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Charter Township of Lyon  
  Planning Commission 

Regular Meeting Minutes 
September 28, 2015 

Approved: October 12, 2015 

The meeting was called to order by Mr. Conflitti at 7:00 p.m. 
  
Roll Call:  Patricia Carcone, Board Liaison 

Jim Chuck 
Michael Conflitti, Chairman 
Kris Enlow 
Stephan Hoffman 

  Carl Towne, Vice-Chairman 
 
Absent:  Kurt Radke 
 
Guests:  6 
  
Also Present:  Matthew Quinn, Township Attorney 
   Patrick Sloan, McKenna Associates 
   Leslie Zawada, Civil Engineering Solutions 
 
APPROVAL OF AGENDA  

 
Motion by Chuck, second by Towne 
To approve the agenda as presented. 
 

 Voice Vote: Ayes:  Unanimous 
   Nays:  None 
     
MOTION APPROVED 
 
APPROVAL OF CONSENT AGENDA  

 
A. Approval of the September 14, 2015 Minutes 

 
Motion by Towne, second by Enlow 
To approve the September 14, 2015 minutes as presented.  

 
Voice Vote: Ayes:  Unanimous 

   Nays:  None 
     
MOTION APPROVED 
 
PUBLIC COMMENTS 
 
Ken Nanda, 21130 Chubb Road.  Mr. Nanda is concerned with the entrance to the 
property he owns and plans to develop being 225 ft. from the entrance of the proposed 
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Shadow Wood subdivision.  He developed a previous piece of property in Novi and was 
required to put the entrance 500 ft. away from any other entrance for traffic flow 
purposes.  He suspects there will be the same requirements here.  He would suggest 
the Chubb Road entrance be eliminated and both entrances be placed on 8 Mile Road 
so he wouldn’t be put in a hardship condition.  He hopes the Planning Commission will 
take this into consideration before granting final approval.       
 
DDA REPORT  
 
There was no report at this time.    
 
PUBLIC HEARINGS 
 
There were no Public Hearings scheduled for tonight’s meeting.  
 
OLD BUSINESS 
 

1.  AP-14-57, Shadow Wood PD – Preliminary Review – REVISED PLAN.   

     Property located on the northwest corner of 8 Mile Road and Chubb Road.                            
     Preliminary review of a revised plan for a proposed single-family residential 

                development consisting of 143 homes on 76.92 acres; discussion and                                               
                possible action.  
 
Mr. Sloan reported that the proposed location of the Shadow Wood development is the 
northwest corner of 8 Mile Road and Chubb Road.  It is a 143 unit single family 
detached residential subdivision on a 76.92 acre parcel.  Since the plan was last 
submitted to the Planning Commission there has been a decrease in one lot and a 
reconfiguration of the site.  At the previous meeting, the Planning Commission had 
recommended denial of the preliminary site plan.  This was based on concerns 
regarding the usable open space.  The applicants have revised the plans and 
resubmitted them for consideration.  The purpose of tonight’s review is to look at the 
revised preliminary site plan and if necessary make a recommendation to the Township 
Board based on the review.  
 
Our recommendation would be to approve this plan based upon the revisions made to 
improve the contiguity and usability of the proposed open space and conditioned upon 
addressing all other issues identified in our letter of September 22, 2015.        
 
Mr. Towne had concerns regarding the front yard setback.  The applicant is asking for 
30 ft. rather than 40 ft.  It was stated by Mr. Sloan that this Board has previously 
approved 30 ft. setbacks.  He would like to know where that information came from.  It is 
his recollection that at most there have been previous approvals of 35 ft.  
 
Mr. Hoffman questioned how the current definition of contiguous is any different than 
the last plan and how it now meets the ordinance.   
 
Attorney Quinn referenced a memorandum they issued clarifying the definition of 
contiguous.  It has nothing to do with interior contiguousness but rather the open space 
must be contiguous to the PD itself.   
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Ms. Zawada referenced her September 24, 2015 review letter.  It is pretty much 
identical to the previously submitted letter.  As mentioned, some additional information 
downstream of the ponds will be reviewed during the detailed engineering plan review 
process.  This project is proposed to be serviced by an offsite sanitary sewer and water 
main which several developers are working on together.  A copy of the final route and 
agreement between the property owners shall be submitted as part of the final PD 
submittal.  Also, to address the comments by the gentleman who spoke about the 
driveway issue, nothing has been submitted on his parcel for review.  It is not normal 
practice to take action on a ‘maybe’ project.  It would be our recommendation to 
maintain the driveways on 8 Mile and Chubb as it is preferable to have two access 
points.   
 
Mr. Towne questioned whether the water flow numbers would be affected by the 
proposed configuration changes in this newly revised plan.  Ms. Zawada felt there would 
be no significant change.  
 
Atty. Quinn commented on the process for recommendation of the plan to the Township 
Board.  There was a negative recommendation on the initial PD.  That will still go to the 
Board.  A new motion is required on this Revised Plan and recommendation given to 
the Board so the Board will be given both plans.   
 
Dan LeClair, Greentech Engineering.  He appreciates the Planning Commission 
allowing them to return with a revised plan.  They heard all the comments made at the 
previous meeting.  He highlighted some of the significant changes.  They eliminated one 
lot.  Up in the northern part of the property, they placed the pond farther to the east.  
They increased the open space area past the boulevard to use as a play area for the 
children.   There is a larger open space about the size of a football field for activities and 
an area in the back which is very pretty and sits up high on a hill overlooking the 
wetland area.  
 
Mr. Chuck felt the developers addressed their concerns.  He thanked them for removing 
a lot.  It will result in a reduction of traffic.  He appreciated their use of the open spaces.  
He has no problem with the requested 30 ft. front yard setback if the result is a larger 
backyard.   
 
Ms. Carcone appreciates the changes made to the entranceway.  The children’s 
playground is great.  She is also not concerned with the 30 ft. setback as people are 
looking for larger backyards.  Her request would be for some features in the larger 
common area, such as a fire pit.   
 
Mr. Enlow liked the improvements such as adding the playground and shifting the 
detention pond.  His concern is they are only 1/100th of an acre above the requirement 
for open spaces.  It is a very small amount.  He would still question that the open space 
is being met.  He is not in favor of the 30 ft. setback.  He would like to see the elevation 
lowered for the lots backing up to the pond as it is fairly extreme.   
 
Mr. LeClair responded with respect to the open space.  He reinforced the fact that the 
entire purpose with this development is to meet all the ordinance requirements and 
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present a sellable product.  The reason for the 30 ft. setback is to maximize the amount 
of property in the rear yard.  Regarding the elevation concerns, they need to make sure 
the entire development is serviceable with the sanitary sewer.  The grades are still 
preliminary.   
 
Mr. Towne would like the address the 30 ft. setback request.  If it is approved now, it will 
open the floodgates for future developments.  He would like a general consensus by the 
Board as to whether they are going to let this go through with 30 ft. as we are going to 
be setting a precedent.   
 
Mr. Sloan cited some previous developments in which 30 ft. setbacks were approved, 
such as the last phase of Tanglewood, the Enclaves of Lyon, and Riverwood Estates.   
 
Mr. Hoffman agreed that their reduction request is not giving them bigger backyards, it 
is helping them meet the open space requirements.  It is self-serving.   
 
Mr. Conflitti is concerned also with the 30 ft. setback.   Otherwise, he likes the project.  
 
Mr. Enlow clarified that in the situation with the Enclaves, the setback was 35 ft. to the 
house and 25 ft. to the garage.   
 
Mr. Healy stated that Woodwind Village had the same restriction, as well as Pinehurst 
and Orchards of Lyon.  It was 25 ft. to the garage and 35 ft. to the house.  Everybody is 
getting three car garages now.  That pushes the house back on these side entrance 
garages.  Also, with a side entrance garage, nobody is blocking the sidewalk.   People 
want as big a back yard as they can get.    
 
Attorney Quinn stated that at the Board level, when the Planned Development 
agreement is entered into, it has both the language setting forth the setbacks and the 
approved plans showing where the garage is in relationship to the house.  Those plans 
are attached and recorded.    
 
Mr. Hoffman would like them to take into consideration the architecture of the homes 
they build in this development.  The quality of their homes is great but he would like to 
have an architecturally significant project in this township to be proud of. 
 
Mr. Enlow will be voting no because he doesn’t feel they meet the open space given the 
fact that detention areas can’t be counted as open space.  The whole area around the 
detention basin is only 5 ft. wide.    
 
Mr. Sloan commented regarding the development boundary.  There is not the rear yard 
setback as normally thought of as a building to a lot line.  It is just a perimeter setback of 
40 ft. from what is called the development envelope.  Although there is a 35 ft. rear yard 
setback on some of the lots, the additional 10 ft. open space increases that to 45 ft. so it 
is over the setback distance from the building envelope to the development lot line.  
 
 Motion by Towne, second by Chuck 

To recommend approval of AP-14-57, Shadow Wood PD, Preliminary 
Review, REVISED Plan to the Township Board based on the September 22, 
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2015 McKenna letter, the September 24, 2015 CES letter and the memo by 
the attorney clarifying the definition of contiguous open space, allowing a 
35 ft. front yard setback to the house and no more than a 25 ft. front yard 
setback to the garage.    
 
Roll Call Vote –  Conflitti-yes/Enlow-no/Hoffman-yes/Chuck-yes/Carcone-

yes/Towne-yes.   
 

MOTION APPROVED 
 

Anthony Pilarz, 21650 Chubb Road.  Mr. Pilarz stated that the Charlevoix Place 
meeting, the Board said that you can’t tell the developers what to do with their property.  
His understanding is this property is still pending a sale.  They don’t own the property, 
so how are we moving forward on these meetings?   
 
Attorney Quinn clarified that the ordinance on the application for any development on 
land requires it to be signed by both the current owner and the developer, and that was 
done in this circumstance.   

   
ADDITIONAL BUSINESS 
 
2.  Community Reports 
 
Ms. Carcone has nothing to report at this time as there has not been a Township Board 
meeting yet to give an update on.  
 
Mr. Sloan has nothing to report at this time.  
 
ADJOURNMENT 
 

Motion by Towne, second by Enlow  
To adjourn the meeting at 8:19 p.m. 

 
Voice Vote: Ayes:  Unanimous 

   Nays:  None 
 
MOTION APPROVED 
 

The Planning Commission meeting was adjourned at 8:19 p.m. due to no further 
business.  
 
 

 Respectfully Submitted, 
 

  
  

Amy Bertin    
 Recording Secretary    


