostini replied that they are 
based upon the dates that they have for the ZBA they are only going to have like a weeks’ time 
before closing.  They are compressing this all, and they want to do the project, they feel good 
about the project, he thought it was a great project and they are going to do both buildings and 
they are going to spec them.  He has been doing this for 50-years, he built his first building 50-
years ago this year, he was a fairly young man. What he learned in this business if they don’t 
build them, they miss a lot of the deals and the reason is that the supply base, which is the bulk 
of the users in the industrial market today, most of the time they don’t plan far enough ahead 
because their commitments are geared to the P.O.’s and they don’t get the P.O.’s until the last 
minute. It gives them the competitive edge to build these things, that is why they are there to 
spec these buildings.  These buildings and these variances are based upon their knowledge 
and experience of what these buildings need to look like physically and the shapes and 
dimensions.  These sites that they are dealing with have been undeveloped for a reason and it 
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is because they are challenging sites.  The one site is very long and narrow, and most users 
don’t want that long skinny building, they want their people to be fairly close in, manageable 
facility.  They are trying to deal with all that.

Chairman Reynolds said his comments would be a motion to approve subject to them 
rereviewing parking, architectural features, and addressing the comments in their reviewers, 
letter, but it is denied subject to receiving the variances at this point, so at least they get the 
chance to re-review it but they can go seek variances.  Planning & Zoning Director Girling said 
usually what it has been that they are denied, however, if they receive the variances then they 
will return to the Planning Commission with the missing items, or they are denied in order to go 
for the variances and if they meet everything else in the ordinance, they don’t have to come 
back except they want to see elevations, they want to see lighting.  That way they are 99% 
there if he gets his variances, he is comfortable with the purchase of the property, he knows he 
is going to be able to meet the photometric.  If they look at the landscape again and he is short 
5 trees, he knows he has to plant five to meet it.  So, they have a component of it coming back 
but it is enough that he gets to the point of his purchase.  The big thing is the denial to go to the 
ZBA but it is not a denial of a project as a whole because pieces can come back.  They can say 
they want to do a landscape review separately they want to do lighting separately.  They are 
approved, however, if those are not successfully approved by them then their approval is no 
longer valid.

Chairman Reynolds said he would be in support of the project coming back for a review of some 
of the items that he had mentioned, addressing the comments, and essentially reviewing the 
project as a whole.  He said looking at it in a sense of a PUD he approved the concept and the 
logistics of it being addressed moving forward still need to be proven but a least that provides 
an opportunity to seek the variances, and them to insure at their level and not just on their 
professional consultants to ensure those conditions are met.

Moved by Vice-Chairman Gross, seconded by Secretary St. Henry, for PC-2021-51, Kay 
Industrial, Sidwell #09-35-400-033, that since there is some consensus that he believed relative 
to the concept of the site plan as submitted, however, since there are variances required by the 
Zoning Board of Appeals that they do not have control over he would deny the site plan as 
submitted due to the fact that there are variances required by the Zoning Board of Appeals.  If 
the Zoning Board of Appeals approves the variances the plan will return to the Planning 
Commission for certification of the completion of the items of the OHM report of 6/10/2021, the 
Fire Department request of 6/3/2021, and the Giffels Webster report of 6/15/2021.  In that, if 
they could get the items back on the Planning Commission agenda as soon as possible after 
the Zoning Board of Appeals to review these items.

Discussion on the motion:

Chairman Reynolds said he would be in favor of the motion on the table but he would 
request a friendly amendment to also require the review and approval by their Public 
Works Director.  Right now, there is kind of a non-review subject to having a large 
number of outstanding comments.  Approve in the sense that they need to come back to 
address all comments after a variance is granted if a variance is granted.  

Vice-Chairman Gross thought that was covered in the OHM report of 6/10/2021 since 
Public Service Director Stout’s report indicates that he has reviewed the letter of 
6/10/2021 which has several recommendations that will need to be addressed and 
thought it had already been covered.
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Planning & Zoning Director Girling said that his motion said the Planners review dated 
6/15/2021, there was a revised one dated 6/16/2021.  

Chairman Reynolds said so the latest Giffels Webster review for clarification purposes.

Roll call vote was as follows:  Walker, yes; St. Henry, yes; Gross, yes; Urbanowski, yes; 
Reynolds, yes. Motion carried 5-0 (Hoffman & Gingell absent).  

C. PC-2021-52, Kay Industrial Site Plan, located at unaddressed parcel 09-35-400-044 (a parcel 
south of 100 Kay Industrial Dr.)

Ms. D’Agostini said they are proposing an approximate 67,000-sq. ft. speculative industrial 
facility.  Variances are required because this is a very narrow long piece and impractical for 
most users in their market.  In order to be viable, they need to go to the ZBA to get variances.

Chairman Reynolds asked if there was anything in addition that the Planner would like to add?

Planner Fazzini read through his review date stamped June 16, 2021.

Engineer Landis read through his review date stamped June 10, 2021.

Chairman Reynolds stated that the Fire Marshal had similar comments about fire hydrant 
locations, the need for turning templates to be added, and fire lane signage.  The Public Service 
Director had similar comments deferring to outstanding items on the Engineers review before no 
additional comments being provided.  He added that he didn’t previously mention but there was 
a site walk completed by the site walk committee on both of these projects. 

Vice-Chairman Gross asked if the side yard greenbelt was that a waiver that they can grant or is 
that a requirement of the ZBA?  Planner Fazzini replied that in their opinion there is a variance 
needed for that because the site doesn’t have an existing parking lot.  There are some 
qualifications to granting waivers for that so in this case, they are going to the ZBA anyway, they 
feel that should be a variance.  Vice-Chairman Gross asked so that would require a ZBA action?  
Planner Fazzini replied yes to the south property line.

Chairman Reynolds added that the landscape requirements seem easy going but he thought 
that the assessment of the trees making sure that there are no legacy trees that are there that 
effect that replacement that is something they are looking for.  He looks at this one similar to the 
other generally he is unpleased with the amount of content that was presented to them tonight 
but with the understanding that there is an opportunity to essentially come back and address 
those comments for a rereview and the final approval he would be subject to a similar motion to 
the previous project so variances can be sought and then final comments can be addressed.

Secretary St. Henry said this is pretty straightforward from the standpoint that it is very similar to 
the previous project that they just reviewed.  There are a number of outstanding issues that 
have to be addressed.  It has to go before the ZBA again, he agreed that they should mirror it 
very similar to the previous motion and go from there.  The fact that this developer has been 
building with the Kay Industrial buildings for a long time and has a lot of experience he felt more 
comfortable if it was somebody else building.  On a speculative basis, they know the market and 
agreed to move forward in the same way.

Moved by Vice-Chairman Gross, seconded by Trustee Urbanowski, that consistent with the 
action on their previous request of PC-2021-51, by the same applicant with very similar 
circumstances, I move that the Planning Commission deny the site plan for PC-2021-52, for the 

10



CHARTER TOWNSHIP OF ORION PLANNING COMMISSION MINUTES
REGULAR MEETING, JUNE 16, 2021
_____________________________________________________________________________________________

9

unaddressed parcel of 09-35-400-044, for the plans date stamped and received 5/26/2021.  Due 
to the fact that minimal variances are required by the ZBA, if the ZBA approves the variance the 
plan will be returned to the Planning Commission for completion of the review of the OHM report 
of June 10, 2021, items 1-13, the Fire Marshal report of June 4, 2021, and the Giffels Webster 
report of June 15, 2021.

Roll call vote was as follows:  St. Henry, yes; Urbanowski, yes; Walker, yes; Gross, yes; 
Reynolds, yes. Motion carried 5-0 (Hoffman & Gingell absent) 

8.  UNFINISHED BUSINESS  
A. PC-2019-04, Orion Storage Site Plan, located at 1761 W. Clarkston Rd., parcel 09-16-226-
001

Chairman Reynolds asked if the applicant was present?

Mr. Gary Casada 226 E. La Salle, Royal Oak, MI represented Orion Investments Group 
presented.

Mr. Casada said he was there with the owner/applicant Ken Zmijewski and they were there to 
address a couple of issues.  They have seen them before and they hope they are ready to get 
site plan approval here by addressing a couple of more.  

Chairman Reynolds asked if it was the main presentation that they were looking to go through 
here?  Mr. Casada replied that his understanding was that based on a couple of site reviews 
that they are at the point where they are going to address the parking issue, the amount of off-
street parking they would like a waiver on.  They are going to present evidence of a more 
reasonable standard.  He thought they were also going to request permission to go to the 
Zoning Board of Appeals, but wasn’t sure if they just approved it contingent upon the ZBA 
approving their variances.

Chairman Reynolds said if they wanted to give an overview of the project, then they will turn it 
over to the reviewers to give their input on what is outstanding and how they want to address it.  
He asked him to walk them through the project as a whole and then they will do the reviews, 
then they will address processes, items, and motions that may be addressed here tonight.

Mr. Casada stated that this was at 1761 W. Clarkston Rd., it is just to the west of the Poly Ann 
trail on one side and just to the east of School property on the other, it is just south of Clarkston 
Rd.  It is in the area that is currently zoned Limited Industrial (LI), Future Land Use is Industrial 
Commercial mixed-use.  What it currently is and has been for many years, Mr. Zmijewski or his 
company has owned this property since 1993 and throughout that time it has been used for both 
public and private storage, for landscaping, and also for public open storage.  They are at the 
point and Mr. Zmijewski would like to improve the property, turn it into a public or mini-storage 
facility with a one-story unit, they are not interior they are not conditioned units, they are non-
conditioned units.  They are proposing to put five buildings on the site, and one small office 
space that would be attended by an employee, and it is not a residential office, it is just a 380-ft. 
office.  The property will have stormwater detention at the south end.  They have submitted a 
landscaping plan and what they are intending to do is have the total amount of the square 
footage of the storage would be about 56,909-sq. ft. and probably 350-400 units, that haven’t 
been designated yet, but that is about the order magnitude of this property. 

Planner Pietsch read through his review date stamped June 10, 2021.

Engineer Landis read through his review date stamped June 1, 2021.
11
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Chairman Reynolds stated that there was also a review from the Fire Marshal he is 
recommending approval with no additional comments.  The Public Service Director Stout had no 
additional comments.

Chairman Reynolds said there was a citizen’s letter from Linda Moran of the Polly Ann Trail 
Manager and represents the management council of the Polly Ann Trail and they are owners of 
the property to the east of the proposed rezoning area, and they have several concerns that 
they would like to have addressed.  The fence needs to be removed and replaced as part of the 
proposed project; they would like to have a copy of the certified survey of the property, they 
believe the fence is on their property and would like this to be verified and corrected as part of 
the project.

Vice-Chairman Gross said he thought that a development of this nature would be an 
improvement over the existing condition of the site.  He thought it was heading in the right 
direction.  He added regarding the site plan, his first concern is the excess lot coverage it is at 
37.2%, the ordinance requires only 30%.  If his calculations are correct if the west building was 
to be eliminated, which is 9,400-sq. ft. that would take the lot coverage down to 29.7% to meet 
the ordinance requirements with some slight plan modifications with the elimination of that 
building, the requirement for waivers for inadequate east and west side yard setbacks with 5-ft. 
being provided and 25-ft. being required, that would be eliminated having to go to the Zoning 
Board of Appeals, as well.  The landscape greenbelt could also be accommodated with the 
elimination of one building.  In effect, this project could proceed without any waivers being 
required by the Zoning Board of Appeals.  He did believe that the development of this nature 
would be an improvement.  He believed that the determination of the parking calculation based 
upon the type of uses would be appropriate as submitted. But relative to the other items he 
believed the plan has to be denied.

Chairman Reynolds stated that he agreed with Vice-Chairman Gross, they have seen this 
project a few times, he was in favor of development there.  He understood that a long narrow 
parcel is difficult to develop but thought that they were trying to put a lot in there.  They have 
setbacks and general lot coverages for a reason.  He wasn’t crazy about all the variances 
requested to make it work especially when it seems like it is out of undue hardship but a 
necessity for the economy.

Commissioner Walker said that he would like the petitioner to address the letter from the Polly 
Ann Trail.  Mr. Casada said that they don’t have the survey in the short time they had, but if the 
fence is on their property of course they will accommodate.  

Mr. Ken Zmijewski, the owner of Orion Investment Group, 150 Tiffany, Royal Oak, MI, stated 
that there was a small section, perhaps it was there when he bought it, but there is a small 
section maybe 10-15-ft., and it might just be a foot on there it has been there forever, to never 
realize that it was on there until the Polly Ann Trail people came and said that their fence was 
on their property.  He assured them that during the development he would certainly take the 
fence off, it is not a large encroachment.  He thought that the fence had been up for 20 years.

Chairman Reynolds said that the lot coverage and setback variances requested, versus 
removing various components to meet those criteria.  Mr. Casada said yes.  He said he wanted 
to address that, in fact, he mentioned they have setbacks for a reason.  He said that they 
purchased the extra 40-ft. on the west side so that that they could expand the project to make it 
more viable, that is the reason they invested the money in the 40-ft. because it was a very 
narrow site.  Adding the 40-ft. allowed them to add an extra building, and to make the project 
more viable.  Mr. Zmijewski said it also allowed them to have a full-time person on-site to 
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manage the project as well.  In a self-storage facility by the time, they add everything up that is 
questionable as to be large enough to make sense to put a full-time manager on.  Mr. Casada 
said that is why they purchased the 40-ft. strip. He added that the other reason for the setbacks 
and why they would like to go to the Zoning Board of Appeals, and the reason for the setbacks 
is the relationship with the other properties, the neighbors, and in the future with neighboring 
properties.  In this case, this is sort of a unique situation, on the northside Clarkston Rd., no 
neighbors there, on the east side, not only is the Polly Ann Trail there but there is a high-tension 
wire running along the property line, nobody is going to build there. Everyone loves the Polly 
Ann Trail, it is not going to get built on, on the west side the people who sold us the 40-ft. strip 
they just redeveloped, there is a brand-new building out there, they have done a completely new 
plan out there.  All the areas to the south and west of their building are going to be left natural, 
that is their plan.  As far as the purpose of the rule of the setbacks it really doesn’t have much 
application here, it doesn’t give them the benefit that the community intended when they wrote 
the zoning ordinance.  They want to have a setback so they have a green space and space 
between them and the neighboring property.  In this case, there is never going to be a 
neighboring property with any development on it, there is not going to be any houses or 
businesses there, and really never will be.  So, in this case, the zoning ordinance which they 
support the purposes of the zoning ordinance and the setbacks but for their property that benefit 
isn’t realized, and so they think that is a reason to ask for the variances, they thought they may 
get the variances and it allows them to do the project.  They asked them to let them make that 
pitch to the Zoning Board of Appeals.

Vice-Chairman Gross asked if they needed a motion for the Parking Calculation Waiver?  
Chairman Reynolds replied yes, they do need a Parking Calculation Waiver. He added that they 
stated that they were going to present some facts with that.  Mr. Casada stated that their project 
is 56,909-sq. ft. and it is in the Limited Industrial (LI), the zoning ordinance it says one parking 
for a 1,000-sq. ft. that is where the 57 comes from.  The zoning ordinance doesn’t specifically 
address mini-storage, self-storage, or self-service storage however, this is self-storage.  They 
don’t address that precisely instead they are applying the overall general application industrial 
parking requirement.  What they did is they went around and surveyed some of the other Lake 
Orion storage facilities to see how they were doing, and also, they looked at four other 
communities in the area that have similarities to Orion Township, they looked at Troy, Oxford, 
Shelby Township, and Rochester Hills.  The three that he wanted to mention that was Lake 
Orion or Orion Township facilities, U-Store at 180 W. Church St., is 40,000-sq. ft. but 3,000-sq. 
ft. of office space and they have 12 parking spaces.  There is Storage Rental of America at 
1007 Brown Rd., in Orion Township that is 49,000-sq. ft. and 900-sq. ft. of office spaces, they 
only have 6 parking spaces.  There is CubeSmart at 1745 Waldon Rd., Lake Orion, they have 
76,000-sq. ft. they don’t have an office and they only have three spaces.  They have 8-spaces 
for 56,000-sq. ft. with a 380-sq. ft. office.  What he thought was more constructive, because the 
evidence is a more reasonable standard.  Other communities that have specifically addressed 
mini storage in their ordinance, Shelby Township they have one space per 50-sq. ft. of floor 
area used for office purposes, so that would only be applying to the office, which is only 380-ft. 
in their case, they don’t factor in the storage.  Some of the ordinances define parking based on 
useable square feet, and those definitions don’t include storage or corridors.  Troy, they have 
mini-storages one space for 100 storage units, they don’t even go by the square foot, just by 
units.  They would comply with all of these.  Rochester Hills, they have one per employee or one 
for 200 storage units.  If that were to apply to them, they are only going to have 400 storage 
units, they would only need 3 spaces.  For Oxford, they don’t even consider the storage area 
they just say 3 spaces plus one per employee.  Again, any one of these four communities would 
be with 8 spaces for 56,000-sq. ft. they would be well within the requirements.  He thought that 
the reasonableness here is where they have other communities that did address this, not that 
there is anything wrong with the ordinance here in Orion Township but they don’t address this 
specifically.  This is a case where the general application rule, maybe someday, they would like 
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to amend.  When people do look at it specifically, they adjust their standard to the type of 
business.

Chairman Reynolds said understood.  He wanted to clarify for the record, he is saying their use 
is similar to those other examples.  Mr. Casada replied yes.

Chairman Reynolds said that they do allow variance calculation waivers so they are just looking 
for findings of fact.  At the end of the day, it is they don’t believe they need that many parking 
spots.  Mr. Casada replied yes.

Commissioner Walker asked how many units are they going to have?  Mr. Casada replied 350-
400.  

Chairman Reynolds said they had some justification for the parking waiver.

Moved by Secretary St. Henry, seconded by Vice-Chairman Gross, that the Planning 
Commission approve a Parking Calculation Waiver for PC-2019-04, Orion Storage Site Plan for 
plans date stamped and received May 26, 2021, based on the following:  that the applicant does 
not think that the required number of spots is necessary for adequate operation of their 
business, and that is based on anecdotal evidence from a number of Orion Township storage 
companies as well as those that are outside of the Township in adjacent communities and the 
numbers that are required there based on normal operations of their business.

Discussion on the motion:

Ms. Linda Moran the Polly Ann Trail Manager in Oakland County, and she represents 
the Polly Ann Trail Management Council.  She stated that this afternoon the applicant 
did come to their council meeting and has asked for an easement across the Polly Ann 
Trail to loop the water main for his project.  It is the policy of the Polly Ann Trail to deny 
all easements if other easements are available to him.  Their question is, is there an 
alternative easement available to them to loop the water main for their building 
purposes?  Either through the school water main or across the street on Clarkston Rd.  
Engineer Landis stated that the two options would be to either loop the water main as 
shown to Rhodes Rd., there was a stub left there intentionally for an extension to that 
main.  They could approach the school and see if they could connect to their main, they 
recently extended into their site and he wasn’t sure if that would disturb the recent 
construction but would be a possibility but the easiest route would be to make the 
connection to the public road which would require them to cross the Polly Ann Trail.

Ms. Moran said that basically what they would need is a letter from the Commission 
stating that fact, so they can take it to their council.  They do not have a council meeting 
again until August to address this issue.  The issue is denied unless they can get proof 
that there is an actual need.  They do welcome the site they think that the improvements 
are great and thought it would enhance the property vastly and they are not opposed to 
the actual building site just the particulars.  The destruction of the trail is of great concern 
to them.  Engineer Landis said as part of the site plan review there are subsequent 
engineering plans prepared followed by oversite of the inspection by OHM on behalf of 
the Township.  It would be their objective to have the pathway restored to its current 
condition.  Ms. Moran asked if it would have to follow the specifications of the DNR?  
The DNR has a set format that they use for restorations.  Engineer Landis said that they 
would make sure that those are included as part of the engineering plans.
 14
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Chairman Reynolds said that he believed that their initial request of clarification is there 
another easement opportunity available he believed that can be clarified through their 
administrative team and either an email or letter of sort and then to the point of the final 
engineering review there would be an additional review and restoration requirements for 
any disturbance that would occur.  

Trustee Donni Steele 262 Kirksway and is on the Polly Ann Trail Commission.  She said 
that they didn’t necessarily deny them they tabled it until the next meeting. She asked if 
they will have an actual easement with a legal description of the easement which is 16-ft. 
of the left latitude that is a part of this and if it is written that the Poly Ann Trail would 
enter into an easement agreement with the owner, does it go into that depth or is it just 
an easement?  Engineer Landis stated that it is part of the construction for closeout the 
developer would be required to prepare an easement to the benefit of the Township 
before they were to take ownership of the water main.  So, they would have to get an 
easement from the Polly Ann Trail that portion of the easement.  Trustee Steele said that 
they just created a policy to say for easements moving forward these are the 
requirements, so then he would have to get it from them and then give it back to them to 
give their final to be able to get approval to be able to do it.

Roll call vote was as follows:  Urbanowski, yes; St. Henry, yes; Walker, yes; Gross, yes; 
Reynolds, yes. Motion carried 5-0 (Garrett & Gingell absent)

Vice-Chairman Gross stated that this matter cannot be approved by the Planning Commission 
because there are deficiencies in the plan with the Zoning Ordinance.  

Moved by Vice-Chairman Gross, seconded by Commissioner Walker, that the Planning 
Commission deny site plan approval PC-2019-04, Orion Storage Site Plan, located at 1761 W. 
Clarkston Rd., 09-19-226-001 for the plans date stamped and received 5/26/2021.  This denial 
is based on the following reasons:  1) is that the site plan shows a lot coverage in excess of the 
maximum allowed by the ordinance, the ordinance allows 30% lot coverage the proposal is for 
37.2% lot coverage; 2) there is inadequate east and west side yard setback with 5-ft. on the 
east and 12.48-ft. on the west being provided and 25-ft. is being required; 3) an inadequate 
landscape greenbelt on the east with 5-ft. being proposed and 20-ft. is required.  There are 
possibilities that the plan could be modified to eliminate all these waivers by the elimination of 
the west building which would take the lot coverage down to 29.7% and would provide for some 
modifications of the site plan to meet the setback requirements.

Discussion on the Motion:

Chairman Reynolds asked does this not give them the opportunity to go for a variance, 
is that the intent?  Vice-Chairman Gross said no they can go for a variance but they can’t 
go without a denial.  Chairman Reynolds said a straight denial is a straight denial, so it 
would be a denial subject to receiving the variances from the ZBA.  Right now, it is a 
denial with re-findings of facts for the denial.  Vice-Chairman Gross said right.  Chairman 
Reynolds said so it is a straight denial no opportunity for approval if they receive their 
variances.  Vice-Chairman Gross said if they receive their variances then they can come 
back.  He added that they can’t deny them the right to go to the Zoning Board of 
Appeals.  Chairman Reynolds asked if it was straight site plan denial, or is it a denial 
based on not receiving variances?  He said the formality is if it is a denial, it is dead, if it 
is a denial subject to conditions of receiving variances then they go and have the 
opportunity to seek variances.  If it is a step like the other one then they are asking them 
to come back based on receiving their variances for additional review and a review of 15
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what?  Vice-Chairman Gross said if they receive the variances then they can come back 
with a revised site plan.

Planning & Zoning Director Girling said what they have done in the past, has been 
denied, however, if the variances are granted, they are deemed approved.  So, looking 
at what is still outstanding she didn’t think that there was anything outstanding, they had 
one waiver they granted, and the only other items that are missing were the variances.  
If they get the variances, do they really want to see them back because those are the 
only outstanding items?  Vice-Chairman Gross said if they get the variances, he doesn’t 
need to see it come back.

Chairman Reynolds stated a request for clarification that it is a request to deny based on 
not having the setback requirements and needing variance requests.  If those variance 
requests are received the site plan is approved.  Per all of his conditions, they get 
confusing verbiage sometimes but denial they treat here as a straight forth denial.

Commissioner Walker asked what the difference was between the last petitioner and this 
petitioner?  Vice-Chairman Gross said that there were some outstanding items that 
needed to be addressed.  Chairman Reynolds said he was all for it if they wanted to see 
the plans back before the final site plan approval.  Commissioner Walker said he was 
good with not seeing them again.

Trustee Urbanowski asked what exactly are they saying here?  Chairman Reynolds 
asked Vice-Chairman Gross to clarify the intent of the motion.

Trustee Steele asked if they could repeat the one variance.  She asked if the setback 
was on the east side of the landscape variance of only 5-ft. or if it on the west side?  
Vice-Chairman Gross replied on the east side.  Trustee Steele made a comment that it 
didn’t leave a lot of buffers for the trail, the parking lot, and the green space over there.  
She said she was sure that she was going to have to make the comment at the variance 
level which she would not want to sit through a whole other meeting.  She wanted to 
make her objection noted that it is way too close.  Chairman Reynolds said dually noted 
for record purposes he believed that the motion was to deny based on the not approving 
and having to go to the ZBA.

Vice-Chairman Gross amended the motion, Commissioner Walker re-supported that the motion 
was for denial because of the non-compliance with those three zoning ordinance requirements.  
There were no other concerns or stipulations based upon the Planners or the Engineers reports. 
If they are successful in receiving those variances from the Zoning Board of Appeals then the 
plans would be approved and they could proceed.

Roll call vote was as follows:  Gross, yes; Urbanowski, yes; St. Henry, yes; Walker, yes; 
Reynolds, yes. Motion carried 5-0. (Hoffman & Gingell absent) 

9.  PUBLIC COMMENTS
None.

10.  COMMUNICATIONS
None.

11. PLANNERS REPORTS/EDUCATION
A.  Planned Unit Development Article 16
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Planning & Zoning Director Girling stated that as she was going through different sites that are 
training opportunities if she sees an article that appears that might be intriguing, she passes it 
on.  This is an article that is several years old but she knows that they are always talking about 
PUD’s so she threw it in their packet for their reading enjoyment.

12.  COMMITTEE REPORTS
None.

13.  FUTURE PUBLIC HEARINGS
A.  7-7-21 at 7:05 p.m., PC-2021-50, Township Initiated Text Amendment to Zoning Ordinance 
#78, Assemblies.

14. CHAIRMAN’S COMMENTS
Chairman Reynolds asked for a little bit of review and effectiveness between them receiving 
drawings and then also receiving reviews.  Getting a review here 13-14 days, he gets it, it might 
have been submitted past the deadline based on what was brought forth tonight but that is still 
13-15 business days, and then to not have it say revised, work with us, please.  They have most 
applicants submitting electronically he didn’t see why they are taking every bit of 10 days if not 
more like 13.

He appreciated everyone that came out to the Master Plan Workshop.  There is still the 
opportunity to weigh in on some of that feedback.  He believed that there was a link he wasn’t 
sure if the board was going to be posted on the website?  Planner Fazzini said it is called the 
story map and it will recreate the posters online, that was one of the QR codes that were 
available, and then there will be a link also.  Chairman Reynolds said that there will also be 
additional information posted in the near future about future opportunities to partake and 
appreciated everyone that came and provided their feedback.  They represent the public so they 
always appreciate that involvement.

15.  COMMISSIONERS’ COMMENTS

Commissioner Walker said he thought that as personified by tonight’s meeting, he didn’t want to 
say help the petitioners more than they should, but he thought that they should stick to what the 
ordinance says.  They should do what the ordinance says, and they are more than gracious to 
most of them, maybe all of them.  He said not the last case but the one before that, he thought it 
was way too much.  He was ready to say to go back, and they are always talking about they 
have to do this, they have to buy the property, do that before they come there.  He understands 
it is like gambling, and he understands business, that is how it is, it put them in a difficult 
position to say go ahead and what if they don’t, what happens then, they come back for an 
extension and another and they give them those.  He thought they should pay attention more to 
the letter of the law in the ordinance and hold the petitioners closer to that.

Chairman Reynolds said it is a rock and a hard place.  It is a struggle because they want to 
support business and they don’t want to kill a project.  He said they are very workable as a 
Planning Commission.  There are a lot of communities that he does projects in that will not ever 
entertain conditional approval.  Or those that will have them rereview a project three times over 
three months before they allow them to fully appear, whether it is for a variance or a condition.  
He didn’t think that some of their expectations are unrealistic or their comments are unrealistic 
he thought it was something that they should bring up in the balance between promoting 
economic development and all of their Boards and staff, and then also them at the PC level.  
They have their upcoming Joint Meeting they should speak to those comments.  To be clear it is 17
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not about shooting down projects it is about fulfilling their requirements to meet the ordinance 
which is what they are there to do.

Secretary St. Henry said he appreciated the 25 people that came out to express their opinions 
and see the process and include comments on and their vision.  What was disappointing is 
there are 38,000 people in our Township and they had 25 show-up.  This Open House was 
published in more than one location, multiple marketing channels around the Township.  There 
was plenty of discussion about it online.  The Master Plan should not be developed in a vacuum 
by seven people and a Planner consultant and the Board of Trustees.  This Master Plan and 
changes need to be addressed and discussed with the community but the only way that can 
happen is if they get involved.  There are a couple more opportunities for the community to get 
involved and he hoped that they take advantage of those opportunities because this is very 
important.  This community has changed a lot in the last 25-30 years.  Some of it for the good, 
some of it maybe not, it was up to people’s opinions, but they have to hear those opinions to 
make educated and knowledgeable decisions about the Master Plan and how they go forward 
with it.  He was hoping that in the future when they have another Open House, and there are 
other opportunities to comment and provide feedback on some of the things they are proposing 
and decisions they are making that people take advantage of it and they don’t just resort to 
Facebook to vent.

Trustee Urbanowski stated that they were asking people what they want to see in the Township 
and she had mentioned to a couple of people that she has some family members who want to 
move up here from Ohio and it is difficult for them to even think about coming here to live in 
Orion because everything is either unavailable or too expensive.  She had a child that moved 
away from Orion because there is no affordable housing.  If they want to call it low income that 
is fine, she prefers not to say low-income housing because she didn’t think what they were 
proposing tonight looked at all like it was going to be any kind of low-income housing but she did 
think that there is a gap in what they are offering for people.  They want to keep young people 
here or invite them to come in then they have to give them a shot, they have to give them a 
place to live because she doesn’t want that to be in her basement when her kids come back 
from school.  She felt very strongly that they have to start looking at some kind of housing for 
people that can’t afford $300,000 townhouses.  If it is a $200,000 townhouse and that is low-
income, she didn’t like the way it sounded to her.  She thought they should give people a shot 
and move here.  If they are making walkable communities and they want all this cool stuff then 
they have to make it assessable for people that don’t make a ton of money or are young and 
just starting out.

Secretary St. Henry agreed.  He said they are great here in Orion Township and Oakland 
County in general about providing a variety of different jobs, and industries, well-paying jobs, but 
that is only ½ of the equation when they are talking to young people and young families.  The 
other half of the equation is the quality of life, and where they and their kids are going to go to 
school, the cultural and community amenities available.  That is where a lot of our villages and 
towns fail.  The middle-level housing is dead on.  Young families can’t afford or don’t necessarily 
want to move into a ½ million-dollar house, but they may want to move into a couple of hundred-
thousand-dollar townhouse to start out and get acclimated into their community.  If they don’t do 
things like that and make those decisions now in 20-years there is going to be a generation 
gone for good if they don’t address some of those issues when it comes to housing.

Planning & Zoning Director Girling said that they should have received 3 emails trying to set the 
dates for the Joint meeting.  Please check the Township emails, there was another one as soon 
as yesterday, they have sent up some dates and a number of them were nights of ZBA which 
wouldn’t work, so they have added some dates well into the end of August.  She thought that it 
was imperative they need to have this Joint Meeting have some really important discussion so it 
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is imperative that they get as many people there and they can’t set a date until they get 
everyone responding to that doodle-pole.  

16.  ADJOURNMENT
Moved by Trustee Urbanowski, seconded by Commissioner Walker, to adjourn the meeting at 
9:08 p.m.  Motion carried.

Respectfully submitted,

Debra Walton
PC/ZBA Recording Secretary _____________________________
Charter Township of Orion Planning Commission Approval Date
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 CHARTER TOWNSHIP OF ORION PLANNING COMMISSION MINUTES
PC-2021-49

M-24 REZONE REQUEST 
PUBLIC HEARING – WEDNESDAY, JUNE 16, 2021

The Charter Township of Orion Planning Commission held a Public Hearing on Wednesday, June 16, 2021, at 
7:05pm at the Orion Township Community Center, 1335 Joslyn Road, Lake Orion, MI  48360.

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

 
               
PLANNING COMMISSION MEMBERS ABSENT:
Garrett Hoffman, Commissioner   
Jessica Gingell, Commissioner                

CONSULTANTS PRESENT:
Eric Fazzini, (Township Planner) of Giffels Webster
Eric Pietsch, (Township Planner) of Giffels Webster
Mark Landis (Township Engineer) of OHM Advisors
Tammy Girling, Township Planning & Zoning Director

OTHERS PRESENT:
Thomas Naughton Sara D’Agostini
Gene D’Agostini John Ackerman
David Stollman Ed Weglarz
Mike Weglarz Wendel Thames
Isabel Raposo Ken Zmijewski

PC-2021-49, M-24 Rezone Request, the request is to rezone 2410 S. Lapeer Rd. (parcel 09-23-301-005) 
and vacant parcels 09-23-301-012 & 09-23-301-013 (both south of 2410 S. Lapeer Rd.) from Office 
Professional (OP) to Multiple Family-2 (RM-2).

Chairman Reynolds asked if the applicant was present?

Mr. David Stollman 736 S. Pleasant, Royal Oak, MI presented.

Mr. Stollman said that he was the President of Evernest Development, LLC, the petitioner for the zoning 
request.  He stated that he was there with John Ackerman their Civil Engineer who represents the Atwell 
firm.  

Mr. Stollman said as background the subject property, which is undeveloped, consists of three parcels 
totaling 15.95 acres.  The northerly parcel is owned by DEI Orion, LLC, and consists of 9.31 acres.  The 
southerly two parcels are owned by Dan & Jan Clark, LLC, and have a total of 6.64 acres.  The DEI Orion 
northernly parcel is Master Planned multi-family residential low density which corresponds to the RM-1 
Multiple Family Residential Zoning District.  This parcel has been zoned Office & Professional (OP) or 
similar office classifications since the 1980s.  The Dan & Jan Clark southernly parcels are Master Planned 
General Office which corresponds to the Office & Professional Zoning District.  These southernly parcels 
were rezoned by the Township from (GB-2) General Business 2 to Office & Professional (OP) in 2006.  
They are requesting a rezoning of all three of these properties to (RM-2).  He wanted to speak briefly in 
support of this zoning request and outline several of the important factors in understanding the basis of 
their request.  First, as to the existing (OP) zoning, there have been no viable proposals to develop the 
subject property for office and professional uses in over 20 years.  The properties have been listed for sale 
with commercial brokers since the early 2000’s but not a single office developer has had an interest.  
Based on current market conditions combined with the pandemic the demand is extremely limited for any 
new (OP) uses, and without a rezoning, this property could remain undeveloped for decades in the future.  
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He noted that there was interest in the property over the last 20-years but not for office use.  For example, 
in 2006 the owner’s petition for rezoning of that property for (OP) to (GB-2).  The stated purpose of the 
(GB-2) rezoning request was to allow the development of a Target store, that rezoning petition was 
denied.  In contrast to the (OP) zoning, the (RM-2) zoning will satisfy a clear market demand and allow the 
subject property to be developed in the immediate future.  Second, they believe that the (OP) zoning is no 
longer an appropriate use given changes in the immediate area.  In 2014 & 2015, the Parkview PUD 
which is immediately to the north of the subject property was developed as a single-family and attached 
multi-family community.  The subject property abuts the Parkview PUD multi-family component to the 
north.  They believe that (RM-2) is a much more appropriate less intense use transitioning from the big-
box Home Depot to the south, to the Parkview attached residential community to the north. Third, they 
believe that the proposed (RM-2) zoning will not be detrimental to any of the surrounding properties.  In 
fact, they believe that development under (RM-2) will provide a better buffer and transition to adjacent 
residential properties, than development under the (OP) zoning.  Please keep in mind that rezoning from 
(OP) to (RM-2) is typically viewed as downzoning.  (OP) zoning on the subject property allows for intense 
development up to 208,000-sq. ft. of office space or R&D space.  Traffic impacts from an (OP) use would 
be over double the traffic impact of an (RM-2) use.  Forth, the (RM-2) rezoning is consistent with the Orion 
Township zoning ordinance which provides that multiple-family residential districts are typically mapped to 
provide a transition between non-residential districts and nearby single-family residential districts.  These 
districts should have direct access to an existing or proposed major thoroughfare.  Fifth and finally, the 
(RM-2) zoning allows for a more flexible less intense development of the property.  The massing and 
intensity of the permittable use are allowed under the current Office & Professional zoning designation 
typically restricts the ability for the preservation of natural features on a parcel.  Multi-family development 
however does not, it allows for the ability of preservation of some of the natural features and requires the 
provision of open space.  

Mr. Stollman said in summary that the proposed (RM-2) rezoning request allows for development for the 
subject property in a manner consistent with the intent of the zoning ordinance and the Master Plan, that 
transitional use buffers are established between general business uses and residential uses.  In 
establishing a transitional use buffer, they believe that (RM-2) is a more appropriate use than (OP), 
particularly since the Parkview PUD was developed.  Moreover, rezoning from (OP) to (RM-2) is typically 
viewed as downzoning as related to the intensity of use.  In conclusion, the proposed rezoning request will 
provide a logical transition between the existing large box retailer, Home Depot, adjacent to the south and 
the attached duplex multi-family units of Parkview directly to the north.  The request would also not have a 
detrimental impact on Lapeer Rd. as trip generation would be significantly reduced with the proposed uses 
in the multi-family residential district.

Chairman Reynolds asked if there were any members of the public that would like to speak, please state 
your name and address?  

Mr. Thomas Naughton, 2375 Monte Vista Ct.  He said that couldn’t speak for his but they generally share 
the same interest that they are concerned about the amount of wooded area facing the Parkview 
development, he asked if that would be left uncut?  Will the homes facing the wooded area be able to still 
view the trees?  Right now, the whole area is treed in and that was their basic concern, interest, or 
question.

Mr. Wendel Thames, 2398 Monte Vista Ct.  He stated that he has the same issues, when he bought his 
condo the reason for buying that particular spot was for privacy.  His understanding now, even last week, 
he was not even aware that someone came through and starting knocking down trees, he wasn’t sure if 
they were aware of that or not.  His thing is if anything is going to be developed the neighborhood needs to 
know what is going on to a certain extent.  Also, he would prefer the woods to stay.  If there is anything 
else then maybe residents can come in and do something.  He would like for, he wasn’t sure how many 
feet, whatever the case may be, but he would still like some privacy between what has been developed 
there.  He added that he wasn’t sure based on if any trees are being knocked down, or whoever is 21
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responsible for that if it hit his property, would it be for his insurance to pay for it or whether it would be for 
the company that is coming in that would be paying for it because there are dead trees within that area.  

Secretary St. Henry read a citizen’s letter from Guy Potok 2315 Monte Vista Ct., said he was in favor of 
using this property for new residential uses.  He was unable to attend the Planning Commission meeting 
but had some questions.  What is the plan to retain the old-growth trees that border the property adjacent 
to Parkview?  Can they retain a 30-ft. buffer of the existing trees?  Many residents selected these lots 
because of the trees.  What is the plan for new utility services specifically can they use this as an 
opportunity to bury the existing electrical lines along Lapeer Rd.?  Can the existing transformers be 
relocated along with the new ones that will be required to ground level at the rear of the property where 
they won’t be seen?  He favored the rezoning of the property for residential purposes.

Chairman Reynolds asked if there were any comments from the Commissioners?  

Vice-Chairman Gross asked if it was the applicant’s intent to develop the property or are they going to 
market it?  Mr. Stollman replied that it was their intent to develop the property.  They are a large-scale 
residential developer.  Vice-Chairman Gross asked if they would maintain the development rights?  Mr. 
Stollman replied that he couldn’t tell him for certain, they don’t build the homes, so they will find a builder 
and it will depend on how that deal works out.  They have been the largest residential land developer for 
over 100 years and they will follow through with any obligations that are made.

Chairman Reynolds asked the applicant to address the comments made about trees.  He knew it was a 
rezone request but just general questions on trees and buffers.  Mr. Stollman said that obviously they 
haven’t gone deeply into the site planning and this is just a rezoning but there is a required setback about 
the perimeter of the site.  He thought it was 50-ft. and they would do everything to stay out of the setback.  
They don’t have a history of being a clear-cutter, they understand the value of keeping as many trees as 
they can, and will make a good effort in doing that.  He imagined that most of the trees in the setback will 
all be left undisturbed.

Chairman Reynolds asked regarding the electrical about powerlines and things?  Mr. Stollman said that 
was something he couldn’t answer.  At some point, they would reach out to the various franchise utility 
companies and usually they dictate what they can and can’t do.  That would be sometime down the road 
in site planning.

Chairman Reynolds closed the public hearing at 7:18 p.m.

Respectfully submitted,

    

Debra Walton
PC/ZBA Recording Secretary ______________________________
Charter Township of Orion Planning Commission Approval Date
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A site walk was completed June 29th, 2021 for PC-2021-54 Palazzo Di Bocce Garage, 
Amendment to Site Plan. 
 
The Proposed Amendment is proposed on the eastern portion of the property. 
 
The site is currently developed and occupied by Palazzo Di Bocce with paved parking 
supplementing the existing use. 
 
The adjacent parcel to the north is undeveloped, the adjacent parcel to the northeast is multi-
family residential.  An emergency access road connects to the eastern portion of the subject 
parcel and supplements the adjacent multi-family development.  Industrial buildings are 
adjacent to the south.   
 
The proposed maintenance building will replace 10-12 existing spaces and will require the 
removal of 4 trees.  It also appears that the existing storm detention basin will need to be 
modified to provide an adequate setback to the newly proposed structure. 
 
No legacy trees appear to be affected, but tree replacement calculations along with parking 
calculations should be verified. 
 
_________________________________ 
Scott Reynolds, Planning Commissioner 
Charter Township of Orion 
sreynolds@oriontownship.org 
 

36

mailto:sreynolds@oriontownship.org


37



38



39



PALAZZO di BOCCE 

PRELIMINARY SITE PLANS

ORION TOWNSHIP, OAKLAND COUNTY, MICHIGAN 

4291 S LAPEER RD, LAKE ORION, MI 48359

NO SCALE

LOCATION MAP

OWNER/APPLICANT/DEVELOPER

AVB PROPOERTIES, LLC.

2700 GUNN ROAD

ROCHESTER, MI 48306

CONTACT:  ANTHONY V. BATTAGLIA

PHONE: 248.977.0985

EMAIL: AVBATT@AOL.COM

DESIGN TEAM

ARCHITECT

FAUDI ARCHITECTURE

26261 EVERGREEN ROAD, SUITE 123

SOUTHFIELD, MI 48076

CONTACT:  ALDEN L. FAUDIE JR., AIA

PHONE: 248.619.2354 EXT. 1

EMAIL: CFAUDIE@FAUDIEARCHITECTURE.COM

P
A

L
A

Z
Z

O
 
d

i
 
B

O
C

C
E

 
 
|
 
P

E
A

 
J

O
B

 
N

O
.
 
2

0
2

0
-
0

1
1

8
 
|
 
P

R
E

L
I
M

I
N

A
R

Y
 
S

I
T

E
 
P

L
A

N
S

NORTH

REVISIONS

DESCRIPTION DATE

ORIGINAL ISSUE DATE 6/17/2021

INDEX OF DRAWINGS

NUMBER TITLE

COVER SHEET

C-1.0 TOPOGRAPHIC SURVEY

C-3.0 PRELIMINARY OVERALL SITE PLAN

C-4.0 PRELIMINARY ENGINEERING PLAN

ARCHITECTURE PLANS

A-101 FLOOR PLAN

A-201 BUILDING ELEVATIONS

PERMIT / APPROVAL SUMMARY

DATE SUBMITTED DATE APPROVED PERMIT / APPROVAL

CIVIL ENGINEER

PEA GROUP

2430 ROCHESTER COURT, STE. 100

TROY, MI 48083-1872

PHONE: 844.813.2949

CONTACT: JASON SUTTON, PE

EMAIL: JSUTTON@PEAGROUP.COM

40

ckeisman
Stamp



NOT  FOR  CONSTRUCTION

REVISIONS

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.

NORTH

-

0 25 50 100

SCALE: 1" = 50'

-

PROJECT TITLE

CLIENT

PALAZZO di

BOCCE

4291 S LAPEER RD, LAKE

ORION, MI 48359

ORION TOWNSHIP, OAKLAND

COUNTY, MICHIGAN

AVB

PROPERTIES, LLC

2700 GUNN ROAD

ROCHESTER, MICHIGAN  48306

ORIGINAL ISSUE DATE:

JUNE 17, 2021

DRAWING TITLE

DRAWING NUMBER:

PEA JOB NO.

DN.

P.M.

JKS

JPB

DES. JDS

2020-0118

ASPHALT

GUARD RAIL

POST INDICATOR VALVE

MAILBOX, TRANSFORMER, IRRIGATION CONTROL VALVE

WATER VALVE BOX/HYDRANT VALVE BOX, SERVICE SHUTOFF

UNDERGROUND CABLE TV, CATV PEDESTAL

CONCRETE

SIGN

STREET LIGHT

FENCE

CONTOUR LINE

SPOT ELEVATION

COMBINED SEWER & MANHOLE

STORM SEWER, CLEANOUT & MANHOLE

SANITARY SEWER, CLEANOUT & MANHOLE

WATERMAIN, HYD., GATE VALVE, TAPPING SLEEVE & VALVE

GAS MAIN, VALVE & GAS LINE MARKER

ELECTRIC U.G. CABLE, MANHOLE, METER & HANDHOLE

TELEPHONE U.G. CABLE, PEDESTAL & MANHOLE

ELEC., PHONE OR CABLE TV O.H. LINE, POLE & GUY WIRE

CALCULATED

MEASURED

RECORDED

MONUMENT SET

MONUMENT FOUND

NAIL FOUND

NAIL & CAP SET

IRON SET

IRON FOUND

SEC. CORNER FOUND

UNIDENTIFIED STRUCTURE

GRAVEL SHOULDER

WETLAND

BRASS PLUG SET

LEGEND

SQUARE, ROUND & BEEHIVE CATCH BASIN, YARD DRAIN

www.peagroup.com

t: 844.813.2949

TOPOGRAPHIC

SURVEY

C-1.041



NOT  FOR  CONSTRUCTION

REVISIONS

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.

NORTH

-

0 25 50 100

SCALE: 1" = 50'

-

PROJECT TITLE

CLIENT

PALAZZO di

BOCCE

4291 S LAPEER RD, LAKE

ORION, MI 48359

ORION TOWNSHIP, OAKLAND

COUNTY, MICHIGAN

AVB

PROPERTIES, LLC

2700 GUNN ROAD

ROCHESTER, MICHIGAN  48306

ORIGINAL ISSUE DATE:

JUNE 17, 2021

DRAWING TITLE

DRAWING NUMBER:

PEA JOB NO.

DN.

P.M.

JKS

JPB

DES. JDS

2020-0118

ASPHALT

GUARD RAIL

POST INDICATOR VALVE

MAILBOX, TRANSFORMER, IRRIGATION CONTROL VALVE

WATER VALVE BOX/HYDRANT VALVE BOX, SERVICE SHUTOFF

UNDERGROUND CABLE TV, CATV PEDESTAL

CONCRETE

SIGN

STREET LIGHT

FENCE

CONTOUR LINE

SPOT ELEVATION

COMBINED SEWER & MANHOLE

STORM SEWER, CLEANOUT & MANHOLE

SANITARY SEWER, CLEANOUT & MANHOLE

WATERMAIN, HYD., GATE VALVE, TAPPING SLEEVE & VALVE

GAS MAIN, VALVE & GAS LINE MARKER

ELECTRIC U.G. CABLE, MANHOLE, METER & HANDHOLE

TELEPHONE U.G. CABLE, PEDESTAL & MANHOLE

ELEC., PHONE OR CABLE TV O.H. LINE, POLE & GUY WIRE

CALCULATED

MEASURED

RECORDED

MONUMENT SET

MONUMENT FOUND

NAIL FOUND

NAIL & CAP SET

IRON SET

IRON FOUND

SEC. CORNER FOUND

UNIDENTIFIED STRUCTURE

GRAVEL SHOULDER

WETLAND

BRASS PLUG SET

LEGEND

STD

DUTY

HEAVY

DUTY

DEEP

STRENGTH

STD

DUTY

HEAVY

DUTY

R.O.W.

ONLY

SQUARE, ROUND & BEEHIVE CATCH BASIN, YARD DRAIN

www.peagroup.com

t: 844.813.2949

PRELIMINARY

OVERALL SITE

PLAN

C-3.042



NOT  FOR  CONSTRUCTION

REVISIONS

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.

NORTH

--

PROJECT TITLE

CLIENT

PALAZZO di

BOCCE

4291 S LAPEER RD, LAKE

ORION, MI 48359

ORION TOWNSHIP, OAKLAND

COUNTY, MICHIGAN

AVB

PROPERTIES, LLC

2700 GUNN ROAD

ROCHESTER, MICHIGAN  48306

ORIGINAL ISSUE DATE:

JUNE 17, 2021

DRAWING TITLE

DRAWING NUMBER:

PEA JOB NO.

DN.

P.M.

JKS

JPB

DES. JDS

2020-0118

ASPHALT

GUARD RAIL

POST INDICATOR VALVE

MAILBOX, TRANSFORMER, IRRIGATION CONTROL VALVE

WATER VALVE BOX/HYDRANT VALVE BOX, SERVICE SHUTOFF

UNDERGROUND CABLE TV, CATV PEDESTAL

CONCRETE

SIGN

STREET LIGHT

FENCE

CONTOUR LINE

SPOT ELEVATION

COMBINED SEWER & MANHOLE

STORM SEWER, CLEANOUT & MANHOLE

SANITARY SEWER, CLEANOUT & MANHOLE

WATERMAIN, HYD., GATE VALVE, TAPPING SLEEVE & VALVE

GAS MAIN, VALVE & GAS LINE MARKER

ELECTRIC U.G. CABLE, MANHOLE, METER & HANDHOLE

TELEPHONE U.G. CABLE, PEDESTAL & MANHOLE

ELEC., PHONE OR CABLE TV O.H. LINE, POLE & GUY WIRE

CALCULATED

MEASURED

RECORDED

MONUMENT SET

MONUMENT FOUND

NAIL FOUND

NAIL & CAP SET

IRON SET

IRON FOUND

SEC. CORNER FOUND

UNIDENTIFIED STRUCTURE

GRAVEL SHOULDER

WETLAND

BRASS PLUG SET

LEGEND

STD

DUTY

HEAVY

DUTY

DEEP

STRENGTH

STD

DUTY

HEAVY

DUTY

R.O.W.

ONLY

SQUARE, ROUND & BEEHIVE CATCH BASIN, YARD DRAIN

www.peagroup.com

t: 844.813.2949

PRELIMINARY

ENGINEERING

PLAN

C-4.0

0 10 20 40

SCALE: 1" = 20'

43



FE FE

FE

4'-0" 10'-0"
M.O.

5'-4" 3'-4"
M.O.

5'-4" 18'-0"
M.O.

8'-0" 18'-0"
M.O.

5'-4" 5'-4" 10'-0"
M.O.

4'-0"

100'-0"

3'-4"
D.O.

2
A-101

22'-8" 57'-0" 17'-0"
8" 8"

28
'-0

"

47
8"

7'
-0

"

7'-0"
47

8" 6'-101
4" 47

8"
8'-0"

26
'-0

"
1'

-0
"

1'
-0

"

1'-0"1'-0"

4
A-201

1
A-201

2
A-2013

A-201

7'
-0

"

MECH.
103

UNISEX
102

STORAGE
104

CAR WASH
105

GARAGE
101

2
A-301

1
A-301

5
A-302

47
8"

3
A-101

1'
-3

"
4'

-3
"

1'
-6

"

NOTE 1

NOTE 1

NOTE 1

NOTE 2
(TYP.)

101 104B

104A 105

102

1'
-4

"
3'

-4
"

M
.O

.

1'
-4

"
3'

-4
"

M
.O

.

32
'-0

"
1'

-0
"

1'
-0

"

6'
-0

"

34
'-0

"

100'-0"

82'-4" 17'-8"

34
'-0

"

1 1

1

1

1

1
A-301

TYP.

2
A-301

SIM.

2
A-301

5
A-3025

A-302
SIM.

1
A-301

SIM.

SIM.

1'
-6

"
4'

-0
"

R
.O

.
1'

-6
"

SIM.

S.R.
F.E.C.

S.M.
F.E.C.

S.M.
F.E.C.

22

2

WALL LEGEND

DENOTES STANDARD INTERIOR PARTITION:
1 LAYER OF 5/8" G.W.B. EA. SIDE OF 25ga. METAL STUDS AT 16"
O.C. REFER TO PLAN FOR WALL THICKNESS.

DENOTES STANDARD BLOCK WALL:
8" SMOOTH FACE C.M.U. WITH BULLNOSE CORNERS WHERE
EXPOSED. FILL CORES w/ 'CORE-FILL 500' SPRAY -FOAM
INSULATION OR APPROVED EQUAL
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FIRE EXTINGUISHER KEY
F.E.C. = FIRE EXTINGUISHER CABINET
S.R. = SEMI-RECESSED
F.R. = FULLY RECESSED
S.M. = SURFACE MOUNTED WITH BRACKET
H.V. = HOSE VALUE LOCATION

NOTES:
1. EXTINGUISHERS ARE ASSUMED TO BE TYPE 'ABC' EXCEPT AS OTHERWISE

NOTED ON THE PLANS.  VERIFY ACTUAL FIRE EXTINGUISHER QUANTITIES,
TYPES AND LOCATIONS WITH THE FIRE MARSHAL PRIOR TO ORDERING AND
INSTALLING.

2. MOUNT EXTINGUISHER CABINETS AT 54" A.F.F. TO TOP OF CABINET.  MOUNT
BRACKET TYPE EXTINGUISHER TO 48" A.F.F. TO LEVER.

FIRE EXTINGUISHER NOTES

A. CONTRACTOR SHALL VERIFY ALL EXISTING FIELD CONDITIONS AND DIMENSIONS
WITH RESPECT TO THE WORK DESCRIBED IN THESE DOCUMENTS.  REPORT ANY
INCONSISTENCIES TO THE ARCHITECT PRIOR TO BEGINNING ANY WORK OR
FABRICATION

B. CONTRACTOR SHALL PROVIDE ALL NECESSARY LABOR MATERIALS AND EQUIPMENT
FOR THE WORK DESCRIBED IN THESE DOCUMENTS UNLESS CLEARLY NOTED "NOT IN
CONTRACT" (N.I.C.).  EXISTING WORK ADJACENT TO, OR IN THE AREA OF NEW WORK
SHALL BE PROTECTED BY ALL SUITABLE MEANS NECESSARY TO PREVENT OR
MINIMIZE DAMAGE.  WHERE EXISTING WORK IS TO BE REMOVED OR ALTERED,
RESTORE ADJACENT FINISH TO ORIGINAL CONDITION.  EXTEND/REFINISH ALL
FRAMES, BASE AND TRIM WHERE CUTTING HAS EXPOSED ANY UNFINISHED
SURFACES.  REPAIR ANY DAMAGE TO EXISTING WORK AND RESTORE TO ORIGINAL
CONDITION.

C. THE BUILDING OWNER SHALL HAVE THE "RIGHT OF FIRST REFUSAL" OF ANY
SALVAGED ITEMS.  IF THE OWNER DOES NOT EXERCISE THAT RIGHT THEN DISPOSE
OF ALL DISCARDED ITEMS IN A LEGAL, OFF SITE, MANNER.

D. CONTRACTORS SHALL KEEP WORK AREAS AND ADJACENT PUBLIC CORRIDORS AND
FACILITIES FREE OF DEBRIS.  MATERIALS STORED ON SITE ARE THE RESPONSIBILITY
OF THE CONTRACTOR AND SHALL BE STORED IN A LOCATION APPROVED BY THE
LANDLORD.  NO PERSONAL RADIOS SHALL BE ALLOWED IN OCCUPIED BUILDINGS.

E. CONTRACTOR TO PROVIDE PROPER CONSTRUCTION WORK DUST CONTROL IN ALL
AREAS OF CONSTRUCTION WORK.

F. ACOUSTICAL CONTRACTOR SHALL PROVIDE AND INSTALL HANGER WIRES AT EACH
EXISTING, NEW AND RELOCATED 2x2 AND 2x4 FLUORESCENT LIGHT FIXTURE PER
APPLICABLE CODE (TYPICAL THROUGHOUT).

G. CONTRACTOR TO PROVIDE FIRE ALARM & FIRE PROTECTION DESIGN DRAWINGS &
ASSOCIATED WORK TO MEET BUILDING AND LOCAL CODE REQUIREMENTS.

H. MECHANICAL AND ELECTRICAL DESIGN AND CONSTRUCTION SHALL CONFORM TO
ALL MUNICIPAL CODE REQUIREMENTS AND TO THE STANDARDS AND
RECOMMENDATIONS OF THE AMERICAN SOCIETY OF HEATING, REFRIGERATING AND
AIR CONDITIONING ENGINEERS (ASHRAE).  SHEET METAL AND AIR CONDITIONING
CONTRACTOR'S NATIONAL ASSOCIATION, NATIONAL SANITATION FOUNDATION,
NATIONAL FIRE PROTECTION ASSOCIATION, THE NATIONAL ELECTRIC CODE, AND
UNDERWRITERS LABS.

GENERAL NOTESFLOOR PLAN KEYED NOTES

1. DASHED LINE DENOTES OUTLINE OF MANSARD ABOVE.
2. PROVIDE 6" STEEL PIPE CONC. FILLED BOLLARD PAINT 'SAFETY YELLOW'.
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SCALE: 1/4" = 1'-0"
2

A-101
GARAGE #101 ELEVATION

SCALE: 1/4" = 1'-0"
3

A-101
UNISEX #102 ELEVATION

GENERAL DOOR NOTES

DOOR HARDWARE NOTES:

PROVIDE HOLLOW METAL FLUSH (D-1) 3'-0"x7'-0" DOORS. DOORS TO HAVE THE
FOLLOWING HARDWARE: 11

2" PAIRS HEAVY WEIGHT BUTTS, KEYED LOCKED SET,
CLOSER, ALUMINUM THRESHOLD, WEATHER STRIPPING (PACKAGE TO BE
CONSISTENT OF FULL PERIMETER SEALS AND A SILL SEALER OR SWEEP), AND
KICK PLATE.

PROVIDE HOLLOW METAL FLUSH (D-1) 3'-0"x7'-0" DOORS. DOORS TO HAVE THE
FOLLOWING HARDWARE: 11

2" PAIRS HEAVY WEIGHT BUTTS, PRIVACY LATCH SET,
WALL STOP, AND KICK PLATE.

PROVIDE HOLLOW METAL FLUSH (D-1) 3'-0"x7'-0" DOORS. DOORS TO HAVE THE
FOLLOWING HARDWARE: 11

2" PAIRS HEAVY WEIGHT BUTTS, PASSAGE LATCH SET,
CLOSER, AND KICK PLATE.
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2

3'x7' H.M. DOOR AND FRAME PAINTED TO MATCH
ADJACENT WALL COLOR.

CONC. TRENCH FOOTING BELOW

EXTERIOR MATERIAL SCHEDULE

PRE-FINISHED METAL COPING

10'x10' SECTIONAL INSULATED OVERHEAD GRADE
DOOR w/ MOTOR OPERATED OPENER & INSULATED

6" DIA. CONC. FILLED STEEL GUARD POSTS

12" SPLIT FACE CMU: FIELD
COLOR: TBD

8" PRE-FINISHED FASCIA ACCENT BAND

12" SPLIT FACE CMU: ACCENT
COLOR: TBD

18'x10' SECTIONAL INSULATED OVERHEAD GRADE
DOOR w/ MOTOR OPERATED OPENER & INSULATED

CORRUGATED METAL ROOF PANEL.

1

2

3

4

5

6

7

8

9

10

11

12" PRE-FINISHED FASCIA ACCENT BAND

GUTTER AND DOWNSPOUT.12

PRE-MANUFACTURED AWNING BY OWNER131

SCALE: 1/4" = 1'-0"
1WEST ELEVATION

SCALE: 1/4" = 1'-0"
3NORTH ELEVATION

SCALE: 1/4" = 1'-0"
2SOUTH ELEVATION

SCALE: 1/4" = 1'-0"
4EAST ELEVATION
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Charter Township of Orion 
Planning & Zoning Department 
2525 Joslyn Rd., Lake Orion MI 48360 
P: (248) 391-0304 ext. 5000; Fax (248) 391-1454 
 

   
 

 
TO:  The Charter Township of Orion Planning Commission  

 
FROM: Tammy Girling, Planning & Zoning Director  

 
DATE:  July 1, 2021 

 
RE:  PC-2021-50, Township Initiated Text Amendment to Zoning Ordinance #78, 

Assemblies    
 
As requested, I am providing a suggested motion for the matter mentioned above. Please 
feel free to modify the language. The verbiage below could change based upon the 
Planning Commissions findings of facts.  
 
Amendments to Zoning Ordinance No. 78 
Motion 1:  I move that that the Planning Commission forwards a recommendation to the 
Township Board to approve and adopt PC-2021-50, Township Initiated Text 
Amendment to Zoning Ordinance No.78, Assemblies, Articles 2,5,6,7,9,11 and 14 
providing for repeal of conflicting ordinances and portions thereof; and, providing an 
effective date with the changes discussed this evening (if any), for the following reasons: 
 (insert any findings of facts).  
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* * * * * NOTICE OF PUBLIC HEARING * * * * * 

 
 

The Charter Township of Orion Planning Commission will hold a Public Hearing on 

Wednesday, July 21, 2021 at the Orion Township Community Center, 1335 Joslyn Road, Lake 

Orion, Michigan 48360, on the following matter: 
 

Public Hearing At 7:05 p.m:  PC-2021-55, Lava Mountain Location Rezone 

Request, the request is to rezone 1472, 1480, and 1488 S. Lapeer Rd (parcel 09-14-

100-074) from Restricted Business (RB) to General Business (GB). 
  

If you are not able to attend, you may send correspondence to the Orion Township Hall, 2525 

Joslyn Rd. addressed to the Planning Commission to express your concerns and comments.  A 

copy of the proposed Rezone is on file in the Planning & Zoning Department office and the 

Township Clerk’s office and may be examined during normal business hours, 8:30 a.m. to 4:30 

p.m., Monday through Friday until the date of the public hearing.  

 

Orion Township will provide necessary and reasonable auxiliary aids, and services for 

individuals with disabilities at the public hearing upon advance notice by writing or calling 

Penny S. Shults, Township Clerk, 2525 Joslyn Road, Lake Orion, Michigan 48360; (248) 391-

0304, ext. 4001.  Please contact the Clerk’s office at least 72 hours in advance of the public 

hearing.    

   

           

Scott Reynolds         

Planning Commission         

 

Penny S. Shults 

Township Clerk 

       

        

 

79


	Agenda
	1. OPEN MEETING
	07072021 PC Agenda

	2. ROLL CALL
	3. MINUTES
	3.A. 6-16-2021, Planning Commission Regular Meeting Minutes
	06162021 PC Minutes

	3.B. 6-16-2021, PC-2021-49 M-24 Rezone Request Public Hearing Minutes
	06162021 PC Public Hearing Minutes PC-2021-49, M-24 Rezone Request


	4. AGENDA REVIEW AND APPROVAL
	5. BRIEF PUBLIC COMMENT - NON-AGENDA ITEMS ONLY
	6. CONSENT AGENDA
	7. NEW BUSINESS
	7.A. PC-2021-54, Palazzo Di Bocce Garage, Amendment to Site Plan
	PC-2021-54 Palazzo Di Bocce Garage, Amendment to Site Plan Motion Option
	PC-2021-54 Palazzo Di Bocce Garage, Amendment to Site Plan Planner Review
	PC-2021-54, Palazzo Di Bocce, OHM Review
	PC-2021-54, Palazzo di Bocce Garage Fire Marshal Review
	PC-2021-54 Palazzo Di Bocce Garage, Amendment to Site Plan Public Services Review
	Palazzo Di Bocce June 29, 2021 Site Walk Report
	PC-2021-54, Palazzo Di Bocce Garage, Amendment to Site Plan Application
	200118 PALAZZO SITE PLANS

	7.B. PC-2021-50, Township Initiated Text Amendment to Zoning Ordinance #78, Assemblies
	PC-2021-50 Text Amendment Assemblies Motion Option
	Article 2 Definitions
	Article 5 SF, SE & SR
	Article 6 R-1, R-2 & R-3
	Article 7 RM-1 & RM-2
	Article 9 OP
	Article 11 RB
	Article 14 GB

	7.C. Discussion on Fences
	Discussion on Fences Cover Letter
	Discussion on Fences Supporting Documents


	8. UNFINISHED BUSINESS
	9. PUBLIC COMMENTS
	10. COMMUNICATIONS
	10.A. Joint Meeting Memo
	Joint Meeting Memo


	11. PLANNERS REPORT/EDUCATION
	12. COMMITTEE REPORTS
	13. FUTURE PUBLIC HEARINGS
	13.A. 7-21-21 at 7:05 pm: PC-2021-55, Lava Mountain Location Rezone Request, the request is to rezone 1472, 1480, and 1488 S. Lapeer Rd (parcel 09-14-100-074) from Restricted Business (RB) to General Business (GB).
	PC-2021-55, Lava Mountain Rezone Request Pub Hrg


	14. CHAIRMAN'S COMMENTS
	15. COMMISSIONERS' COMMENTS
	16. ADJOURNMENT

