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REGULAR MEETING 
 
CALL TO ORDER 

 
Chairperson Robbins called the meeting to order at 7:04 p.m. and presided over 

the Pledge of Allegiance.   
   
ROLL CALL       
 
 PRESENT  

David Frankel, Mayor Lorenz, Ed Robbins, Chairperson; Pete Shelters, Jim 
Smith, William Brundage, Graham Cousens 
 
EXCUSED  
     
    
     
ALSO, PRESENT City Manager, John Martin; Dennise Dryden, Recording 

Secretary; City Attorney Schultz; Jill Bahm and Eric Fazzini, Planners from Giffels-
Webster 

 
 

APPROVAL OF AGENDA 
 

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

 
YES: All          NO:  None      Motion Carried  

 
APPROVAL OF MINUTES 
   
Planner Bahm corrected the minutes on page 6, under PUD discussion, first paragraph, 
third sentence, should read Also Planning Commission does “not” have to approve 20 
units per acre.  

 
MOVED by Cousens, seconded by Brundage to approve the regular minutes of 
February 5, 2019 as amended. 
 

  YES: All  NO: None   Motion Carried 
 
 
MEETING OPEN TO PUBLIC FOR BRIEF COMMENTS 
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Chairperson Robbins opened the meeting for public comment.  
 
The following residents expressed their objection to the Master Plan change without a 
vote from the residents: 
Preston Wertheimer, Haley Cassar, Sally Siegel, Bud Krause, Emsley Wyatt, Michael 
Palermo, Thomas Griffith, Steve Debano, Sam Gun, Jan Palermo, Thomas Christman, 
Brendan & Darcy Molloy, Gary Voiles, and Gerry Arrowood. 
 
Haley Cassar presented a petition with 364 signatures objecting to changing the Master 
Plan without a vote by the residents.  In particular, objecting to changing or amending 
zoning ordinance section 78-522 Part 1 PUD, to allow 20 dwelling units per acre instead 
of 5. 
 
Sally Siegal feels the most important resource of Sylvan is the preservation of the lake.  
Adding 500 people with access to parks and lake will impact the roads, utilities and lake.   
 
Gary Cochran feels the developer wouldn’t have bought the property if they hadn’t 
spoken with City Hall first.  They must have had a good feeling to move forward.   
 
Bud Krause thanked the Planning Commission for their work, research.  He read all the 
minutes and thanked Graham Cousens for his good information on social media.  He 
feels it is just not practical having the amendment separate from the development.  He 
addressed questions on challenging the lawsuit in regards to the deed restrictions.  
They were lifted in court by default as the heirs didn’t show up.  He noted he took 
pictures of Bloomfield on the Green which shows the reality of what happens to 
apartments over time. Krause discussed the Master Plan supporting the plan being 
proposed.  There is a process which is supposed to be followed and he noted the board 
is following that process.  If Planning Commission approves this change, he will support 
it if it does go through.  He did note pages 21-24 in the Master Plan stating the strength 
of the city, is its single-family residential homes.  Also, in the citizen participation survey 
it was asked, should the city encourage the development of various housing styles for 
young and older people?  There were more “no votes” than “yes votes”.  Another 
question-What type of new housing would you want developed?  condos 37%, houses 
31%, townhouses 28% and apartments being 4%. 
 
Helen Jane Peters put together a positive adjective board about Sylvan Lake and has 
pens for everyone to add to it.  She feels home owners in Sylvan Lake are close and 
look out for each other and that will not happen with apartments.  
 
Allie Griffith stated she paid over the average home price to be in Sylvan Lake. When 
she bought on Avondale the Whitfield property was zone CS with deed restrictions.  She 
wouldn’t have bought on Avondale knowing a three-story building could go behind her.   
 
Jan Hays reviewed Whitfield property history and the lawsuits in 1992, 2014 and 2016.  
She stated just because one lawyer got the deed restrictions removed in 2016 doesn’t 
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mean it was right.  Residents feel they have a unique city. She asked the board to 
consider the residents on Avondale and how it will affect them.  She asked them to 
protect the neighbors and their investment and protect our pretty little city.  She asked 
what benefit does this development give us? 
 
Gaylen Curtis is an attorney and looked into the deed restrictions and lawsuits in 1994, 
2014 and 2016.  Pontiac School District filed a lawsuit to lift the deed restrictions and 
they identified the Sylvan Lake residents, and the heirs who deeded the property.  An 
order of stay of action was filed.  The lawsuit never really died.  In 2016 they omitted 
residents from the lawsuits and only mentioned the heirs. A default judgement was filed 
since the heirs didn’t show up.  She along with Sam Gun will challenge this default 
judgement.  They didn’t comply with the notice requirements to all the Sylvan Lake 
residents.   
 
Steve Debano stated the Master Plan only provides direction.  It says work with the 
community to develop this property.  He asked why this is a surprise now.  He feels an 
impact and environmental study should be done. 
 
Sam Gun thanked Planning Commission for their work and feels the comment that this 
is being done underhanded by Planning Commission is untrue.  He feels it is the 
developer doing it.  He stated they don’t live here and they don’t care about the city. 
 
Brendan Molloy stated Sylvan Lake is a lake community with single-family homes.  A 
hidden gem most don’t know about.  He commends the members of Planning 
Commission for serving and many hours they put in.  He feels the people who 
developed the Master Plan had a distinct idea of what our city is and what it should 
remain.  The Whitfield Property highlighted in the Master Plan limits the number of units 
per acre, height restrictions for all structures and specifically it doesn’t allow multi-family 
housing. The changes proposed goes against this.  This is a huge change from who we 
are and what we want to be.  There are too many unanswered questions.   
 
Chuck Pfeffer stated most people here are against it. They expect Planning 
Commission to look for the best interest representing the citizens.   
 
Cindy Ross helped with circulating the petition.  She stated there are more people who 
want to sign it still. 
 
Art Asplund asked how this will benefit the city to make this change? 
 
Gary Voiles thanked the members for serving.  He feels a multi-use will not fit with the 
small-town charm/character.  The Master Plan states Orchard Lake Road is the physical 
barrier between urban areas and the residential.  He asked the board to not lose sight of 
what the Master Plan states.  He feels apartments will bring crime, more domestics and 
increased traffic issues.   
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Brian Pudacara feels more inclusion is needed.  He feels they should have reached out 
to the community before drawing this conclusion.  He doesn’t understand how 
apartments were decided when the Master Plan doesn’t encourage them.  The density 
balance will radically change the city.  He asked why the city didn’t buy the land in the 
downturn.   
 
Ron Goldman doesn’t know another city who has had a development that increased 
their population by 20%.  He feels it will drain our resources.   
 
George Matheos thanked the board for their service to the city.  He feels Bill Brundage 
should be required to remove himself or require documents of anything done with the 
developer in the past.  
 
 
OLD BUSINESS 
 
 PUD Ordinance Amendment Review 
 
Bahm reviewed the changes made to the draft amendment based on discussions from 
January and February’s meetings.   
 
Chairman Robbins asked Martin to touch on the tax revenue.  Martin stated he based 
his estimate on Brad Conkey’s estimate, who does appraisals.  Martin estimated 
$135,000 tax revenue for the city portion only.   
 
Lorenz thanked everyone for sharing their views and voicing their opinions.  He assured 
everyone he never met the Friedman’s before they came to the Planning Commission 
meeting in December.  He explained Planning Commission is following the steps that 
they have to in order to discuss any development other than what it is already zoned.  
This is an ordinance amendment discussion only, not a development.   
 
Cousens thanked everyone for getting involved.  He stated this is not a you verse us 
and they are fellow neighbors.  He recalled at the January meeting the board agreed 
they wanted resident’s input and held a public hearing in February.  He assured them 
no one has formalized an opinion yet.  He feels allowing a developer to present a 
proposal as a PUD affords the Planning Commission the greatest flexibility to ensure 
that development meets our standards. The developer would need to prove the need for 
greater density.  The burden of proof is on the developer. Many have the speculation 
that the impact may have on Sylvan Lake will cause in the negative affect. He feels 
most is conjecture, without support or fact.  The city needs to allow the developer to 
present their case and bring research which will support their plan. 
 
Smith corrected the statement that this is a change to the Master Plan, but a provision 
in the Master Plan, an ordinance amendment to allow a PUD so they can move forward 
to allow further discussion on this property.  The allegation that this is being done in 
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secret is far from the truth.  It was well advertised with city newsbytes and newspaper.  
He addressed what advantage does this have.  The board doesn’t know at this point.  
This is why it is being discussed so they can understand everything.   
 
Cousens reviewed the steps the make this amendment.   
 
Frankel asked the Planner about the compatibility with adjacent uses.  abutting district 
having a negative impact on neighbors.  Bahm replied, Section 78-520 has criteria how 
that land will be used.  The impact such a traffic and noise, and how it is set back from 
residential area.  This property is on Orchard Lake Road and has the trail behind it as a 
buffer.  Traffic can be diverted onto Orchard Lake Road.  More landscaping can be 
required.   
 
Smith shared West Bloomfield’s PUD, and that it contains separate provisions for senior 
living, separate conditions for mixed use development and other conditions for medical 
facilities.  He shared their density provisions too.   
 
Robbins asked Planner Bahm if the DTE property is Sylvan Lake or Bloomfield Twp.  
Bahm replied, about a third of it is in Sylvan Lake, but mostly in Bloomfield Twp.  She 
noted with the PUD you want to make it clear and easy to understand; identify what you 
want to accomplish, and it addresses standards which were based on comments from 
January and February meetings.   
 
Lorenz would like to see the effects of multi-family before moving forward.   
 
Cousens stated they can’t specify type – condo vs apartments.  It is against the housing 
laws. They can specify building materials, landscaping and such.   
 
Brundage addressed the statement of him doing business with Friedman.  His only 
dealing with HM Homes is he negotiated the residential property sale on Ferndale.  He 
added, while the Planning Commission is discussing the development of Whitfield 
Property, he will defer any business with the Friedman’s.  He noted residents voted in 
City Council members and City Council appointed the Planning Commission members.  
Planning Commission has been discussing a PUD for a long time/years now.   
 
Chairman Robbins opened the meeting to the public again. 
 
Haley Cassar asked how the proposed change to a PUD came about.  Planner Bahm 
explained the Planning Commission recognized in order to allow develop of the 
property.  They stated they would be interested in exploring the idea of a PUD, which is 
a zoning ordinance amendment. She reiterated it is not a Master Plan amendment.  The 
Master Plan is a general guidance for property development.  The property is currently 
zoned CS which doesn’t go with the Master Plan guidelines for development.   
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MaryAnn Kirsbaum stated this may all be a moot point when the Judge finds out that 
residents were not given proper notice.   
 
Mark Rauker feels the voice of the community is quite clear.  He feels the board 
believes residents were notified when he feels they were not; something is missing.   
 
Ron Goldman feels Brundage should exclude himself from all discussions on the 
development of this property.   
 
Nicole Menuck expressed the communication from City Hall is better here than any 
other city.  Newsbytes were sent out in November, December, January and February.  
She came to meeting when the developer showed his concept because she saw the 
newsbyte.  Meeting are all open to the public.  They are all on the website calendar and 
minutes are on the website too.  City Council meetings are broadcast on T.V. and you 
can watch on demand online.  What is the benefit of allowing something to happen on 
this property? You can’t block everything, aside from a lawsuit.  She feels the city does 
need people and something more than a dollar store, Salvation Army or St. Vincent 
DePaul. The city needs growth.  
  
 
CITY MANAGER/COUNCIL COMMENTS 
 
Martin stated the development of this property is one of the most important things that 
will happen in Sylvan Lake.  It is not pre-conceived, approved, and not shared.  Sign up 
for newsbytes.  He thanked everyone for being calm. 
 
Lorenz appreciated everyone’s comments.  He hopes residents will continue to stay 
involved not only with this but with all things.  He noted there has been many prior 
discussions over the years to develop this property.  The per capita income is less.  He 
is not in favor of apartments. 
 
 
PLANNING COMMISSION COMMENTS 
 
Shelters recalled at the first meeting of discussing this property they wanted public 
comment before moving forward with this.  So, this is what they did.  A lot of work still 
needs to be done.  They will gather more information and present it to the residents 
again.   
 
Smith explained the property owner of the Orchard Lake Road property has rights to 
develop this property within the law.  That is why they are discussing this now. He is 
happy everyone expressed their opinion.   
 
Cousens asked everyone to keep reading and to continue to come to meetings and 
engage in the process.   
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Brundage also hopes everyone will continue to be engaged.   
 
Frankel thanked the attorneys who where here and explained the whole process with 
the deed restrictions.  He added they need to be careful with the DTE property too.   
 
Robbins thanked everyone for coming and noted this is the way it is supposed to work.  
He thanked the residents for being respectful for letting the Planning Commission 
discuss the issue also.   
 
 Moved by Lorenz, seconded Cousens, to table the PUD Ordinance Amendment 
to an undetermined time.   
 
 YES:  All  NO:    None 
         
 
ADJOURNMENT 
 
 MOVED by Cousens, seconded Lorenz, to adjourn the Planning Commission 
meeting. 
 
 YES: All  NO: None    
 
 Meeting adjourned at 9:12 p.m. 
 
 
      __________________________________ 
      Dennise Dryden, Recording Secretary 
 
      __________________________________ 
      Pete Shelters, Planning Commission Secretary  


