
CHARTER TOWNSHIP OF ORION
PLANNING COMMISSION REGULAR MEETING AGENDA

WEDNESDAY, APRIL 6, 2022 - 7:00 PM
ORION TOWNSHIP MUNICIPAL COMPLEX BOARD ROOM

2323 JOSLYN ROAD
LAKE ORION, MI 48360

Public Hearing at 7:05 p.m.:  PC-2022-10, The River Church, Special Land Use Request for a church, located at 3900 S. 
Baldwin Road (parcel #09-29-301-029), 3910 S. Baldwin Road (parcel #09-29-301-034), and 3920 S. Baldwin Road 
(parcel #09-29-301-038).

Public Hearing (immediately following PC-2022-10 Public Hearing):  PC-2022-11, CSB Investment, LLC, Rezone 
Request to rezone approx. 1.7 acres of 1050 W. Silverbell Road, Parcel 09-27-301-050 from Limited Industrial (LI) to 
Industrial Park (IP).

1. OPEN MEETING
2. ROLL CALL
3. MINUTES

A. 3-16-22, Planning Commission Regular Meeting Minutes
B. 3-16-22, Planning Commission Public hearing Minutes for PC-2022-09 Grand Square of Orion

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

A. PC-2022-11, CSB Investment LLC, Rezone Request to rezone approx. 1.7 acres of 1050 W. 
Silverbell Road, Parcel 09-27-301-050 from Limited Industrial (LI) to Industrial Park (IP).

8. UNFINISHED BUSINESS
A. PC-2021-90, Ridgewood PUD Concept 625 Clarkston Rd. (Sidwell #09-15-226-007), the vacant 
parcel west of 625 W. Clarkston Rd. (Sidwell #09-15-226-006), and the vacant parcel east of 625 
W. Clarkston Rd. (Sidwell #09-15-226-008) postponed from the January 5, 2022, PC meeting to 
resubmit revised plans to the Township within 3 months.  The request is for an extension of the 
revised plans being submitted to the Township.
B. PC-2021-07, 5 Year Master Plan

9. PUBLIC COMMENTS
10. COMMUNICATIONS

A. Memo from Charter Township Of Independence - Notice of Intent to Update the Master Plan
B. Attorney letter

11. PLANNERS REPORT/EDUCATION
12. COMMITTEE REPORTS
13. FUTURE PUBLIC HEARINGS
14. CHAIRMAN'S COMMENTS
15. COMMISSIONERS' COMMENTS
16. ADJOURNMENT

In the spirit of compliance with the Americans with Disabilities Act, individuals with a disability should feel free to 
contact 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, APRIL 6, 2022 - 7:00 P.M. 
ORION TOWNSHIP MUNICIPAL COMPLEX BOARD ROOM 

2323 JOSLYN ROAD, LAKE ORION, MI  48360  

Public Hearing at 7:05pm: PC-2022-10, The River Church, Special Land Use Request for a 
church, located at 3900 S. Baldwin Road (parcel 09-29-301-029), 3910 S. Baldwin Road (parcel 
09-29-301-034), and 3920 S. Baldwin Road (parcel 09-29-301-038). 
 

Public Hearing (immediately following PC-2022-10 Public Hearing): PC-2022-11, CSB Investment, 
LLC, Rezone Request to rezone approx. 1.7 acres of 1050 W. Silverbell Road, Parcel 09-27-301-
050 from Limited Industrial (LI) to Industrial Park (IP). 
______________________________________________________________________________ 
 

1. OPEN  MEETING 
 

2. ROLL  CALL 
 

3.  MINUTES  
 

A. 3-16-22, Planning Commission Regular Meeting Minutes 
B. 3-16-22, Planning Commission Public Hearing Minutes for PC-2022-09 Grand Square of Orion 

 

4.  AGENDA  REVIEW  AND  APPROVAL 
 

5.  BRIEF  PUBLIC  COMMENT – NON-AGENDA  ITEMS ONLY 
 

6.  CONSENT AGENDA  
   
7.  NEW BUSINESS 
    

A. PC-2022-11, CSB Investment, LLC, Rezone Request to rezone approx. 1.7 acres of 1050 W. 
Silverbell Road, Parcel 09-27-301-050 from Limited Industrial (LI) to Industrial Park (IP). 

 

8.  UNFINISHED BUSINESS  

 A. PC-2021-90, Request for an extension of the 3 months to submit revised plans for PC-2021-90, 
Ridgewood PUD Concept 625 W. Clarkston Rd. (Sidwell #09-15-226-007), the vacant parcel west of 
625 W. Clarkston Rd. (Sidwell #09-15-226-006), and the vacant parcel east of 625 W. Clarkston Rd. 
(Sidwell #09-15-226-008). 

 

B. PC-2021-07, 5-Year Master Plan Update. 
 

9.  PUBLIC COMMENTS 
 

10.  COMMUNICATIONS 
      A.  Memo from Charter Township of Independence – Notice of intent to update the Master Plan 

      B.  Attorney letter  
 

11.  PLANNERS REPORT/EDUCATION 
   
12. COMMITTEE REPORTS 
 

13. FUTURE PUBLIC HEARINGS 
 

14. CHAIRMAN’S COMMENTS 
 

15. COMMISSIONERS’ COMMENTS 
 

16. ADJOURNMENT 
 

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

REGULAR MEETING, WEDNESDAY, MARCH 16, 2022

The Charter Township of Orion Planning Commission held a regular meeting on Wednesday, 
March 16, 2022, at 7:00 p.m. at the Orion Township Municipality Complex Board Room, 2323 
Joslyn Road, Lake Orion, Michigan 48360.

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

PLANNING COMMISSION MEMBERS ABSENT:
None

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

2.  ROLL CALL
As noted

CONSULTANTS PRESENT:
Matt Wojciechowski, (Township Planner) of Giffels Webster 
Mark Landis (Township Engineer) of Orchard, Hiltz, and McCliment, Inc.
Tammy Girling, Township Planning & Zoning Director

OTHERS PRESENT:
Scott Gabriel

3.  MINUTES
A. 3-2-22, Planning Commission Regular Meeting Minutes
Moved by Vice-Chairman Gross, seconded by Commissioner Walker to approve minutes as 
presented.  Motion carried.

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

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

6.  CONSENT AGENDA
None
____________________________________________________________________________

Chairman Reynolds recessed the regular meeting at 7:03 p.m. and opened the Public Hearing 
at 7:05 p.m. for case PC-2022-09, Grand Square of Orion, Special Land Use Request for a 
drive-thru restaurant, located on a vacant parcel, west of 637 Brown Rd. (Sidwell #09-32-400-
099).

Chairman Reynolds closed the PC-2022-09 Public Hearing at 7:16 p.m. and reconvened the 
regular Planning Commission meeting at 7:16 p.m.
____________________________________________________________________________
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7.  NEW BUSINESS
A. PC-2022-09, Grand Square of Orion, Special Land Use request for a drive-thru restaurant, 
located on a vacant parcel, west of 637 Brown Rd. (Sidwell #09-32-400-099) and an Amended 
Site Plan, located west of 637 Brown Rd. (09-32-400-099), 4999 Grand Ave. (09-32-400-098), 
and 631 Brown Rd. (Sidwell #09-32-400-097).

Chairman Reynolds asked the applicant if they would like to add anything to their presentation?

Mr. Chiesa said there were a few things that he would like to point out.  Based on how they 
designed this, 160-ft. from the east property line and over 200-ft. from the road, plus they will 
have the road noise which would be louder than the speaker for the order station, they should 
have no issues with meeting their requirement.

Mr. Chiesa stated that the pedestrian walkway they have widened, they had a 3-ft. walk that 
extended adjacent to this property to the west.  They wanted to create a greenbelt but they were 
ok with making that all concrete, so it is concrete from curb to curb.  They went with 7-ft. if a car 
overhangs 2-ft. that still leaves 5-ft. for a pedestrian to walk.  They improved that aspect of the 
site.  The loading area as he mentioned earlier is screened, it is behind the building which is on 
the north side of the building, it is not visible from the road.  If they look through the documents 
that they provided in blue it shows the wheel pattern of what it takes for a truck to get into there.  
They went through that whole thing.

Mr. Chiesa noted that the loading was shown it works that was one of the first things that they 
always check out when they do a project is to make sure that the fire trucks can get around, so 
there is no issue with that.  

Mr. Chiesa said one of the things that he did want to point out that was unique to how Culvers 
operates today is this has a single lane that goes to the window where they pay.  Most people 
are familiar with it, that would be where they get their food.  That is not the case here, they pull 
forward staff directs them where to park, and staff will bring out the food, and they direct the 
cars to move around.  That is why they have this “Y” shaped three lanes.  He showed them a 
Culvers at 23 and Hayes Rd. in Shelby Township.  They have the three lanes they have the two 
lanes, outermost, for customers to wait for their food to be brought out.  They also have parking 
spaces in the front which are for online orders.  That is very similar to what they have.  This 
location was not as user-friendly as far as vehicles because they have directional parking and 
then they cut through the drive-thru lane, the drive-thru lane could also block people when they 
leave.  This was an earlier generation of this concept.  He showed them the Wixom Culvers 
location as far as the diagonal parking on the order and drive-thru egress points.  It is a “Y” 
shaped they are splitting it they have a couple of cars up against where the building curb-line is, 
cars on the opposite side with a lane going through.  That is to allow cars to either pull out and 
get around existing vehicles, again this is all controlled by staff out there, this is not 
freewheeling.  It is much the same as the Chick-Fil-A’s today they have staff outside and they 
are directing people.  This is the concept they didn’t particularly care for this and working with 
Joe on the design of this they wanted a dedicated drive-thru so they avoid this cross-conflict that 
they see on both the examples that he had shown them.  There is an example of that on 
Culver’s Corporate website they have this as their prototypical site plan to use in some way, 
shape, or form applicable to every location. They have the exact same thing that they have got 
for this location, the stacking at the top and bottom, a dedicated drive-thru lane through the 
middle so anyone can pull out and they have a road on the perimeter which is conducive for 
traffic around the site.  They have isolated the drive-thru as a separate entity so this concept 
that they have works.  
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Mr. Chiesa stated that dealing with some other businesses everyone that has a fast-casual type 
business is looking for creative ways to do a drive-thru because with COVID and people just 
wanting to pull up and order and leave for convenience this is not a bad way of doing it.  That is 
their corporate method and wanted to make that clear that that is really what they have done.  
Their plan was submitted to corporate for approval, they liked it.  He wanted to clarify any 
confusion regarding how that system works.  

Mr. Chiesa said that the comments after their reviews that is why they did the 7-ft. walk on their 
site.  He knew that engineering was working with OHM regarding what they needed to do to 
satisfy the community regarding the civil aspects.  With that, they are looking for their approval 
to keep this project moving.

Planning Wojciechowski read through his review date stamped March 4, 2022.

Engineering Landis read through his review date stamped March 3, 2022.

Chairman Reynolds said that they did have a review from their Fire Marshal who recommends 
approval without any additional comments at this time.  The same goes for the Public Services 
review by the Director of Public Services.  There was a site walk completed by the Site Walk 
Committee and the report was written by Chairman Reynolds.  This is the second report of this 
property that is currently undeveloped.  There was a previous site walk completed prior when it 
was not a drive-thru that was proposed.

Trustee Urbanowski said they talked about this a little bit when this plan initially came in with the 
hotels because they have corporate standards and things they have to abide by.  She thought 
they have seen Culver’s color schemes and the way that their buildings are put together, and 
she was ok with the façade.  It is a corporate standard and it fits, and she thought the other 
Culvers were beautiful buildings and she was sure this one would be too.

Trustee Urbanowski stated that she was concerned about the three lanes as well.  She has 
never been through a Chick-fil-A drive-thru and wasn’t sure how that goes.  She asked if there 
will be people outside physically all the time directing traffic even in the wintertime?  She 
understood the concept of it she saw where they were going with it but the three left turns when 
there is two-way traffic that is a little scary.  She asked him to explain that a little bit more.

Mr. Chiesa replied basically the cars are pulling up they are waiting for their food to be brought 
out to them.  Once their food is brought out to them then the cars are leaving the site they are 
directed by staff, this is what happens at every Culvers.  The two examples that he gave them 
are the exact same scenario that they have here.  They put the left turn lane only as a means of 
controlling that traffic so everyone is going in one direction.  They are not all getting their food at 
the exact same time, when they are pulling out, they are not trying to merge with the next 
person, they are coming from a stopped position.  He stated that this is not a road that has three 
cars that are making a left turn at the same time.  If they, had it where they could go any 
direction without a directional arrow that would be more of a conflict because the people that are 
getting their orders are not moving from the left or the right on their own, they are being dictated 
by the staff where they should go.  If the person in car “A” is directed to the far-right lane they 
may want to make a left turn, car “B” that is in the closest curb line to the building may want to 
go right, well now they are forced to make a left so they don’t have this cross-traffic.  People are 
not moving they are stopping and they are proceeding.  This is done at the two locations that he 
had shown them, that is the nature of how that works.  It is something that they want it is their 
corporate method of doing it in that order.  It is important that they maintain as well as, their 
corporate architecture, their corporate policies regarding how they operate.  He thought if they 
looked at today’s McDonald’s where they are incorporating the double drive order position and it 
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is all merging into one and it is coming around and a lot of times that is blocking traffic, or their 
loading zone is blocking these order positions, and cars have to merge back.  They cleaned that 
up here, they have a long drive-thru lane, it has a singular purpose, not everyone is getting their 
food brought out at the same time.  Staff is out there to direct this.  This is not anything new that 
is starting at this facility.  He showed them two examples because they were trying to show 
them that this is out there and that is what they do.  The plan that he showed them as a concept 
plan is direct from Culver’s website, that is the method that they would like to see this operate.  
Personally, an architect looking at traffic flow on a site would rather see everyone going left that 
was their idea, they didn’t want to have people where they might want to cross and start going 
the other direction, so it is better to keep them internal on-site.  They have two-lane traffic both 
of those buildings that he showed them also had two-way traffic that those three lanes came out 
into.  This is proven, the Shelby Township one is by his home, he has never heard or seen of an 
accident with this functioning method that they have.

Mr. Jason Kishmish thought what was very important for them to understand is that not all of 
these cars are going to be pulling out all at the same time because their food is delivered to 
them individually.  There is usually one staff member out there and they are never going to see 
six cars stacking unless they are busy.  During lunchtime and dinner time they do get filled up 
but it is very important to note that they would rather control the way the traffic is going to flow 
than give people the free-for-all to make whatever direction that they want.  A lot of times they 
are better off controlling that than allowing people to make rights and lefts.  If there are four cars 
queuing, one car gets his delivery, by the time the employee goes back and gets the next order 
that car has already pulled out.  They don’t have a situation where they have four cars both 
looking to exit at the same time making the left.  They thought here the left was probably better 
because if they turn right then they are crossing into the Texas Road House customers and 
whatever else is going on there.  They want the path from when they exit to when they get out of 
the site to be the closest and cross the least amount of pedestrian traffic or other traffic that they 
can avoid.  This drive-thru lane is prepped for 12-cars but the reality is they will probably add 
another 12-cars before they get to Brown Rd. because this is all internal, this site is all 
circulating internal to the pad, in addition to the pad, there is an access drive that comes off of 
Brown Rd. into the whole development.  If Mr. Zimmer has got that much traffic going on he has 
to charge him more rent but there is a lot of capacity the way this was designed.  When they 
sent this to corporate, they didn’t come back with one change, it was a well-thought-out plan.  It 
is organized and they have enough compacity to handle a high volume.  He thought another 
thing to keep in mind this design was meant for their corporate brand standards, these are sites 
in Florida, and California where the volumes are sometimes double what they would see in a 
midwestern Culvers.  He doubted that they would ever outgrow the capacity that they are 
affording them at this site.  The middle lane in that stacking is designed for cars to be able, if the 
car in the back gets their order first, it is designed so that cars can pull out and get out of the 
way.  This design is not for all three that are trying to make a left at the same time, it won’t 
happen with the way the restaurant operates.

Mr. Chiesa said the other thing to keep in mind is this is a site internal to a larger development 
versus a stand-alone site where Culver’s has their own property and they can design it with a 
one-way traffic pattern around.  They need to have circulation for emergency vehicles, delivery 
vehicles heading both ways.  To restrict traffic, they hardly ever do any diagonal parking in a 
one-way direction because it causes confusion and traffic issues.  The only place that it works is 
if they have a McDonald’s or something like that, it is all freestanding they can circulate around 
the building everyone is going the same direction.  Here they could have people coming from 
the west approach to get into this site, work their way around the drive-thru.  They have to have 
two-way traffic and again he firmly believes in having the left turn only and it is controlled by 
staff, because they are bringing the food out, so they are directing what is going on.  When they 
did this design after meeting with the owner, they told them what they would be looking for and 
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corporate did not have any changes.  What they did the first time it went through; it went through 
every level of their approval process.  They wouldn’t do something if they didn’t think it worked.

Trustee Urbanowski wanted to clarify something about the decibels.  She asked if it is the 
decibels that they can perceive at a certain distance?  Planner Wojciechowski said that the 
standard is any noise associated with a drive-thru shall not exceed 60-decibels when measured 
at the property line.  

Trustee Urbanowski questioned that they said it was 80-decibels coming out of there?  Mr. 
Chiesa said that at the speaker, they are 60-decibels in this Boardroom.  Trustee Urbanowski 
asked if there was a formula that they could show where they were at?  Mr. Chiesa said it 
comes from the manufacturer, their preset is in an 80-84 dB range. He added that 16-ft. away 
from those speakers they are already down to 60-ft. 

Chairman Reynolds said that is usually a clause that they put in and then if they have an issue 
then obviously then if there is a complaint or if they are acknowledging that it is louder than that 
at the property line, that is their measure that is their mark it can’t be louder than that.  It is 
usually just a condition of the Special Land Use.

Secretary St. Henry said when they talk about traffic control in the parking lot, he has been in 
Culver’s and other fast-food places where they tell you to pull into space “A” or space “4” or 
whatever, and then the folks come out and bring your food and then they back out and it is 
typically staggered.  He asked if they will have someone in the parking lot directing traffic? Mr. 
Kishmish replied that is usually how it is done, yes.

Secretary St. Henry said they probably do it when it is super busy.  He knew that Mr. Zimmer’s 
other Culver’s can be very crowded.  He has never been there where he has seen people 
directing traffic into the waiting slots.

Mr. Joe Zimmer the owner of Culvers.  He said that when a customer places their order at the 
window they will tell them where to go based upon that person’s experience the one where the 
cars are located.  For instance, if lane one is full, they will ask that person to pull into that third 
lane and to keep that center lane available.  He has worked in quite a few Culvers and the setup 
that corporate has given them and the design that Ron has put together is awesome.  It is 
usually the person that works the window is who will tell them because they want to keep that 
line moving.  They deliver the drinks, and the dessert at the window where they have three 
people, one is just doing the drinks and the custard.  They get that as soon as they cash or 
tender out, they leave the window and go to their designated spot.  They have a good system, 
they give a number to the car and actually put it on the car so that the people will run the food 
out when it is ready.  Everything is made to order so a cod dinner could take five minutes and a 
butter burger could take three minutes, so it doesn’t all come out at once, he thought it was a 
great system.

Chairman Reynolds said he didn’t have any explicit issue with essentially the other comments 
that got brought up.  Obviously, they would like those other items that are required by their 
ordinance to be provided and verified by their professional consultants.  If 7-ft. wide sidewalks 
are provided he thought they were fine without wheel-stops since that typically is no greater 
than a 2-ft. overhang.

Chairman Reynolds said that he sees where his consultants are coming from and it has been a 
large topic of discussion with other drive-thrus.  He questioned would if the center lane was 
going to be clearly marked as “through traffic only”?  His other question was if the western drive  
was kind of the second opportunity to have vehicles stacking post order, is there any restriction 
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to essentially guiding that lane back into the through traffic lane so they only have two left-turn 
lanes?  He thought that the issue that they have been observing here was three lanes of traffic 
turning left into two-way traffic.  If it was reduced from three to two that would potentially be a 
step towards elevating those three lanes all turning left.  He understands the process, he was 
familiar with Culver’s he has been to Culver’s with worse stacking situations than this but there 
is a very good likelihood here at this location, especially a Culver’s in this location to be busy, 
both sides of the window.  He knows that they did a great job of moving the traffic through but 
that was his opportunity to essentially improve this traffic flow, can that most outermost stacking 
or post-order wait be merged back into the thru-traffic lane to then be prompted for a left-turn. 

Mr. Chiesa thought that by letting lanes go in different directions they are just creating more 
problems.  Chairman Reynolds said he is not talking about different directions he was talking 
about still having a left turn but they would go from one to three and have that planned south 
lane be merged back into the through traffic lane, to only have the through traffic lane or the 
stacking lane be turning left.  Mr. Chiesa asked if he was talking about only having two access 
points where they are all exiting versus having three?  Chairman Reynolds replied correct, but 
still having three lanes to provide service so they would essentially have the eastern lane be 
able to turn left, the center lane is through traffic, and the second if he was understanding this 
correctly, to be secondary overflow to essentially just merge back into that through left lane.  
They still have the width of three and they have those two left turns there.  He didn’t want to 
speak from a traffic study standpoint but he thought it was the three lanes all turning and the 
potential for multiple traffic.  Mr. Chiesa said the issue, if he was understanding correctly what 
he is asking, they would have to provide basically an angled curb line to have the people in the 
western line get into the centerline, with doing that they are also pushing the cars back then 
further, which could cause a little bit of a bottleneck at the pay window, where right now there is 
no bottleneck based on how this is setup.  This is not a site where it is one way around and they 
have constant traffic he didn’t think they would have a high volume of traffic in the front of this it 
is no different than any drive-thru where they have to wait and merge to go left or right.  They 
have some sites that they have designed and they have put the arrows down and people are 
doing their own thing.  If they allow any other type of treatment than what they have, where 
someone can just pull out again Joe Zimmer has people out there, they are bringing their food 
and those people are clear to go.  It is now up to that individual driver to wait for traffic to clear 
just like you would at any aisle that they are going down.

Chairman Reynolds asked if the center lane was going to be through traffic only and was it 
possible for that to still maintain the corporate standard and merge back in?  Mr. Kishmish said 
that he remembers a discussion about this at one time, the issue with that was if the far lane 
and they want to give them the ability to only merge into the center lane is, the car behind that 
one that is ready to merge gets there first, how do you then get them to merge?  They have to 
keep it open.  The intent here is for everyone to merge into that middle lane to get out of the 
site.  If the front car got there first, they would make a left out, but if the car behind it got its food 
first it is going to have to merge into that center lane in order to make the left, to get out.  If they 
put a curb line and they force that far lane to merge and if the car behind it got its food first it is 
going to stay there until the car in front of has moved out. That was a conversation they had with 
Culvers and that is why they said “ok, they have to do it this way to give people enough flexibility 
to merge into that middle lane” so if they are not the first car out, they have a way out.

Mr. Chiesa said that if corporate sees that this doesn’t work, this is not going to prolong 
something, this is what they do on their webpage, and he showed them two other examples.  
And those locations had no destination whether they could go right or left they just let them 
decide and they are trying to simplify it by making everyone goes left.
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Mr. Kishmish said that they just did a Krispy Kream an experiment of a future store. These 
drive-thru designs are going to evolve, when they get them, it is going to tell them right on their 
phone where to go, they are not even going to interact with human beings.  That is kind of what 
these designs are evolving too.  When they get their order and it is going to be a mobile order, 
they might not even see a person it is going to tell them to queue in lane 3 or queue in lane 4.  
At Krispy Kream they almost designed it like a race track, there were 4 lanes, and that is where 
this fast-casual business is going, people are not sitting in these restaurants as much anymore.

Commissioner Walker said when he read this stuff he was impressed and he was the one up 
here that normally says “I’m not going to conditionally approve anything because it should be 
worked out before they get here”.  So, reviewing this material before he got here today, he said 
“this is great” because there is not a lot for the people that they pay money that they make sure 
that they do things the right way, are differing from them.  He totally agreed with Engineering 
Landis that the three lanes bother him.  He said they can’t figure out some way to just angle that 
third lane so that there are not three lanes.  He was stunned by the whole thing, he thought that 
they would be done already.  He would have voted to give them the conditional approval of this 
and he was stunned because they are nitpicking over things from a safety point of view.  He is 
not talking corporate Culver’s, Mr. Zimmer, or them but they have their experts saying he was 
concerned and they are saying it is not a concern.  When Engineer Landis says there is a 
concern, he thinks that there is a concern.

Secretary St. Henry asked Mr. Zimmer what other Culvers do; do they have a three-lane 
design?  Mr. Chiesa said it was a single site use design.  

Mr. Zimmer said there is a difference there.  There are three lanes, the first lane will stay next to 
the building usually 4-5 cars, and then they have parallel parking there which is not a real good 
idea because they have to pull in to the right, and then when they back out, he delivers the food 
a lot to the customers, so he knows he always directs them to back up.  The center lane which 
in his case would be the drive-thru lane all the time pulls forward and proceeds to the left in this 
case to the east.  They do have three lanes but it is because of the way the site was designed 
and where it would fit.  Every site is different and they have to try to complement it the best that 
they can.  In that case, they have parallel parking to the right which would be bad because they 
would be backing up.  In the second lane, the middle lane, everything is to the left.  They even 
have a one-way only sign, so when they come in, they can’t turn right so there wouldn’t be a 
head-on collision.  It is very important that their drive-thru person, instruct them where to go.  
They can’t go left at his existing store because if they did, they would be in the swamp.  He 
agreed with Mr. Kishmish and Mr. Chiesa that if that third lane did go right, they are going to be 
going into another restaurant parking lot and it could be an issue.  They are thinking if they go to 
the left and the person taking out the food indicates to them this is their way out, it won’t be an 
issue.  That center lane must be kept open at all times so that the person in the front of the line 
is holding everything up because their order was too long, the cars behind it are going to be 
sitting there not really happy.  That is why they have the center lane so they can pull out and go 
into the center lane and turn left.  Most of their traffic is going to be going left.

Mr. Kishmish said if that customer is only custard or a drink they will be stuck there waiting if 
they don’t have a lane that directly gets out of the site.  They are not going to queue that food 
until it is delivered at the drive-thru window.  

Mr. Zimmer said he thought they would have a worse problem if that third lane turned right than 
if it turned left.  

Mr. Chiesa said what they are looking for is if it angles in so that they would have to merge to 
the middle lane.  What the problem with what that does is it limits the number of cars that can be 
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in that right lane which now they are going to back up the cars because of the window where 
they pay.  So, they need to have an area where cars can keep moving so they are probably only 
going to have two at the most that would be looking to go out simultaneously and they would 
have to look at one another and hopefully one will let the other person go.  They can’t control 
how people drive but that is the idea if they are already going from a single lane flared out into 
two waiting lanes if they put another angled green area at the right side of the west lane, they 
are going to limit how many cars can go over to that side which now will start blocking the cars 
leaving the window and they are just going to create a cluster internally.  Again, no disrespect to 
Engineer Landis and his opinion on it but this is corporate that they look at this and study this 
and they see how this works they would not approve this if they knew that it caused problems.

Vice-Chairman Gross said he thought that they answered all of his questions.  He said it made 
sense and didn’t have a problem with the three lanes.  Especially if there was some onsite 
control over where the cars are going and how they are exiting.  He thought that they did a good 
job of trying to address the issues and provide a good solution.  

Moved by Vice-Chairman Gross, seconded by Trustee Urbanowski, that the Planning 
Commission approve PC-2022-09, Grand Square of Orion Special Land Use for a drive-thru, 
located on a vacant parcel west of 637 Brown Rd. (Sidwell #09-32-400-099) for plans date 
stamped received February 17, 2022.  This approval is based on the following findings of facts:  
this is compatible with adjacent uses there are other drive-thru facilities in the area consisting of 
a car wash, a bank, Checkers, Panda Express, so there are other drive-thru facilities within the 
area;  it is compatible with the Master Plan reflecting combined with other uses for a mixed-use 
development in the (BIZ) District; adequate public services are available; there is adequate 
stacking on the site so as to not interfere with any backup onto Brown Rd.; he saw no 
detrimental effects that this would have on any of the surrounding properties, and therefore 
would recommend approval of the Special Land Use in accordance with the ordinance.

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

Moved by Vice-Chairman Gross, seconded by Trustee Urbanowski, that the Planning 
Commission grants site plan approval for PC-2022-09, Grand Square of Orion Site Plan 
Amendment, located on a vacant parcel west of 637 Brown Rd. (Sidwell #09-32-400-099), 631 
Brown Rd. (Sidwell #09-32-400-097), and 4999 Grand Ave. (Sidwell #09-32-400-098), for plans 
date stamped received February 17, 2022.  This approval is based upon the following 
conditions: the revisions of the Township Engineer of his letter of March 3, 2022 items in his 
conclusion items 1, 2, and 4 being the grating plans, increasing the sidewalk width to 7-ft. and 
the provision of the floor plans for the Culvers.  He believed that the applicant had provided 
adequate information relative to the ingress and egress from the drive-thru area, and the plan 
does comply with all the other ordinance requirements.

Discussion on the motion:

Secretary St. Henry asked if for whatever reason the store opens up, they have the 
three-left turn lane traffic flow, and for whatever reason, it is not working, will there be an 
opportunity, given the design to make changes if necessary?  Mr. Kishmish said 
anything that doesn’t function whether it’s a municipal requirement or a corporate 
requirement, to hell with the corporate wants at the end of the day, if it doesn’t work, they 
have to change it.  

Roll call vote was as follows:  Urbanowski, yes; Gross, yes; Gingell, yes; Walker, no; 
Brackon, yes; St. Henry, yes; Reynolds, yes. Motion carried 6-1  10
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8.  UNFINISHED BUSINESS
A. PC-2021-07, 5-Year Master Plan Update

Planning & Zoning Direct Girling said this item was put on the agenda because if they recall at 
the last Planning Commission meeting it was sent to the Board of Trustees for them to authorize 
the release for review by the necessary agencies and surrounding communities.  When it was 
sent to the Board because it was a complete overhaul of the Master Plan, they wanted more 
time to look it over.  At that meeting, they were given the Master Plan to look at and they are 
going to forward any comments or questions they had, and then when they are satisfied it would 
be authorized to release.  At the Board meeting, they did ask that all comments be into her by 
Monday so she went ahead and put it on for a discussion of the comments but they all didn’t 
come in.  She has nothing else to add, no discussion, she thought that this line item was an 
update.  

Secretary St. Henry asked Planning & Zoning Director Girling that based on their comments and 
questions, and let’s say the plan has changed, will they be notified of the changes that the 
Trustees want?  Planning & Zoning Director Girling replied that she would assume that the 
comments that come in will come back for the Planning Commission to say, thanks for your 
comments, not interested, so it would make a trip back to them before it was put back on the 
Board agenda unless no comments come in.  If no comments come in then it would go forth as 
it was directed originally.

B.  PC-2022-12, PC By-Laws Amendment

Chairman Reynolds asked Planning & Zoning Director Girling to give a brief overview.  They 
have their memo, the red line, and then the clean version.  It seems fairly straight forward but if 
they could just fill them in a little bit of where this originated from.

Planning & Zoning Director Girling said that it actually originated at the Zoning Board of 
Appeals.  It was discovered that the ZBA By-Laws had not even been amended when the 
Zoning Enabling Act had been modified so the by-laws did not follow the law.  They were asked 
to have the Township Attorney look at it.  It could have been a short fix just for that one 
deficiency but these hadn’t been looked at with the Planning Commission either.  Plus, there 
were discussions of maybe they should have a little bit of uniformity on how the by-laws for the 
ZBA look compared to the PC.  Not saying that necessarily they have the same by-laws but if 
the by-laws of the Zoning Board of Appeals gave what an agenda looks like and what order they 
do it in then why doesn’t the Planning Commission or vice versa.  They looked at them both at 
the same time, she wrote her recommendations things that she saw and forwarded them to the 
Township Attorney, and then she worked on it.  Anything within here is based on her comments 
and the legal opinion of the Township Attorney, but of course, these are their by-laws so if there 
is something that was changed that they have an issue with, this was their starting point.  The 
existing by-laws in addition to the proposed by-laws say for them to adopt it they have to first 
have a meeting before they say that they want to approve them they have to read the changes.  
If they think they are close enough and realize because they have to have that one meeting, 
they would not be approving tonight anyway to give them time.  She would ask    what they were 
provided with, and she did check with the Township Attorney, that they can just say the sections 
that changed they do not have to read the actual changes.  She would ask that this evening 
they would at least do that, read the changes, which would take care of the one meeting prior to 
being read.  If by some chance they look at them and there are big changes then they will look 
at whether they have to read the changes.
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Chairman Reynolds said that he read the by-laws and felt comfortable with the proposed 
changes.  If there is agreeance to that they could make that statement here tonight, if there is a 
discussion or proposed changes that they would like to make, obviously, this is not their one 
and only but to start the notification process.  Does anyone object to that?  No one objected.  

Chairman Reynolds read into the record that on their regular Planning Commission meeting of 
Wednesday, March 16, 2022, under PC case #PC-2022-12 they are proposing to amend their 
by-laws specifically Article 5, Section 1A, Section 1C, Section 2, 3, & 6, and under Article 8, 
Section 1, 2, 4, & 5.  This would be placed on a future meeting for the formal discussion and to 
essentially post the amendment and move forward on the process.  More than likely if there are 
any additional comments but more than likely at one of their following meetings in April.

Planning & Zoning Director Girling said she would be shooting for the first meeting in April.  
They can put it on if they have a discussion that is taking too long, they can have a motion to 
bring it to the next meeting but if there is no discussion let’s get it done. She added that there is 
approval by the Planning Commission but it is ultimately the Board of the Trustees that approve 
it also.  They would have one more step after the Planning Commission says that they are good 
with it.

9.  PUBLIC COMMENTS
None.

10.  COMMUNICATIONS
None.

11.  PLANNERS REPORTS
None.

12.  COMMITTEE REPORTS
None.

13.  PUBLIC HEARINGS
A.  04-06-22 at 7:05 p.m., PC-2022-10, The River Church, Special Land Use Request for a 
church, located at 3900 S. Baldwin Road (parcel 09-29-301-029), 3910 S. Baldwin Road (parcel 
09-29-301-034), and 3920 S. Baldwin Road (Parcel 09-29-301-038).

B.  04-06-22 PC-2022-11 (immediately following the PC-2022-10 public hearing at 7:05 p.m.), 
CSB Investment LLC, rezone Request to rezone approx. 1.7-acres of 1050 W. Silverbell Road, 
Parcel #09-27-301-050 from Limited Industrial (LI) to Industrial Park (IP)

14.  CHAIRMAN’S COMMENTS
None  

15.  COMMISSIONERS’ COMMENTS
None

16.  ADJOURNMENT
Moved by Chairman Reynolds, seconded by Trustee Urbanowski, to adjourn the meeting at 
8:14 p.m.  Motion carried.

Respectfully submitted,
12
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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-2022-09

GRAND SQUARE OF ORION, SPECIAL LAND USE REQUEST FOR A DRIVE-THRU RESTAURANT 
PUBLIC HEARING – WEDNESDAY, MARCH 16, 2022

The Charter Township of Orion Planning Commission held a Public Hearing on Wednesday, March 16, 2022, at 7:05 
p.m. at the Orion Township Municipal Complex Board Room 2323 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        Dereck Brackon, Commissioner
Jessica Gingell, Commissioner 
          
PLANNING COMMISSION MEMBERS ABSENT:
None          

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

OTHERS PRESENT:
Scott Gabriel

PC-2022-09, Grand Square of Orion, Special Land Use Request for a drive-thru restaurant, located on a 
vacant parcel, west of 637 Brown Rd. (Sidwell #09-32-400-099).

Chairman Reynolds asked the applicant to make a brief presentation.

Mr. Ronald Chiesa with R.A. Chiesa Architects presented.  Mr. Chiesa stated that they were here in 2020 
they got the site plan approved for three hotels and two restaurants in the front of the property.  The 
property is 13.26-acres and is zoning sections A, C, & D (BIZ District).  During the timing of this, the 
restaurant building “A” has changed its user so they are there tonight with a new restaurant use for that.  
They have a 4,450-sq. ft. restaurant that will be taking that site that was previously approved for an 8,000-
sq. ft. restaurant.  The use with this particular restaurant will require a drive-thru lane.  They have 
designed the building and it has been approved by the corporate office.  

Mr.  Chiesa said getting into the standards the sit-down dining restaurant is compatible with the site 
because they had a restaurant that was previously approved for this it just changed what type of 
restaurant that would be moving into the space.  Vehicular circulation on the site is still the same they just 
dropped it into the same area that the previous restaurant was approved.  No approaches are changed, 
none of the circulations has changed, interconnecting the site with one another.

Mr. Chiesa stated that the dumpster and loading area is located internally so it is not visible from Brown 
Rd.  It is screened with plant material, it is designed on the north side of the building, it is in amongst the 
parking area for this site.  This is for a Culvers that would be moving in.  The visual impact is very similar 
to the adjacent restaurant that was there, as well, as what was going to happen with the 8,000-sq. ft. 
restaurant.  The business hours, the typical Culvers, are 10 a.m. until 11 p.m. seven days a week and 
would be the hours that this building is in operation.  They can verify if there needs to be any amendment 
with the actual operator and owner who are present tonight.

Mr. Chiesa said that the building itself is designed very similarly to what was approved on some of the 
things that they presented earlier.  It has some stone and fiber cement, they have that on the hotels, and 
both restaurants had various forms of that material, so they are consistent with that.  The footprint has 
some variations to it, it is staggered it is not just a rectangular box.  That is something that is in their 
ordinance to try to have something that has a little bit of deviation to the façade.  They also have some 
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awnings on the building which is their standard branding, again, that is something that their ordinance 
speaks to that they like to see those types of building treatments.

Mr. Chiesa noted that the purpose of their Zoning Ordinance they do meet that with the drive-thru.  It is an 
allowed use, it is a Special Land Use, it is allowed in the A & C sections for which they have gotten 
approval, for this project.  A Special Land Use is typical in every community once they have a restaurant 
with a drive-thru.

Mr. Chiesa said that the public services in the facilities necessary for this building are not a problem.  The 
use is actually smaller than what was proposed here prior.  Everything is basically falling along the same 
lines with the previous building that was designed, as far as, what its intent is, and their design goals for 
the project.  

Mr. Chiesa stated that their proximity to their major thoroughfares, there are no changes here, it is in the 
same area as the previous restaurant.  

Mr. Chiesa said as far as traffic generated this project should have less traffic generated or be very 
comparable.  The previous restaurant would have had two and a half times the seating compacity of this 
building.  Again, even though there is a drive-thru the actual volume should actually be less than what they 
anticipated originally.

Mr. Chiesa said their site distances nothing has changed going in and out of the project, that has not been 
changed.  Their service road that runs around the complex has not been altered or changed, so the onsite 
activity still maintains the same.  Their vehicular circulation throughout the site, as well as, their parking 
areas is very similar it is all landscaped.  They have screening and trees placed wherever they could.  
They have some decorative lighting also carried on around this site that they have maintained on the other 
buildings on the property.

Mr. Chiesa noted that the pedestrian circulation they have a walk that still runs, they have a sign 
monument structure that is off of Brown Rd. that brings people in from the city sidewalk underneath the 
structure and they can fan out in 45-degree angles to circulate through walk paths on the site that actually 
take them from front to back, that hasn’t changed they just modified it to fit with this configuration.

Mr. Chiesa stated that the building itself possesses no detrimental effects on public safety, health, or 
welfare.  It is the same type of use they had prior there should be less activity actually because the seating 
compacity is two and a half times less than what they originally anticipated.

Mr. Chiesa said, as far as, noise from the order stations the ordinance says nothing more than 60-decibels 
at the property line or 160-ft. from the property line on the east side, or 270-ft. from the right-of-way which 
is the street line.  Typical speakers are set from the manufacturer at 80-decibels, 60-decibels is a basic 
conversation at a conference-type room just to give them an idea.  They should have probably 0-decibels 
of anything at the road, as well as, at the east property line.

Mr. Chiesa stated that as far as, the consideration that was given to landscaping and other amenities the 
site plan again as he has stated they have a smaller restaurant so that gave them the luxury of having 
more green areas around this.  Again, this is defining this, it is not like they have in some locations they 
see out-lots and they are just dropped into a sea of pavement, so this has landscaping around it, it is a 
very defined area.

Mr. Chiesa said that one of the criteria, the enhancements of the surrounding environment, is speaking to 
with the character of the materials on the building, they use fiber cement and stone, which is very 
consistent with what was previously approved as he has stated earlier.  
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Mr. Chiesa stated that the Special Land Use they feel is consistent and compatible with the existing BIZ 
development.  Obviously, it is allowed in the BIZ District and they are consistent with what is going on in 
that area.  

Chairman Reynolds asked if there were any citizens that would like to make any comments?

Mr. Scott Gabriel 941Joslyn stated that he was a retired General Manager of The Rainforest Café.  He 
asked that if they are going to put a restaurant in these days and this environment, they have to have a 
drive-thru.  He has no relation but they have to have a drive-thru.  His only concern would be is how many 
cars can be in that drive-thru before it comes onto the road.  He thought that Culvers was a great company 
and have a reputation for treating their employees great, and thought that they would be a good business 
partner.

Chairman asked the Planning Commissioners if they had any thoughts or concerns during the Public 
Hearing portion?  There were none.

Chairman Reynolds asked the applicant if stacking had been considered?  Mr. Chiesa said that was 
prevalent in the design that they did for this.  Stacking is actually to the north side of the building it is 
internal on the site, it has its own lane, there is no cross-conflict with any traffic.  It is not going behind 
parking spaces that would block circulation and there is really a very limited chance if stacking would go 
beyond the limits of the property as they have it designed.  They thought 12 or 13 stacking spaces, and 
the way the site is aligned depending on how the cars are coming in they have room for probably half of a 
dozen or more on top of that number.

Chairman Reynolds closed the public hearing at 7:16 p.m.

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  ****** 

REGULAR MEETING, WEDNESDAY, JANUARY 5, 2022 
 

The Charter Township of Orion Planning Commission held a regular meeting on Wednesday, 
January 5, 2022, at 7:00 p.m. at the Orion Township Municipality Complex Board Room, 2323 
Joslyn Road, Lake Orion, Michigan 48360. 
 
PLANNING COMMISSION MEMBERS PRESENT: 
Scott Reynolds, Chairman Don Walker, PC Rep to ZBA 
Don Gross, Vice Chairman    Joe St. Henry, Secretary 
Kim Urbanowski, BOT Rep to PC Jessica Gingell, Commissioner 
 
PLANNING COMMISSION MEMBERS ABSENT: 
Derek Brackon, Commissioner 
 
1.  OPEN MEETING 
Chairman Reynolds opened the meeting at 7:00 p.m. 
 
2.  ROLL CALL 
As noted 
 
BOARD OF TRUSTEE MEMBERS PRESENT: 
Chris Barnett, Township Supervisor Mike Flood, Trustee 
Donni Steele, Treasurer Julia Dalrymple, Trustee 
Kim Urbanowski, Trustee    Penny Shults, Township Clerk   
 
BOARD OF TRUSTEE MEMBERS ABSENT: 
Brian Birney, Trustee 
 
CONSULTANTS PRESENT: 
Rodney Arroyo, (Township Planner) of Giffels Webster 
Matt Wojciechowski (Township Planner) of Giffels Webster 
Mark Landis (Township Engineer) of Orchard, Hiltz, and McCliment, Inc. 
Tammy Girling, Township Planning & Zoning Director 
 
OTHERS PRESENT: 
Thomas Allen Martelle John Hofer 
Cheryl Hofer   Ben Puraj 
Mike Thomas   Tom Williams 
Marilyn Hester   Mike Howard 
Josh Sawicki   Ken Gutelius 
____________________________________________________________________________ 
 
Chairman Reynolds recessed the regular meeting and opened the Joint Public Hearing with the 
Board of Trustees at 7:05 p.m. for case PC-2021-90, Ridgewood Planned Unit Development 
(PUD) Concept, located at 625 W. Clarkston Rd. (Sidwell #09-15-226-007), the vacant parcel 
west of 625 W. Clarkston Rd. (Sidwell #09-15-226-006), and the vacant parcel east of 625 W. 
Clarkston Rd. (Sidwell #09-15-226-008).  The applicant, In-Site LLC, is proposing to rezone the 
properties from single Family Residential-1 (R-1) to Planned Unit Development (PUD) to 
construct 50 townhomes on approximately 11.37 acres. 
 
Chairman Reynolds closed the PC-2021-90 Joint Public Hearing at 8:03 p.m. and reconvened 
the regular Planning Commission meeting. 
____________________________________________________________________________ 
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3. ELECTION OF OFFICERS  
Moved by Vice-Chairman Gross, seconded by Commissioner Walker, that the current officers 
maintain their current positions. All agreed. (Chairman Reynolds, Vice-Chairman Gross, & 
Secretary St. Henry) 
 
Roll call vote was as follows:  Urbanowski, yes; Gross, yes; Reynolds, yes; St. Henry, yes; 
Walker, yes; Gingell, yes.  Motion carried 6-0 (Brackon absent) 
 
Moved by Vice-Chairman Gross, seconded by Chairman Reynolds, that the current 
representative maintains his position (Chairman Reynolds, Vice-Chairman Gross, & Secretary 
St. Henry). 
 
Roll call vote was as follows:  Gross, yes; Urbanowski, yes; Gingell, yes; St. Henry yes; 
Walker, yes; Reynolds, yes.  Motion carried 6-0 (Brackon absent) 
 
Moved by Vice-Chairman Gross, seconded by Secretary St. Henry, that the current members of 
the Site Walk committee be continued in their current capacity, being Secretary St. Henry, 
Chairman Reynolds, and Vice-Chairman Gross. All agreed. 
 
Roll call vote was as follows:  Walker, yes; Gross, yes; Urbanowski, yes; St. Henry, yes;  
Gingell, yes; Reynolds, yes.  Motion carried 6-0 (Brackon absent) 
 
4.  MINUTES 
A. 12-15-21, Planning Commission Regular Meeting Minutes 
B. 12-15-21, Master Plan Workshop Minutes 

Moved by Secretary St. Henry, seconded by Commissioner Walker to approve both sets 
minutes as presented.  Motion carried 
 
5. AGENDA REVIEW AND APPROVAL 
Moved by Vice-Chairman Gross, seconded by Commissioner Gingell, to approve the agenda 
as presented.  
 
6. BRIEF PUBLIC COMMENT – NON-AGENDA ITEMS ONLY 
None. 
 
7.  CONSENT AGENDA 
None. 
 
8.  NEW BUSINESS 
A. PC-2021-90, Ridgewood PUD Concept & Eligibility Plan, located at 625 W. Clarkston Rd. 
(Sidwell #09-15-226-007), the vacant parcel west of 625 W. Clarkston Rd. (Sidwell #09-15-226-
006), and the vacant parcel east of 625 W. Clarkston Rd. (Sidwell #09-15-226-008). 
 
Chairman Reynolds stated that since they have had a brief overview of the project earlier, he 
asked the applicant if they had anything else that they would like to add?  Mr. Johnson replied 
that he would be happy to answer any questions that they have as they go forward with the 
consultant review letters. 
 
Planner Arroyo read through his review date stamped December 22, 2021. 
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Secretary St. Henry asked if Planner Arroyo could repeat the density numbers that he gave out 
in terms of what it would be like if it was (R-1) neighborhood versus what is proposed.  Planner 
Arroyo replied under the (R-1) it came out to 1.32 dwelling units/acre.  What their plan is 
proposing is 4.4 dwelling units/acre. 
 
Vice-Chairman Gross asked in terms of the number of units how many were there?  Planner 
Arroyo replied it was 14.  Vice-Chairman Gross said 14 units versus the 50 units be proposed?  
Secretary St. Henry said there were 14 units but 50 dwellings.  Planner Arroyo said there are 
buildings versus units, they are talking about units, not buildings. These are individual dwelling 
units, 50 dwelling units is what is proposed under this plan.  Vice-Chairman Gross said versus 
15 which would be allowed under the current zoning as lots. 
 
Chairman Reynolds said they did have a review from OHM Advisors and that it was in their 
packet tonight.  They reviewed the content and their opinion of the Concept PUD was it was in 
substantial completion with the Township Ordinances and Engineering Standards. 
 
Chairman Reynolds stated that there were preliminary reviews from Fire Marshal, and the 
Building Official their initial concept reviews.  There was a review from RCOC in which a few of 
those items were mentioned tonight, and along with the Water Resources Commissioner 
(WRC), there was a review of the project from them also.  As previously mentioned, there was a 
wetland supplement that was provided, and a preliminary re-evaluation of those environmental 
items.  They did complete a Site Walk it was written by himself, obviously, they go out as a 
Planning Commission to observe properties prior to them appearing on the agenda, so they are 
familiar both physically and then also with what was submitted in front of them tonight.   
 
Chairman Reynolds said that there were citizen letters that were read into the record during the 
Public Hearing portion.   
 
Secretary St. Henry said for folks that have followed the Planning Commission over the last 
several months, they have seen a few multi-family developments proposed around the 
township.  If they have listened to him, they know that he is a big proponent of housing options 
for this community for different demographics, not just to attract young professionals that are 
working within 20-miles of Orion Township, but also empty-nesters, of which he is one, and 
seniors like his parents.  Like his parents they had to move out of Orion because they could not 
find a place to live so now, they live in Clarkston.  As a Planning Commission, and a Board of 
Trustees they have to balance the need for an attractive community and housing options with 
the character of their community, and he has stated this many times.  The historical character of 
their community and what their residents want.  They have to respect the concerns of their 
residents that have been here for many years.  He has lived here 40 years there are plenty of 
other folks in the Township that have lived here even longer.  He is 100% in favor of increasing 
the type of housing options that they have for residents but they have to be in the right place 
within the Township.  He has driven millions of times up and down Clarkston Rd. over the years, 
growing up here and as an adult, and he can tell them it is a busy road.  He has had good 
friends that have lived off Hemmingway, way before it was developed to where it is at today.  
Given the neighborhoods that are there now, the neighborhoods that are proposed, single-
family home neighborhoods, he is not convinced that this is the right location for a significant 
townhome development at this time.  He tends to recognize that there are other options for that 
property.  At one point it will be developed but he wasn’t sure that a townhome development 
was the right place, similar to some of the other projects that they have looked at over the last 6-
months, or a year or two.  He doesn’t think much of formal traffic studies versus reality. This 
area, Clarkston and Lapeer Rd., Clarkston and Joslyn Rd., during rush hour traffic is a 
significant issue.  For people that have lived there a long time, they have had to deal with it for 
the last 25-30 years as this Township has grown. 
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Trustee Urbanowski said she agreed with Secretary St. Henry.  She thought that looking at what 
would be allowable as it was zoned 14 or 15 units, going up to 50 units is too much, it doesn’t fit 
in the character and what was surrounding it.  She lived off of Heights Rd. between 
Hemmingway and Fairledge, and she was sorry to say that she used those roads once or twice 
to get to Clarkston Rd., it was convenient.  She understood what they were saying and she has 
seen it firsthand.  The density is an issue, and then she also has concerns about the wetlands.  
She understands that the recognizable benefit, always comes back to them at this point that it is 
wetland conservation when she thought in reality, they really can’t do anything with it. Is it a 
choice that they are making to conserve that wetland as part of the benefit or is it just a 
convenient thing to say?  If they look at the property there are a lot of trees that are being 
removed, and a lot of them are heritage trees.  They have all talked and they have even put it 
into the new Master Plan that is coming up, and they are a Tree City USA, and she thinks they 
need to remember that and respect that.  She would like to see fewer trees coming down, and 
she knew that they don’t have an option all the time but if it wasn’t as dense, they wouldn’t have 
to take as many trees down.  She also had concerns and she was looking at reviews from their 
Public Services department that says there are no issues with this but they have new 
developments coming in and they all need lift stations.  Them as a Township take care of those 
lift stations so that is actually not a benefit to the Township it is something that they are going to 
have to handle moving forward each time they put one in.  Which is fine, they want people to 
move here, obviously.  She recently had family move here and they didn’t have many options 
for places to go.  As part of the Master Plan, our economic development and stability rely upon 
new housing for people of all different styles.  She was concerned that they keep seeing 
developments that are sort of not really cohesive with what is going around them.  There are 
plenty of places that she has been looking at, the BIZ, and Baldwin, and all of these other 
places.  She thought that there were better areas for development not on Clarkston Rd. 
 
Vice-Chairman Gross said this is a concept plan submitted under the Planned Unit 
Development regulations.  There are certain things that they have to abide by when they review 
the concept plan.  The first one that comes up is the density and for the life of him he can’t 
figure out how 50-units were arrived at.  It doesn’t correlate to anything relative to the current 
zoning, any density credits, and it is more aligned to a multi-family density.  If they use the 
multiple-family regulations then they get into what the multiple-family setbacks would be and 
they don’t fit this plan either because there is a 75-ft. setback when multiple-family abuts single-
family, and they are dealing with a 35-50-ft. setback on the west.  Then there is a request for a 
variance or waiver on the Clarkston Rd. frontage.  For the last year, they have been talking 
about creating vistas along our major thoroughfares, and the first project out of the shoot is 
reducing the density or the area along Clarkston Rd. for putting buildings closer to it as opposed 
to creating some form of setback.  The regulation for 50% side yard entries on a (PUD) can be 
adjusted with a 5-ft. rule on how the garage is offset.  He thought that there was an attempt at 
that, he thought it failed but it was an attempt.  He was at a loss to find reasons that this 
complies with the ordinance requirements under a (PUD) designation.   
 
Chairman Reynolds said he tends to agree with most of everything that has been so far.  
(PUDs) are obviously a beneficial tool but also a difficult tool, there are a lot of items that were 
up here deliberating about and discussing and reviewing.  Not to mention it is a multifaceted 
process and involves a lot of both the Planning Commission and also the Board of Trustees.  
From his professional background of architecture and understanding planning, he was 
struggling.  A couple of big items for him was the capability with adjacent zoning right now.  It 
seems like it is a pretty steep leap from what is there presently.  They have the Master Plan that 
currently lays out he believed medium-low density in that area, and medium-high is to the north.  
Again, that kind of further gaps the proposed density versus what is there presently.  He thought 
that there needs to be another look at the recognizable benefit to the community, it seems like 
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there are a lot of things that are more than likely required by the ordinance that is being 
considered a community benefit.  Where he thought that the (PUD) process is really 
encouraging a lot more of a thoughtful contribution in that manner.  Just a feasibility range with 
other projects that he has done in the Township that they have had many discussions about 
safety paths on Clarkston Rd. and recognize that it may or may not work right now but the goal 
is that if everyone contributes and installs it that’s how we end up with a connected path, not to 
mention trees and things like that.  Yes, they have the opportunity to contribute to the tree fund 
but that is not something that they are really looking for, as a Township to do.  They want 
developments to resolve that within themselves to maintain the character and the nature of our 
community.  He was struggling with a few main pieces.  There has been a lot of professional 
development and services that have been put forth to this project.  He appreciated the nice 
plans and renderings and things that have been brought forth to them.  There is clearly a lot of 
thought here.  He did think that with some modifications and recognizing some of the comments 
this could really be a great project for our community.  Whether it is the best fit here on this 
parcel or not he was still trying to recognize that if that is the location for it.  Those were some of 
the initial kneejerk reactions just about (PUD) eligibility which is what they are discussing here 
tonight, but there seems to be a gap there for him.  Although the presentation and the prints that 
were brought forth to them were very thoughtful it is difficult because they are going from an (R-
1) zoning in a Master Plan of medium-low density and then they are jumping to 50-units.   He 
was not necessarily following, and there are some tools like the parallel density plans to say that 
is not feasible there are items that limit us on this property.  He did see at this point and time the 
firm information to say that the property couldn’t be developed as it sits right now with its current 
zoning.  Even if it is a less popular development density that is being brought forth currently. 
 
Mr. Johnson said that he appreciated their thoughts and input.  Clearly part of the genesis of 
what they put together related to their Master Plan.  Some of the goals and objectives were 
contained within that.  That was the kick-off for where they went and with what they tried to do 
with it.  With respect to the density issue, he knew that was the tough one, and they expected 
that it would be but it is not unreasonable to say that in their Future Land Use Map right across 
the street they have a medium-high density proposed in their land-use plan.  They are on the 
south side of the street that is not too much of a stretch in terms of looking at the 3-5-unit/acre 
range, in their opinion with respect to the (PUD) process.  They did discuss several of the 
density bonus provisions that could apply to their project, and clearly, they go from the 15 on the 
(R-1) to 50, they could look at the density bonus provisions and does it get them all the way, he 
didn’t know but that was part of the rational in combination with what future land plan illustrated 
for right across the street.  Because they are on the north side of the street you are one thing 
and on the south side you are something else and it is a little bit arbitrary from a definition 
perspective now.  Obviously, they are sensitive to the neighbor’s comments and the comments 
received and respectful of those, and he thought that perhaps if they could give them some 
guidance in terms of density then they might be able to respond in a different fashion for them to 
look at now.  If that is not possible and this is the wrong location then that is certainly their 
prerogative.  They think that they could potentially approach it with some refinements but in the 
absence of some sort of guidance, it is hard to do. 
 
Secretary St. Henry asked the applicant if they had looked at any other locations within Orion 
Township for this development?  What is most attractive to them for this particular location?  Mr. 
Johnson replied that the site has a lot of beautiful natural features.  Being able to integrate nice 
housing into that environment he thought would be a positive thing.  There are trends within the 
country that (R-1) is a negative word in many locations, not necessarily here, but in other 
locations, single-family residential sprawl is not thought of highly.  As they look for density, they 
look for ways to drive down the prices to enter the housing markets usually, multi-family or 
single-family attached platforms in order to do that.  Once they start going the other direction 
and the price goes up significantly because they are extending utilities much farther and all the 

41



CHARTER TOWNSHIP OF ORION PLANNING COMMISSION MINUTES  
REGULAR MEETING, JANUARY 5, 2022 

_____________________________________________________________________________________________ 

 

6 

 

things that go along with that.  He thought from a new home affordability standpoint using a 
multi-family platform is the best way to get to affordability in his opinion, and he thought in the 
opinion of many others. 
 
Chairman Reynolds said they have had a lot of discussions as a commission and as you may or 
may not know they are working on their revised Master Plan and updating that.  They have had 
a lot of discussions on what a (PUD) and why it exists.  There has been a lot of discussion on it 
is not a tool to leapfrog density or to get major density bonuses but to recognize challenging 
parcels, projects, or to propose developments that recognize weaknesses in our community 
such as the missing middle, and he had touched on that tonight.  For him, their ordinance kind 
of speaks to, and Vice-Chairman Gross, laid out some of those comments of if they are going to 
parallel an (RM) density then they should probably be looking at some of those underlying 
criteria.  They talk a lot about does it fit the neighborhood and does it fit adjacent uses?  Even 
though it is a housing type it doesn’t necessarily mean that it fits with where it is currently.  It 
might change in another 30-years but they are looking at the snapshot of right here right now.  
He hears the discussion of the difference of Master Planning one side of the road to the other.  
Those are also very different parcel sizes.  By having residents that have multiacre lots to the 
south closer to M-24 those are quarter-acre to half-acre lots.  Going further west as they venture 
towards this property and others there are at least acre properties or at least over ¾ of an acre.  
Again, those are just outlined from where development occurred back 30-50-years ago.  They 
do have a number of (PUD) developments in the community, they are supportive of 
development in many ways, and they understand that they need development to kind of connect 
this cycle and fulfill these needs of the community.  He did think that Townhomes and multi-
family complexes do have a role in that.  The bigger struggle for him is how it fits.  He thought 
that the transitional zoning is a huge piece for him to jump from one to the other without saying 
that they are bearing the property within it.  To go after a variance and then the high-density that 
is where he was struggling, it is kind of tipped to one side right now in his perspective. 
 
Chairman Reynolds said it was a multi-step process, they are purely a recommendation here 
tonight, the Planning Commission.  There is also the opportunity to postpone and come back in 
future steps.  Just proposing that as an opportunity and discussion point for them based on the 
discussion that they have had.  They are also willing to make motions as they see fit. 
 
Mr. Johnson said he appreciated the input.  As far as, postponing it, that would imply that they 
would come back with something else.  Conceptually if there is an issue with that then it begs 
the question of why bother.  If there is some type of guidance potentially in terms of the 
community recognizes that a variety of housing options are important.  What form that takes if 
there is flexibility there, if the density is the issue, is there a comfort level.  If they look at the 
baseline currently (R-1) and they look at the (PUD) provisions for density bonuses, and what 
that could imply from a density standpoint is it 30, 40, is it something less than 50?  Are there 
some guidelines that they could offer in terms of a range of flexibility there?   
 
Chairman Reynolds said obviously they are there to review and discuss projects as they are 
presented to them.  All of them have their own perspective, and they could go down the line but 
that is not what they are there to do. 
 
Chairman Reynolds stated that he thought that they had heard some comments about their 
initial concerns about compatibility with adjacent uses and understanding about utilizing the 
(PUD) tool to get to a density that obviously is beneficial for the development but also the 
community itself.  He didn’t think there was a magic number in their head.  He thought that there 
needed to be some thoughtful review on what that number could be.  They have heard 
comments on what is proposed right now, and he also thought that there were some other 
criteria there that as they have spoken to with a community benefit and a few of those other 
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things that might influence the transition, setbacks, all of those criteria.  If they are going to look 
at it as an (RM) density what are some of those tools that they are implementing there that are 
making sure that that is recognizable.  There are a number of good comments that were brought 
forth by the public tonight that probably echo a lot of their concerns.  Whether they feel they are 
warranted or not, it is a conversation as a community.  He thought that there was some 
opportunity to have some thought there to come back to them. 
 
Mr. Johnson said in light of that then perhaps a postponement request would be the thing to do.   
 
Chairman Reynolds asked if there was a timeframe?  Mr. Johnson asked if it was possible for 
him to get back to the Township offices to give them a reply on that?  Chairman Reynolds said 
what they normally do within the motion is they at least state a reasonable timeframe so it is not 
an open case floating out there.  They would provide them a reasonable time to have time to 
revise, discuss, and review.  He was open to a larger timeframe if that is needed within reason if 
there is something that he was looking for.  Mr. Johnson replied he would like to have 1-3-
months.  Chairman Reynolds said he would be in favor of 3-months. 
 
Moved by Chairman Reynolds, seconded by Trustee Urbanowski, that the Planning 
Commission postpones action on PC-2021-90, Ridgewood Planned Unit Development 
Concept and Eligibility plan, located at 625 W. Clarkston Rd. (Sidwell #09-15-226-007), the 
vacant parcel west of 625 W. Clarkston Rd. (Sidwell #09-15-226-006), and the vacant parcel 
east of 625 W. Clarkston Rd. (Sidwell #09-15-226-008) for plans date stamped received 
December 14, 2021:  to allow time for the applicant to revise plans and bring forth a revised plan 
back to the Planning Commission within 3-months of today date January 5, 2022.  
 
Discussion on the motion: 
 

Secretary St. Henry said they are asking for a postponement from them for up to 3-
months, do you truly believe that they can come back with a new plan that would initiate 
them making a rezoning change that is going to address all of these issues that they 
have brought up today and their concerns?  His point is he didn’t want to waste his time, 
and their time to just drag this out.  If he can tell them tonight that he was going to make 
a good faith effort then fine.  They have had other developers come before them over 
the course of a year, year, and a half with last-minute changes to plans and thinking that 
would be enough.  They are asking for significant changes and his mindset for this piece 
of property.  He didn’t want them to come back and expect that minor changes are going 
to sway any of their feels.   
 
Mr. Johnson appreciated the frankness and the transparency.  He said that he will go 
back to his team and see what ideas they could generate that would address the 
comments that they have heard from the Trustees and the public at large.  If there is 
something that they think would do that, in a way that still makes the project feasible.  
The challenges for this particular parcel are significant given the topography.  One of the 
primary objectives was to create new housing that was affordable, and they have to do 
that within a platform that is not single-family.  If they are firm on single-family is the only 
thing, they are going to except then that may be a different answer.  It could go to a 
duplex approach, or a different configuration on attached that would be more sensitive to 
the other broader issues that were raised than he thought that was possible.  If it is 
single-family or the highway then that is another answer. 
 
Secretary St. Henry said he didn’t have an answer on that.  This community is different 
from other communities in Metro Detroit.  (R-1) is not a bad word in this town, (R-1) has 
to be put in the right place.  Multi-family housing units are not a bad word in this town, he 
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thought they were realists on what is happening but they have to be put in the right 
place.  He appreciated any developer coming in right now.  With (PUDs) he is not a huge 
fan of (PUDs) but he understands how the tool is used.  25 years ago, there were open 
spaces all over Orion that were easy to develop and it made total sense.  Every piece of 
property that they have looked at the last couple of years seems to have plenty of 
challenges.  Any developer that takes a shot at it he appreciates, and he thinks they all 
appreciate it.  There are challenges for a reason and they have to balance all of those.   
Mr. Johnson said that balancing is a good word, he agreed, it is balancing many 
elements. 

 
Planning & Zoning Director Girling said on the motion for the 3-month timeframe just with 
stacked agendas, they saw they had to cancel one meeting for a tragedy it makes it 
much easier on calculating if it is, submit within the 3-months and then by the natural 
flow if it ends up on an agenda when it can fit. 

 
Chairman Reynolds amended the motion, Trustee Urbanowski re-supported to re-submit within 
the 3-months understanding that there are other processes in place that might make that a little 
bit longer. 
 
Chairman Reynolds said that residents can always reach out to the Planning & Zoning office.  
There isn’t going to be necessarily a public notice for the project but the Planning & Zoning 
office is always willing to keep them up to date or notify them when it is going to appear on an 
agenda.  Their goal here isn’t to move it along so they can’t be part of the conversation but 
rather make sure they and the applicant have the appropriate time and therefore they have an 
opportunity to reappear if desired. 
 
Roll call vote was as follows:  St. Henry, yes; Walker, no; Urbanowski, yes; Gross, yes; 
Gingell, yes; Reynolds, yes. Motion carried 6-0 (Brackon absent)  
 
B. PC-2021-96, Natrabis DBA Society C Site Plan, located on the south side of Delta Court, on 
the west side of Giddings, (Sidwell #09-34-100-012). 
 
Mr. Michael Thompson one of the co-founders of Natrabis, they do business as Society C.   
 
Mr. Thompson said this is kind of a déjà vu other than a new building.  Their general contractor, 
who he hasn’t seen since before Christmas because he had COVID, and he just informed him a 
few hours ago.  If they would like them to put anything on the screen, he did email Planning & 
Zoning Director Girling the elevations and site plan.   
 
Mr. Thompson said they had submitted in early December.  It was suggested that they go 
through and do revisions so that the plans are more acceptable.  This is going to be for a retail 
provisioning center located right behind the cultivation facility that they just finished about 6-
months ago.  The site they are building at the development there sat vacant for over 20-years.  
2.5-years ago when they were before the Planning Commission and they were approved for that 
site plan, they started construction last June, the entire development was sold out.  Fed-Ex built 
out their parking lot there are some other cannabis-related businesses there and they 
purchased one of the last remaining vacant lots for a provisioning center.   
 
Mr. Thompson said they looked at Orion Township really as a flagship for their company, and 
they have really wanted to be a part of the community.  They spent a lot of additional time and 
money to try and put additional details and beautification of their cultivation facility.  They 
thought when they wanted to break down the preconceived notion when they hear of a cannabis 
cultivation facility and they think that it is going to be some giant metal warehouse.  He didn’t 
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know if any of them had driven by, they are right off of Giddings Rd. just west of GM.  They 
spent a lot of money to make the place look really nice, and it was kind of a proof of concept for 
them.  They invested over 25 million dollars in their cultivation facility, they now have over 90 
employees there.  Their proof of concept has turned out to work for them.  They have had 
Senators, State Attorney Generals, they have had multiple Representatives of the House there 
and they all said wow, this is what always envisioned they couldn’t even envision this, this is 
really the pinnacle.  With their dispensary location, this will be their first retail dispensary in the 
state of Michigan.  They have designed and built this to be our flagship location so this will be 
much larger than they would typically see, it is also a 3.5-acre lot.  The city guidelines required 
is 53 parking spaces, they have included 78 parking spaces there.  They may have seen driving 
by other provisioning centers throughout the state the lack of parking is a major issue.  There 
are lines trying to get in so they almost doubled the required parking spaces.  They do have 
room for expansion in the back or just an additional storage area.  They figured they would try to 
utilize the site as best as possible. 
 
Chairman Reynolds pulled up the plans that were submitted in their packet.   
 
Mr. Thompson said that there is a front elevation.  Because this is right behind their cultivation 
facility, they tried to somewhat mirror the look.  It will be a fairly grand entry he believed that the 
height is 24-ft. at the doors.  He showed the Planning Commissioners a rendering. 
 
Mr. Thompson said they hope to employ another 30-35 people there.  Between both facilities, 
they will have approximately 120-130 employees there.  Some of them are very well-paying 
positions.  Again, this will be a flagship, so they had people fly in from all over the country and it 
really has served them not only as a benchmark and to show what they can do but also to 
introduce people to the industry that would not typically be interested in touring a facility.  They 
plan to do the exact same thing with the provisioning center.  They believe this will be one of the 
nicest in the country.   
 
Planner Arroyo read through his review date stamped December 22, 2021. 
 
Chairman Reynolds stated that OHM was unable to attend this evening.  He read through their 
concluding comments and that the plan was in substantial compliance with Township’s 
ordinances other than that they recommend the following conditions as part of their approval:  
that they provide a copy of the preliminary approval from DTE for the proposed improvements 
located within their easement; and that the engineering plan, needs to be designed in 
accordance to Ord. #78, and #138, and the Engineering Standards will be reviewed and by the 
Township prior to any construction.  He added that is a typical common note that acknowledges 
our engineering review phases as a project if it were to proceed. 
 
Chairman Reynolds said that there was a review from our Fire Marshal, he had no additional 
comments.  The same things go for Public Services and the Building Official.  WRC had a 
review just acknowledging that any sewers of 8-inches or larger need to be permitted through 
them the rest would be submitted through the Township.  Those are typically acknowledged 
through those engineering reviews that OHM was mentioning in theirs.  There is also was a site 
walk completed by the Site Walk Committee.  Vice-Chairman Gross completed the report, just 
an outline of the general areas which the petitioner gave a brief overview in their presentation. 
 
Vice-Chairman Gross stated that light pole height 25-ft. versus 20-ft. He asked if there was any 
reason?  Mr. Thompson replied no reason.  He thought they were fine with 20-ft. They do have 
a lot of parking there so they do have a large parking lot that may have something to do with it.  
He was not included in that discussion, so it was not a deal-breaker for him.   
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Chairman Reynolds said that odds are it was just an oversite.  He has done it himself.  His 
guess was that a 20-ft. pole will more than meet their needs. 
 
Vice-Chairman Gross said since this site is 20-ft. lower than the traveling road, he thought 
Giddings Rd., he asked if there was rooftop equipment?  Mr. Thompson replied that there is no 
rooftop equipment.   
 
Secretary St. Henry said his understanding was that this will be the first dispensary in Orion 
Township, not the Village the Township.  For the record, he wanted an overview of the security 
setup for this facility.  Mr. Thompson said that they were 1 of 4 licensees.  He didn’t know what 
process they were in as far as site plan approval, or construction.  Their cultivation facility is 
directly behind this site.  They run a 24-hour shift they have armed security there all the time.  
This would be the same exact thing where they have armed security.  They have secured doors, 
areas, and everything in that site, except the bathroom, is monitored both remotely and onsite. 
 
Secretary St. Henry asked if customers had to register?  Mr. Thompson replied yes, they do, 
state regulations.  Whether it be for medical and then they would have to register their medical 
card.  If they go down the road to other cities, for adult use, they are taking their photo 
identification.   
 
Chairman Reynolds said in Giffels Webster’s review said that the dumpster screen wall appears 
to be a poured concrete brick texture if that is acceptable. It does appear to be a 6-ft. dumpster 
screen wall with a wooden gate.  He wanted to point that out, that was one of the items in the 
review to discuss.  He didn’t have any major issues with it. 
 
Commissioner Walker said he normally says, if it is not done, they are not going to give 
conditional approval or anything.  In this case, he thought that the difference between what has 
happened and what is going to happen according to our experts is minor league.  Also, the 
building that they built looks like it should be in the middle of a Netflix series or something.  Mr. 
Thompson said that the first income that they received was 2.5 months ago, two gentlemen 
stopped by their door, and asked if they could do a photoshoot here?  He asked them if they 
know what they did there?  They didn’t care they were doing a photo shoot for their new electric 
van line.  It was Ford Motor Company, their new electric van line, all the photoshoot was done at 
their facility outside.  
 
Commissioner Walker said that he has no problem with conditional approval. 
 
Planning & Zoning Director Girling said that the Planner pointed out the question on the safety 
path.  This has been discussed before within Liberty Tech, research had been done, there were 
old deed restrictions.  They reached out to the developer because there are parks that did not 
have the safety path that the developer has agreed to go back and put in.  She did believe that 
the safety path within there was determined to be necessary, per the ordinance.   
 
Vice-Chairman Gross said they are suggesting that this should be a condition? 
 
Chairman Reynolds said that it does appear that there was an asphalt path proposed on the 
plan on Delta Ct.   
 
Planning & Zoning Director Girling said that they have Giddings and then there is a green area 
that belongs to the GM Plant.  Technically along Giddings, it is not their responsibility but within 
the park themselves along that road frontage it is. 
 46



CHARTER TOWNSHIP OF ORION PLANNING COMMISSION MINUTES  
REGULAR MEETING, JANUARY 5, 2022 

_____________________________________________________________________________________________ 

 

11 

 

Vice-Chairman Gross asked if that was shown on the plan?  Chairman Reynolds replied that it 
was shown on the plan. 
 
Vice-Chairman Gross stated with the provision that the light pole height is revised to 20-ft. 
instead of 25-ft. 
 
Moved by Vice-Chairman Gross, seconded by Trustee Urbanowski, that the Planning 
Commission grant site plan approval for PC-2021-96, Natrabis DBS Society C Site Plan, located 
at unaddressed parcel 09-34-100-012 for plans date stamped received December 13, 2021, 
based on the following findings of facts:  that the plan meets all ordinance requirements.  This 
approval is based on the following conditions:  that it complies with the letter of December 15, 
2021, of OHM. 
 
Discussion on the motion: 
 

Chairman Reynolds said the motion was to approve the plans as submitted with the 
amendment of the light poles and address the two items on the OHM review. 

Roll call vote was as follows: Urbanowski, yes; Gross, yes; Gingell, yes; Walker, yes; St. 
Henry, yes; Reynolds, yes. Motion carried 6-0 (Brackon absent) 
 
8.  UNFINISHED BUSINESS 
None. 
 
9.  PUBLIC COMMENTS 
None. 
 
10.  COMMUNICATIONS 
None. 
 
11.  PLANNERS REPORTS 
None. 
 
12.  COMMITTEE REPORTS 
None. 
 
13.  PUBLIC HEARINGS 
None. 
 
14.  CHAIRMAN’S COMMENTS 
Chairman Reynolds thanked everyone for the discussion on PUDs.  He asked that they do 
some reading on the Master Plan since they are considering a recommendation to go into the 
formal review period which kind of locks and loads at least as a firm draft format of their Master 
Plan.  He knew that there were comments that they kind of plan to bring forth himself of how 
things are presented.  They had a couple of general comments as they thumb through the major 
topics.  Just verbiage, how things are said.  Are the goals and criteria that are presented in there 
does that hit everything that they want to hit and make sure they are outlining all of that. 
 
Planner Arroyo asked them to please review it and come to the next work session with their final 
draft comments so that they can get this into the next stage.  They will be incorporating the 
changes that they talked about at the last meeting. 
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Planning & Zoning Director Girling said that she will be providing hard copies with the next 
version which would be the 6 p.m. at the next meeting, however, if someone has the time now 
that they want a copy of what is out there already get ahold of her and she will get them a hard 
copy. 
 
15.  COMMISSIONERS’ COMMENTS 
Trustee Urbanowski said she had some free time after graduating from college to read a Master 
Plan update.  She thought what sparked it was when they had the conversation about tourism 
and she wanted to read a little bit more into that.  She did have some notes, and asked if she 
could send them to the Planner?  She said it was 100’s of pages but going back when they are 
personally writing something they are going to miss a ton of things/typos.  The more eyeballs 
that they have on it. 
 
Vice-Chairman Gross said if they haven’t had a chance to read it, the mathematics of sign 
design in the latest Michigan Planner by our Planner Arroyo is very interesting reading. 
 
Planning & Zoning Director Girling said that she gave them another reminder about a webinar 
on woodland preservation.  They talk about the woodland section of the ordinance on a regular 
basis and they really have talked about the fact that it needs to be altered.  She encouraged any 
of them to entertain that.  She asked them to let her know.  She will send out an email to confirm 
but right now she had Walker, Reynolds, Urbanowski, & Gingell. 
 
16.  ADJOURNMENT 
Moved by Commissioner Reynolds, seconded by Trustee Urbanowski, to adjourn the meeting at 
9:16 p.m.  Motion carried. 
 
Respectfully submitted, 
 
 
 
Debra Walton January 19, 2022 
PC/ZBA Recording Secretary ___________________________________ 
Charter Township of Orion Planning Commission Approval Date 
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CHARTER TOWNSHIP OF ORION PLANNING COMMISSION MINUTES 
PC-2021-90, RIDGEWOOD PUD CONCEPT 

JOINT PUBLIC HEARING WITH THE BOARD OF TRUSTEES 
WEDNESDAY, JANUARY 5, 2022 

 

The Charter Township of Orion Planning Commission held a joint public hearing with the Board of 
Trustees on Wednesday, January 5, 2022, at 7:05 p.m. at the Orion Township Municipality Complex 
Board Room, 2323 Joslyn Road, Lake Orion, Michigan 48360.   
 
PLANNING COMMISSION MEMBERS PRESENT: 
Scott Reynolds, Chairman Don Walker, PC Rep to ZBA 
Don Gross, Vice Chairman    Joe St. Henry, Secretary 
Kim Urbanowski, BOT Rep to PC Jessica Gingell, Commissioner 
 
PLANNING COMMISSION MEMBERS ABSENT: 
Derek Brackon, Commissioner 
 
BOARD OF TRUSTEE MEMBERS PRESENT: 
Chris Barnett, Township Supervisor Mike Flood, Trustee 
Donni Steele, Treasurer Julia Dalrymple, Trustee 
Kim Urbanowski, Trustee    Penny Shults, Township Clerk   
 
BOARD OF TRUSTEE MEMBERS ABSENT: 
Brian Birney, Trustee 
 
CONSULTANTS PRESENT: 
Rodney Arroyo, (Township Planner) of Giffels Webster 
Matt Wojciechowski (Township Planner) of Giffels Webster 
Mark Landis (Township Engineer) of Orchard, Hiltz, and McCliment, Inc. 
Tammy Girling, Township Planning & Zoning Director 
 
OTHERS PRESENT: 
Thomas Allen Martelle John Hofer 
Cheryl Hofer   Ben Puraj 
Mike Thomas   Tom Williams 
Marilyn Hester   Mike Howard 
Josh Sawicki   Ken Gutelius 
 
The Board of Trustees opened their Special Meeting at 7:05 p.m. 
 
Chairman Reynolds invited the applicant to make a presentation.   
 
Mr. Daniel Johnson with In-Site, LLC presented. 
 
Mr. Johnson said they did have a pre-app meeting last summer with the Township representatives, and 
consultants and they took that input into what they are going to describe.  More recently they received 
various review letters from the consultants and have taken those into account.  Given the postponement 
from the December 2021 meeting, they were able to incorporate several of the OHM comments. 
 
Mr. Johnson stated that they refer to this project as Ridgewood it is on Clarkston Rd. south side, 625 W. 
Clarkston.  One of the driving reasons for the project is the housing shortage and that is not a surprise to 
anyone here.  Zillow in November indicated that the housing situation is quite tight.  Similarly, Oakland 
Press, Tribune, earlier last year had the same headlines. National Publication referred to as Urban Land 
which is written for many real estate professionals and people in the planning world reiterates that need as 
well.  Every year Harvard University does a housing study that incorporates projections, and 
demographics for the housing, and in 2021 they reiterate this particular issue with the housing shortage 
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and it is getting worse as time goes on.  He added that part of that study talks about demographic trends, 
and the population growth is going up but the share of the demand for household growth is really under 35 
so you start to see the millennials coming into the picture in terms of housing needs and ownership.  In the 
Wall Street Journal, it said that millennials are supercharging the housing market.  They have a 
combination of things going on in terms of demographic changes, empty nesters coming in as well.  
SEMCOG which is a publication that is referenced in their Master Plan shows regional growth for 
southeastern Michigan and underlining there is a population growth expected. 
 
Mr. Johnson stated that they looked into their Master Plan, and he knew that it was going through a review 
right now.  He did pull a few things from the 2015 Master Plan for reference when they started to look at 
this project.  He added that the Executive Summary referenced a community goal is provide a variety of 
high-quality housing types at a range of density and lot sizes.  That was one of the “q’s” that they took in 
putting this proposal together.  In terms of the next point would be to encourage alternative housing styles.  
They referenced empty nesters here condominiums but also attached single-family dwellings. 
 
Mr. Johnson stated getting into ordinance exerts again referencing alternatives to traditional subdivisions 
encouraging innovation and flexibility in land use, and encouraging a less sprawling form of development.  
Those were all keys that they took in terms of putting this proposal together. 
 
Mr. Johnson said a couple of specific points from the Master Plan about Future Land Use.  Within the 
proximity to the site or the location of the property, they have single-family medium high-density use that is 
planned for immediately across the street.  In general, commercial uses about a quarter mile to the east 
on Clarkston.  There are some other things going on that would be considered higher-density in nature.   
 
Mr. Johnson showed the Board an aerial photo.  He pointed out the western portion of the property is 
primarily open space and then as they go to the SE there is a wetland area.  The use to the west is 
partially used and Clarkston Rd. is on the north.  There are three parcels that comprise the site.  The site 
generally falls from north to south or north to southeast.  He showed the Board photos of the property they 
were taken in late November before the leaves fell.   He showed them the existing structure that is on 
Clarkston immediately to the west of the property, a neighboring property photo.   
 
Mr. Johnson said at the pre-app meeting in the summer they came with a concept plan and they got input 
from the Consultants and from the Township Officials.  Three main things came out of that discussion, 
there were others but primarily three that would affect planning.  One was that the Fire Department 
suggested/requested another access point onto Clarkston.  Two more of a visitor parking inclusion in 
terms guests that would be visiting the neighbors.  Three was an architectural component of the plan, 
within their ordinance there are considerations for garage frontage and elevation setback ordinance 
requirements, they will take those into account when they get into the architecture.  He said that they 
incorporated those things, to begin with, and in doing that the number of units was reduced. 
 
Mr. Johnson said when they got comments in November from both consultants, and from OCRC, there 
was a comment to do an alignment change for the west entrance, so they incorporated that.  They 
eliminated one of the buildings that were located at the NE corner. 
 
Mr. Johnson showed the Board the concept site plan.  He said they tried to take full advantage of the 
western portion of the site which was primarily open in terms of land area.  He said in the very lower 
righthand corner or SE corner was a wetland area there which is preserved.  The units are a combination 
of four or five townhouse-type units that are located around the site.  In all cases, they have greenbelts 
that are along the west property line, the south property line to the extent that there are new constructions, 
and then across the north property line, the east property line is pretty much natural existing.  Respecting 
the neighbors, wetland, and the environment that is there.  
 
Mr. Johnson said in terms of some of the site design amenities, they have incorporated a walking path 
along the south side adjacent to the wetland areas as a natural feature for the future residents of the 
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development.  The meandering walking path was a site feature, a gazebo element that kind of ties to that 
condition. 
 
Mr. Johnson noted that in terms of the architectural concept this speaks a little bit to the ordinance 
requirement for the garage elevation offset.  It is a combination of the front door being located 5-ft. in front 
of the garage doors, and then beyond that, there is a porch covering.  The ordinance refers to that at least 
for 50%, they have done it for 100% of the units. 
 
Mr. Johnson said with respect to stormwater considerations it is a big deal.  Recently, your community 
adopted the new Oakland County Standards for that.  They have incorporated that into the design that 
they have proposed for the stormwater and their consultants can speak to that.  Basically, the new 
standards have been incorporated and are contained in the proposal. 
 
Mr. Johnson said that environmental considerations are a big deal in many communities including theirs.  
Using stormwater best management practices or BMP’s as they are referred to, those generally are 
contained within Oakland County Standards, focus on infiltration, and planting to accomplish those things, 
infiltration rain gardens are proposed.  The project would provide for planting over 325 trees as part of the 
impact of the project, and in addition to that, as they go through the calculations on the planting that would 
also involve a contribution for 98 trees for the community.  They are proposing to use LEED Certification 
for the buildings/units, or the townhouses.  That features a whole range of things like water-saving 
plumbing features, high-efficiency HVAC systems, insulation, and appliances.  Also providing EV 
connections in each townhouse unit for the future use of electric vehicles coming to the market. 
 
Mr. Johnson said with respect to traffic which is always a consideration for these projects, he showed the 
Board a summary of the excerpt that was on the submission, indicating that it would not contribute 
significantly and would not propose a negative impact to Clarkston and Lapeer.  If they look at their 
ordinance given the volume that was straight out on the submission in detail, doesn’t really trigger a TIS or 
a Traffic Impact Statement unless the Planning Commission were to request the same.  There was a 
reference to the lefthand turn warrant analysis by the Road Commission and by OHM, and they would 
intend to do that following any action tonight going in and have that analysis done which involves doing 
traffic counts.  If the lefthand turn lane is required then they would incorporate that into the Clarkston Rd. 
right-of-way.   
 
Mr. Johnson added that the west location shift was updated as a result of the comments that they 
received. 
 
Mr. Johnson said within their ordinance refers to optional provisions for a concept plan and in the context 
of density credit provisions.  There are various points within the ordinance and they have attempted to 
address those as they have gone through the project.  For example, there are at least 20% of the PUD is a 
common use of open space, which would be technically something that would be considered as a density 
credit.  In the case of their proposal, their engineers have calculated that 38% usable open space if they 
factor in the other open areas in 62% for the whole project. 
 
Mr. Johnson said as he had mentioned earlier the Oakland County Stormwater design guidelines have 
been taken into account and again that focuses on BMP’s for the stormwater management system.   
 
Mr. Johnson said that preserving natural features they have attempted to do that with the preservation of 
the wetlands, the significant number of trees including many landmark trees that are located there, and as 
he mentioned earlier planting over 325 trees and contributing to the Township Tree Fund. 
 
Mr. Johnson said that in terms of land amenities that would represent a benefit to the community they 
contemplated the creation of the land conservation easement to incorporate the wetland areas into 
perpetuity.  Then there would be some right-of-way on Clarkston Rd. that would be dedicated back to the 
Township or the right-of-way. 
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Mr. Johnson stated in terms of the metrics of the site he would focus on the units/acre on a net property 
basis is less than five.  The walking path that they have proposed is almost 1/3 of a mile long.  The open 
space if they take all it into account is over 62% which they believe is pretty significant. 
 
Mr. Johnson said what are the considerations that they look for in terms of the project.  Of course, he 
mentioned the millennials entering the market, these are demographic changes.  There is a work-from-
home trend as a result of the pandemic, and empty nesters looking for smaller, low-maintenance 
locations, all those types of things, that empty nesters look for.   
 
Mr. Johnson stated from a marketability standpoint these are considerations in terms of inventory levels 
are very low from a housing standpoint, affordability, and supply and demand implications all tie into all of 
that.   
 
Mr. Johnson said from the community benefit standpoint they tried to summarize what they thought were 
the key things.  Number one is being responsive to some of the Master Plan objectives that they saw in 
their 2015 Master Plan.  It provides further housing options for the Township, over 6-acres of open space 
and land conservation, the stormwater management system, the contribution to the tree fund.  They would 
consider a proportional monetary contribution to the community pathway system relative to the size of their 
project.  The dedication for the street right-of-way, the job creation that comes along with these kinds of 
projects, and then generally responsive to the housing shortage that the communities are experiencing in 
southeastern Michigan. 
 
Chairman Reynolds asked if there was anyone from the public that would like to speak? 
 
Mr. Mike Howard, 606 W. Clarkston Rd., directly across the street from this new improvement here.  He 
said they are already putting in a subdivision over on Bald Mountain Rd. behind Meijer.  Now they have 
the Meijer’s thing coming in and they have this.  The increase in traffic with just Meijer alone coming down 
Clarkston is going to be an awful lot.  Since they got that road paved a few years ago the traffic has been 
miserable it has been fast, nobody goes 45 or 50 MPH down there.  He has seen kids set up their 
motorcycles on their back wheel, or some guys that come around that curve from Elk Lake there and, they 
just nail it.  This to him is going to be more traffic, it doesn’t look like there is going to be traffic control, as 
the one exit where Fairledge Rd. comes out he thought where they just added that exit or moved it down.  
Is there going to be traffic control at that light?  That is the thing that concerns him.  He asked if this was a 
senior citizens townhouse development, or is it a family development where they would have kids there 
and to grow their community and have people grow up in the community instead of just moving here and 
finish their last years?  It is a nice community he moved out here, he coached wrestling at a couple of 
other schools and he has gotten to know the area here and he really enjoys it.  They do have a lot of 
emergency traffic coming down Clarkston Rd.  He didn’t know why that was, he thought that there was 
Fire Department but usually 2-3 of those vehicles coming down at high-speed.  He was concerned about 
the number of people and the new traffic especially with Meijer coming in because they are going to have 
more people come eastbound on Clarkston than they have now.  If they get Meijer and he thought it was 
90,000-sq. ft. he thought that was a pretty big grocery store.  The farthest they go now is to Kroger it was 
great having Hollywood there but that is gone.  He thought that traffic control was going to be the biggest 
important thing there.  Getting in out and traffic is difficult some mornings anyway except before COVID 
because everyone is going to work, now there are not as many people going to work but it is still difficult at 
times to get out there.  He would ask that they take that into consideration.  He asked, how many families 
would there be in there?  Will it be two cars/family at 50 units is 104 cars going to be coming in and out of 
there or is this going to be families with teenagers and then add another 50-75 cars.  He thought that 
would be a lot of cars dumping out of two sections because there is no other way in that area to go a 
backdoor. 
 
Mr. Josh Sawicki 1169 Hemmingway Rd. directly south of the Planned Unit Development.  When he 
showed the Board the picture directly south, he was that house with a red roof.  That is where he and his 
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wife Caroline live with their two young children.  He was there to tell them why he was against this and his 
personal feelings on it.  He stated that in their area, and he knew for sure that on Fairledge they are not 
allowed to build on more than 25% of their property.  They are at 38.8% of the buildable land is going to be 
used.  He didn’t that that was fair.  He knew that there was a guy on Merritt who had to take his roof off to 
take it down two inches to be to code.  If they are going to do that to someone that is going to be right 
across from where this unit is he didn’t think it was fair that he can only build on 25% of my land but they 
are going to common build on 38.8% of this land.  He said there were 10 multi-unit developments in Orion 
Township, there is not a single one that is contingent on a residential-1 (R-1) zoning, not one, this 
development has two.  He said he was not against progress he understood that it had to be developed 
and things had to be done, not this though.  If they want to do a bunch of storage units and zone it 
commercial and have it secure, that is fine.  To piggyback off the traffic, that is a safety concern as well for 
all of them that live around there.  Changing the grade of that swamp, he personally sees there are 
probably 50 turkeys that live back there.  They are talking about conservation, he didn’t know if a retention 
pond and putting in 50 units with 50 people, people bring garbage they bring different things.  He didn’t 
know if there was really a conservation angle to this.  They talked about the traffic on Hemmingway.  
Directly to the east is not all commercial zoning, it is directly to the east.  This would be the only 
development not only with (1) him, but his neighbor down (2), this person directly to the east is zoned 
residential-1 (R-1).  If you look at all the rest of the developments in Orion Township there are not even 
residential ones across the street.  If they take that into account, they have this development is now going 
to be covered on three sides with residential-1 (R-1) areas.  That is a major concern, he didn’t think that 
was fair to them that buy and pay taxes, and what to live in residential-1 (R-1) areas to have a huge 50 
units coming in on more than it is supposed to be.  If, God forbid this was to go through one thing that he 
would personally ask the developer and anyone else there give them more space of coming back.  The 
second design was better, and he asked that there is either a concrete wall 8-ft. high or some type of berm 
that is going to block noise, and with softwood trees that are not going to be like 2-ft., 6-ft. live trees that 
are going to be a buffer. 
 
Ms. Cheryl Hoffer, 1195 Hemmingway Rd. said she is not opposed to new development her family has 
been in this area since 1939.  Properties along Clarkston and the surrounding areas have single-family 
large lots.  The townhomes that they want to go up is not inclusive it doesn’t fit the area.  Traffic flow is 
already heavy at times.  Hemmingway now is used as a fast shortcut from Clarkston, she used to walk it, 
she doesn’t walk it anymore.  Her sister lives across from Basketball America she looks out, traffic is 
backed up from the light at M24 all the way back there and that is a distance.  The area is also abundant 
with wildlife, she has tree frogs, Michigan blue tail lizards, sandhill cranes, wild turkeys, turtles, too many 
birds to mention.  She believed that the zoning would hurt this.  She believed that single-family homes are 
more suitable for this area. 
 
Ms. Marilyn Hester 1207 Hemmingway stated that she was the neighbor south of Mr. Josh Sawicki.  She 
said that they have a lot of wetlands.  They have the water table and runoff from Clarkston Rd. that comes 
into their backyard that they own the whole swampland/pond/natural preserve, whatever they sold the 
Walden Woods subdivision on.  They have been there since 1996 and that pond has always been there.  
They are concerned it is going to become a river with all the water drain-off from the roofs.  She knew that 
there was going to be water retention but she was concerned that they are going to have a river coming 
from Clarkston Rd. all the way down through Casemer Rd. through her backyard she is really concerned 
about that water.  She was worried about her well, and what that impact is going to have.  They are all on 
wells in that area, they are not on city water, they were told that they will probably be the last people to get 
city water through there.  The surrounding area is single-homes and they are all residential, this is not 
characteristic of what is around.  They want to see people that take pride in their yards grow gardens, and 
this development doesn’t have that opportunity for people to have gardens, plant flowers.  They are going 
to have this really beautiful landscaping but it is not going to be homes like currently exist right now.  This 
probably will impact the wildlife they had a coyote on their frozen pond today and it is so natural back there 
and they love their property.  Also, in the presentation, they are doing all of these contributions what about 
for the fire and police, are they going to need to increase that?  He didn’t think that there was a fire station 
close enough if there should be a disaster in that place.  Even in their homes, they have a hard time 
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coming down the road and getting to their places with the traffic.  The traffic will be impacted very much.  
She hoped that they would leave it single-family dwellings and not this big building. 
 
Mr. Tom Williams 1160 Hemmingway, 1180 Hemmingway, 1198 Hemmingway, and 1212 Hemmingway.  
When there is a problem on M-24 the traffic backs up on Hemmingway so far it is a half-mile of people 
bumper to bumper trying to get onto Clarkston Rd.  For him, it is a 15-20-minute wait.  He is on a dirt road 
and to leave his driveway to go to Clarkston Rd. it is a 15-20-minute wait just to get out there.  This 
development is not going to help that at all.  He has lived here for 62 years and he has been around the 
community a while.  The last time when they put those apartments up on Casemer and M-24 the police log 
of cops having to go up there all the time is crazy.  He looks at the newspaper, this seems awful close for 
their small community he really didn’t want it in his neighborhood.  He has 40-acres and there are no 
multiple dwelling homes in that area.  They are all single-family residential-1 (R-1) and he didn’t think it 
was right to change it he thought it should stay (R-1).  After 62 years he would hate to see it change. 
 
Ms. Patricia Hamilton 719 Fairledge and has lived there for 50 years.  They were the ones that had to 
pave the road but being Fairledge it is the first street that goes straight through from Clarkston to Heights 
so they get all those people tearing through there now.  Their driveway is directly across from Heights Rd.  
They have handicapped children on this street, and a lot of the neighbors are out walking their dogs, the 
kids are riding their bikes.  What is this going to do to these kids?  How safe is this to have 100 or more 
cars? They are going to fly through there, they do now, it is already a cut-through for everybody.  For them 
to get off of Fairledge onto Clarkston Rd. sometimes they have to wait for 5-10-minutes to make a lefthand 
turn to go to M24 now.  What is going to happen then?  She is not against development houses would be 
fine but 50 buildings are a bit much.  It is going to put too much traffic and be too dangerous to these 
children. 
 
Mr. Tom Martelle 1128 Walloon Way, just recently moved here, he and his family moved in at the end of 
2019 early 2020.  They have been blessed to have a very nice community to come into and thrive.  When 
they got this information passed out to them it kind of caught them off guard because when they first came 
into the area and they did some exploring they realized that they thought it was a very nice serine 
secluded area, they have a lot of woods and waters that kind of kept them away from the city but still had 
that hometown feel to it.  One of the things that they had done was they walked around the entire sub and 
they had noticed that there were many lots that are not even developed in the rear part of that subdivision.  
He didn’t know the history or the story behind that, and he is for progress.  He asked why are they even 
considering building new buildings when they have yet to address these eyesores and these eye blights sit 
in the back of their current facility that poses not only blight but it is also a health concern for his 6- and 4-
year-old, who are often are out there playing in the pile of woods and things like that.  Another concern 
that he had was the watershed.  His property is adjacent to the low land, the protected water land, he 
would like to know what type of guarantees are afforded to them to prevent any incidental damage caused 
by flooding that could potentially take place if they were to get too much water into their facility.  He stated 
that he saw the plans they look beautiful but it does look like they have a lot of hard surfaces, a lot of high 
albedos which could certainly impact the way that the new development would impact their way of life in 
the community.  In addition to the wildlife, his wife has a hobby of trying to catalog everything that they 
see.  They have numerous wildlife, they have seen the fox, the coyotes, deer, turkey, wood duck, where 
would all of these go?  Where is the home of the plan for these people if they relocate them somewhere 
else to a different area? His concern would be let’s find a better spot he is not against progress he thought 
that they need to continue to develop the community he just didn’t think that this specific location is the 
right one at this time. 
 
Secretary St. Henry stated that they had four letters submitted from a Kate Erdman, Raymond Grech, 
Rocky Stout, and Neal Porter who owns Vet Products of Michigan.  They are all opposed to the 
development for many of the reasons that were brought up by the public over the last ½ hour. 
 
Vice-Chairman Gross asked how they arrived at 50 units on the site?  It doesn’t seem to correlate to 
anything. 
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Chairman Reynolds stated that he echoed a couple of those concerns himself on the density.  Obviously, 
they want to be respectful of adjacent zoning, especially when they are larger properties in residential (R-
1).   
 
Trustee Shults asked if they could give the public benefit that they are providing?  She asked Planning & 
Zoning Director Girling regarding the Master Plan what is it zoned for in that area?  She asked when they 
lined up the driveways was that the recommendation of the Road Commission to do that and what had 
they thought of the traffic that it would bring to the area?  What is the market value for each unit and are 
they intending to sell them or will they be renters? 
 
Trustee Flood asked if the traffic study would be required?  Is the sewer lift station going to have to be put 
in?  What is the compatibility with the current (R-1) zoning, how many houses can be put in there as it 
currently exists compared to the (PUD)? 
 
Trustee Steele said she didn’t know if she saw the internal sidewalks?  She did not see a benefit to the 
community other than an internal benefit that benefits the homeowners or the developer?  Overall, she 
thinks that changing the underlining zoning which is (R-1) and they go closer to a multi-family they 
increase the use of public services which would include the police, fire, road, and utilities.  In general, she 
stated that she is not in favor of the (PUD) changing to a multi-family versus the residential.  She would 
like to see it remain to what is consistent around the area which is all single-family, which is a lot of the 
same sediments of the homeowners that live around there.  The preservation of the open space looks 
more like it is wetlands and they can’t use it anyways and that is what they are preserving is just wetland 
which they would have to preserve anyways based on the land study of the wetlands.  She asked if these 
were going to be sold or if they were going to be rentals.  She felt that the rentals do weigh even more 
heavily on their services which are their police and fire.  Over the years she has seen single-family to be 
less intense on their services whereas multi-family is more intense, she was concerned about that as well.  
She would say overall that she was not in favor of this development because of the zoning. 
 
Supervisor Barnett said that as far as questions go, he thought those outlined most of them.  He knew that 
they will hear from their consultants and their reviews.  Typically, they hear from the people that live right 
around it, and obviously, they are not anxious for anything to go in typically, so they are empathetic to that. 
They also have to balance the property rights but certainly, there is a long process here.  He stated that 
this will not be decided tonight even by chance they were able to get a preliminary recommendation for 
approval they still have to get a final.   
 
Chairman Reynolds said he would like to turn it back over to the petitioner to answer some of the 
questions.  He stated that he had tallied up some of the general comments that have come through that he 
can reiterate.  There were a number of comments speaking to the traffic in the area and just the general 
safety of the traffic that would be presented. 
 
Mr. Johnson said there was a traffic impact or traffic excerpt that was included in the submittal.  Running 
through the numbers and he thought it was there but it didn’t trigger a full-blown traffic impact statement 
per se.  Now the Planning Commission solely has the right to request that as he understood it.  The 
numbers were because they were less than he thought than 100 occupancy space.  It was spelled out in 
the submittal.  They did get comments from the Road Commission, the primary one was the alignment of 
the west entrance.  Secondarily they wanted to have a warrant analysis done for a lefthand turn location 
and they were more than willing to have done in conjunction with traffic counts that would go along with 
that.  They were not opposed to that but thought that it would be more appropriate to defer that until after 
the action to whatever was decided this evening and to move forward with that right-of-way. 
 
Chairman Reynolds stated that there were questions about who is the development intended for seniors, 
families, is it for rent or purchase?  Mr. Johnson said it is definitely for purchase, and they keyed off sort of 55
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the single-family attached approach to the project.  They are for-sale units and they are not age-restricted 
in any way for seniors or millennials, it is meant to be whoever desires to live in Orion Township. 
 
Chairman Reynolds said there were questions about wildlife conservation, wetland conservation, can they 
touch base on specifically the wetland conservation, and anything else that they are doing for wildlife 
conservation.  Mr. Johnson said with respect to the wetland and wildlife there was an analysis done by a 
wetland consultant three or four years ago he believed which formed the basis of the boundary for the 
wetlands.  According to their ordinance, there is also a 25-ft. setback from that so that was all taken into 
account in terms of the layout so nothing within that area was going to be disrupted in any way.  More 
recently one of the comments that came from OHM had to do with a question about another potential 
wetland on the site so they had their wetland consultant go out again and look at that and right an opinion 
and that was in the package that was submitted in December after the initial comment letter was received.  
Basically, the resolution of that or the findings was that this particular small area was not a wetland that 
was taken into account.   
 
Chairman Reynolds said there were a number of questions about compatibility with adjacent uses and 
existing land uses.  Mr. Johnson said that part of this goes back to their Master Plan which was adopted 
by the community and if they look at the Future Land Use Map.  He said on the north side of Clarkston Rd. 
the Future Land Use Map refers to a single-family medium-high density use.  Which from a unit/acre basis 
is five and up, with respect to that metric, their medium-high density is 3-5 units/acre, and they are talking 
about land just across from Clarkston Rd.  They are within that 3-5 units/acre range for what they are 
proposing.  They did through the course of their pre-app meeting the number of units came down in the 
course of realigning the driveway, the number of units came down so they have made some adjustments 
along the way in response to various comments that they received. 
 
Chairman Reynolds asked if there were any discussions at this point and time about utilities that would be 
required for the facilities on this development?  Mr. Johnson replied that he did know that there would be a 
lift station required for the project, and then there is an upstream or downstream within the Townships 
system there were some improvements to a pump station that would have to be taken into account and 
they would certainly take care of whatever that requirement is based on the Engineers analysis.  
Something beyond the boundary of the property that is on the current cities system would be taken care of 
with a lift station. 
 
Chairman Reynolds stated that there was a question about internal and external sidewalks?  Mr. Johnson 
pulled up the site plan and pointed them out to the Board.  He said within the development itself there are 
sidewalks on both sides of the streets.  There is a walking path along the southeast side of the project 
there is an internal walking system for the future pedestrians which connects to a gazebo, so the residents 
could walk their dogs and enjoy nature.  This was all outside of the wetlands the wetlands are not being 
touched there are setbacks to that.  Along Clarkston Rd. they have a pathway system and they are 
required to put something in which they have illustrated here now whether that actually makes sense or 
not because it doesn’t connect to anything is a question and maybe as a suggestion maybe the value of 
that is used somewhere else in the Township rather than connecting to nothing.  There is a pathway 
across the street, which he was sure the neighbors are well aware of.  With respect to the 
sidewalk/walkway that would be the response. 
 
Chairman Reynolds asked the petitioner to touch base on the community benefits that they are providing 
with a (PUD) development?  Question about what is being proposed?  Mr. Johnson replied taking their Q’s 
from the Master Plan there were certain objectives that were stated that that had to do with housing, they 
were keying on those that may not be a benefit per se but are a guide to what they have done.  It does 
give the Township more housing options, which options are always good for people in the housing market.  
The open space and land conservation are again requirements but they are also amenities to the property 
and certainly preserve the area to the SE the wetlands, and they again would put that to a conservation 
area into perpetuity make an easement out of it.  The stormwater system is all that is required so not 
necessarily a benefit but he thought from an overall watershed standpoint this project would control the 
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stormwater with the latest and greatest standards from Oakland County which involves infiltration and rain 
gardens, and those kinds of things.  A contribution to the Tree Fund he thought was derived from the tree 
calculations so they are doing that as a requirement.  It would be a benefit to the broader community.  
They talked about the pathway system before whether they could move or put the pathway that they are 
obligated to construct somewhere else and then add onto that, that is a discussion point.  Right-of-way 
dedication, job creation, and the general response to the housing shortage that society is dealing with.   
 
Supervisor Barnette said in the packet regarding square footage it looks like they were 2,700-sq. ft. units.  
He asked what the market value would be?  Mr. Johnson said the sale price that they are targeting would 
be in a range of low $300,000-$400,000 depending on the upgrades that would be involved in a particular 
unit.  They think that the 2,700-sq. ft. is on the high side and as they get into the refiner of the project that 
would probably come down a little bit from a size standpoint.  They are basically either 2 bedrooms and an 
office or 3 bedrooms. 
 
Chairman Reynolds said that there is an opportunity to provide additional questions from Planning 
Commission Members or citizens.  He asked if there were additional comments or questions that they are 
looking to ask that were not brought up previously? 
 
Mr. Mike Howard 606 W. Clarkston Rd. said that they mentioned a 3-5-houses on an acre.  He said he 
lives directly across and Evans Rd. comes in.  There are two houses in the back and there are two houses 
on the front of Clarkston Rd.  That is a total full acre but he thought they were still zoned (R-1). 
 
Mr. Josh Sawicki 1169 Hemmingway Rd. asked when was the traffic study done?  He said if it was done 
during a pandemic, he didn’t think that amounts to anything.  At the very least he would request a traffic 
study, it seems they are trying to circumvent that but a least that would be helpful. 
 
An unknown citizen asked if the DEQ had a chance to look at this?  Chairman Reynolds replied that there 
will be further steps there is a preliminary wetland study that has been completed and they will get into 
further deliberation later in the agenda. The unknown citizen stated that it is part of the approval is to have 
DEQ come in and give their approval.  Chairman Reynolds said that there will be wetland reviews at future 
stages including later on in this meeting.  The unknown citizen asked if that was part of the Township or 
was it part of the DEQ?  Chairman Reynolds replied that based on what the wetlands are regulated by is 
who reviews that so there are multiple review steps there so all the wetlands will be reviewed. 
 
Mr. Tom Martelle 1128 Walloon said he noticed in the adjacent properties they have a lot of invasive 
species both insect and plant, plant examples would be buckthorn, mosquitoes, and other insects.  He 
asked if there were any plans to abate some of them from coming from the higher land that is being 
developed and putting them closer to their facility?   
 
Chairman asked the petitioner to respond to the invasive species, any measures that are planned for in 
the development at this point and time?  Mr. Johnson replied in general if they are invasive, they would try 
to deal with them as part of the project.  Supervisor Barnett said that actually require that too in the 
ordinance so they would get to that. 
 
Moved by Supervisor Barnett, seconded by Trustee Flood that the Board of Trustees adjourn their special 
meeting of the Township Board at 8:03 p.m. Motion carried 
 
Chairman Reynolds closed the public hearing at 8:03 p.m. 
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Respectfully submitted, 
 
 

 
 
 
Debra Walton          January 19, 2022 
PC/ZBA Recording Secretary ______________________________ 
Charter Township of Orion Planning Commission Approval Date  
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Orion Township Planning Commission

Resolution Requesting Township Board Authorized Distribution of Draft Master 
Plan to Review Agencies, Adjacent Municipalities, and the General Public

WHEREAS, the Michigan Planning Enabling Act (“MPEA,” PA 33 of 2008) authorizes municipal planning 
commissions to prepare a “master plan” pertinent to the future development of the municipality; and

WHEREAS, the Orion Township Planning Commission has prepared a draft master plan for the 
Township, to update and replace its previous master plan, meeting all statutory requirements set forth 
in the MPEA; and

WHEREAS, the MPEA requires that the Planning Commission seek authorization from the Township 
Board for the distribution of the draft Orion Township Master Plan to the various entities listed in the 
MPEA, for review and comment purposes.

NOW, THERFORE, the Orion Township Planning Commission hereby resolves that the Planning & 
Zoning Director forward a formal requires to the Township Board for staff to distribute the draft 
Master Plan, including the new Future Land Use map, to neighboring communities and reviewing 
agencies, as specified in the MPEA, and to make the draft available for review by the pubic on the 
Township’s website and via a hardcopy at the Planning & Zoning Department’s offices.

CERTIFICATE

I hereby certify the foregoing resolution was approved by a majority of the members of the Orion 
Township Planning Commission at a regular meeting held on April 6, 2022 in compliance with the Open 
Meetings Act.

Motion by _______________

Supported by ______________

Vote: _______________________
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