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JOINT MEETING WITH PLANNING COMMISSION 

January 21, 2020 

 

 

 

 

 

Laura Moreau, Clerk 

Call to Order:  Supervisor Walls called the January 21, 2020 Special Joint Meeting of the 
Springfield Township Board and Planning Commission to order at 7:15 p.m. at the 
Springfield Township Civic Center, 12000 Davisburg Rd., Davisburg, MI 48350. 

Roll Call: 

Board Members Present 
Collin W. Walls  Township Supervisor 
Laura Moreau   Township Clerk 
Marc Cooper   Township Trustee 
Judy Hensler   Township Trustee 
David Hopper   Township Trustee 
 
Board Members Absent 
Jamie Dubre   Township Treasurer 
Dennis Vallad   Township Trustee 
 
Planning Commissioners Present 
Dean Baker   Chairperson 
Kevin Sclesky   Commissioner 
Ruth Ann Hines  Commissioner 
Jason Pliska   Commissioner 
Terry Rusnell   Commissioner 
George Mansour  Commissioner 
 

 Others present: 
 Mike Forst, Property Manager 
 Doug Lewan, Carlisle Wortman Associates 
 Erin Mattice, Planning Administrator 
 
Agenda: 

Supervisor Walls noted that some members of the public were present and requested 
that a public comment period be offered at the beginning of the agenda. Members of the 
Board and Planning Commission accepted this agenda change. 

Public Comment: 

Ken Garrison, 222 Broadway, expressed his objections to removing the Mill Pond Dam.  

Dave Miller, Davisburg Road, expressed his objections to removing the Mill Pond Dam.  

Marjorie Garrison, 230 Broadway, expressed her objections to removing the Mill Pond.  
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Marlene Oaks, 12575 Andersonville Road, expressed her objections to removing the Mill 
Pond Dam and commented on the use of the former Fire Station 1.  

 

1. Receive Reports 

Members of the Board and Planning Commission received the following reports in the 
meeting packet. 

a. Strategic Plan Update from Supervisor Walls 
b. Strategies Assigned to Clerk Update from Clerk Moreau 
c. Mill Pond Dam Update from Clerk Moreau 

 
 

2. Discussion Items 
 
a. Sign Ordinance Revisions 

Doug Lewan commented that he will prepare information regarding this item for the 
February Planning Commission meeting.  

Supervisor Walls suggested that the Township review building signage.  

Clerk Moreau agreed with reviewing building signage. She questioned if both ground 
signs and building signs are always necessary. She suggested that sometimes building 
signs are more effective. She commented that another sign consideration is the standard 
for a dark background with light lettering—this is already required in the Dixie Highway 
Design Guidelines.  

Commissioner Mansour commented that as a developer, signage is always a concern. He 
stated that for a tenant to have something on their own building and have something at 
the road is a key factor for the developer and the tenant. He suggested that the members 
be open to this and direct the amendments in a way that benefits both the Township and 
developers.  

Commissioner Sclesky concurred with Clerk Moreau and Commissioner Mansour. He 
suggested that the signage at the Buscemi’s site might be overkill but both building and 
grounds signs are needed at the Kroger development. He believes that signage needs 
should be site specific. 

Clerk Moreau commented on a Redico development in Grand Blanc and indicated that 
there is one ground sign at the entrance to the development which says, “Heritage Park.” 
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There is not a list of all of the businesses contained within the development but shoppers 
still find the stores.  

Commissioner Pliska commented that the sign needs are contingent on the type of 
business it is. Businesses that depend on impulse decisions, such as fast food, need 
signage that can be seen at the road.  

Mr. Lewan asked how many sign variances are heard by the Zoning Board of Appeals.  

Commissioner Baker suggested one every other year and summarized recent sign 
variance requests. 

Supervisor Walls stated that there are guidelines along Dixie Highway should be adapted 
for building signs as well.  

b. Maintenance Building – Next Steps 

Supervisor Walls summarized that a maintenance building is being designed to house all 
the vehicles that the Parks Department and the Township have.  

Mike Forst, Property Manager, stated that they have a dimensional drawing of the 
maintenance facility which consists of a 12-bay garage, approximately 6600 square feet 
with a support area of approximately 2100 square feet. Above the support area would be 
a storage loft that would be used for seasonal storage and event storage. He has 
contacted three architects and he has met with two of them. He summarized the 
beginning conceptual needs from the architect. He stated that the goal is to review the 
proposals and have it ready to go in front of the Board in February to allow concept plan 
and cost by April.  The site location would be between the park drive and the Davisburg 
Road on the Civic Center property.  

c. Dixie Highway Overlay District Changes  

Supervisor Walls stated that the Committee made the decision to concentrate efforts on 
the original overlay district which is Davisburg Road to I-75, not to the exclusion of north 
of that, but the Committee was interested in completing the parameters and then move 
to the area north of Davisburg Road.  

Commissioner Baker distributed a document to the Board members and Commissioners. 
He summarized the work of the Dixie Highway Overlay District Committee. This work tried 
to promote development that would not only encourage the utilization of the properties 
as they exist but also to potentially improve upon the nonconforming sites that are out 
there to bring a better dynamic into place for properties that did not lend themselves to 
development. The Committee just shared this information with the Planning Commission 
in December 2019. He stated that the Committee looked at the ability to offer an 
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expedited review process to potential developers if they are willing to go above and 
beyond what current ordinance requirements would be and if they would incorporate 
enhancements to their site that are beyond what the ordinance requires. He summarized 
the list of District Enhancements provided to the meeting members. If the developer took 
advantage of the enhancements, they could then take part in the expedited review 
process where they would go through several steps that is somewhat less depending on 
the situation than they currently go through. He commented that there are flow charts 
included in the packet that depict various site plan review processes.  

Clerk Moreau stated that she thought the flow charts were helpful.  

Trustee Hopper agreed. He stated that from a developer’s perspective, any way that you 
can open your business earlier is a gain and it is obvious that if they want to follow the 
expedited process, there are requirements that they have. He asked if there were any 
additional district enhancements that the meeting members could recommend. He asked 
if the developer doing two of them was the right number.  

Commissioner Hines stated that the Planning Commission discussed eliminating some of 
the uses because they would not be appropriate for this area. Doug Lewan was going to 
come up with a list of all uses that they could review and amend.  

Supervisor Walls stated that many of the uses allowed in the zoning districts will not work 
in this area.  

Clerk Moreau commented that the Committee looked at creating a completely new 
zoning district because of that reason. It is difficult to expand the uses and allow a variety. 
She stated that she doesn’t know where they will end up because that is the challenge.  

Supervisor Walls stated that this will benefit preexisting nonconforming lots. There are 
commercial office sites that do not have enough room by themselves for stormwater, 
septic and standards for parking. It might help some of these sites and they would not 
have to go to the Zoning Board of Appeals to get variances.  

Mr. Lewan stated that if you look at the zoning map on Dixie Highway there are a variety 
of zoning designations for properties. By allowing a wide variety of uses, the Township 
will encourage development.  

Meeting members reviewed the District Enhancement list provided.  

Clerk Moreau asked about the boulevard entrance for a project that is listed as a 
potential enhancement. She asked how that is necessarily a benefit. She also asked if the 
enhancement listed as “impervious” surfaces should be “pervious.” She asked about the 
statement, “perceived presence” of hazardous substance.  
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Mr. Lewan confirmed that it should say pervious surfaces.  

Supervisor Walls stated that sometimes the perception that there must be hazardous 
material there is a detriment to the property. It is not always hazardous.  

Clerk Moreau commented that in this situation, it wouldn’t necessarily require mitigation 
of soil contamination, it would involve site clean-up. Regarding natural features, she 
suggested changing the word “utilizes” to “preserving and incorporating.” She suggested 
that this would be a good spot to reference historical items, so adding “historical 
features” to the natural features item.  

Commissioner Hines noted that number three already references historical features. 
Meeting members agreed that priority is covered in the list of enhancements. 

Commissioner Hines asked about parking lots and if gravel lots would be encouraged.  

Mr. Lewan explained that gravel could possibly be encouraged in certain circumstances.  

Commissioner Hines suggested he add language to better define pervious surface and 
what they are looking for.  

Clerk Moreau stated that it is difficult to find a surface that is reliable, plowable and that 
maintains its pervious quality.  

Supervisor Walls suggested that it be used for overflow parking or an area that they don’t 
need today but they might need in the future.  

Clerk Moreau stated that she doesn’t see this as a district enhancement, maybe a site 
design factor.  

Trustee Hopper stated that this option is the only way that some sites can be utilized.  

Mr. Lewan stated that he will look at this and work to come up with some alternatives. He 
referred to two examples where pervious parking was used.  

Trustee Hopper suggested that this would be a good use at a car dealership. He thinks 
that it could be an enhancement, but it should be examined.  It could be a reason to 
reduce the retention area to preserve natural resources.  

Supervisor Walls asked Trustee Hopper and Commissioner Mansour if they see anything 
on this list that should be added.  

Commissioner Mansour did not have anything to add to the list. He likes everything that 
is on the current list.  
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Commissioner Sclesky suggested that the developer could come up with an additional 
item that would be acceptable.  

Meeting members agreed that they would be open to that and they discussed the use of 
the district enhancements.  

Mr. Lewan stated that the district enhancements are not required for someone who is 
proposing a use that is allowed in the zoning district. Those developments can go through 
regular site plan approval. If it is properly zoned with a use that is permitted by right, they 
can go through the regular process.  

Commissioner Mansour asked if they are still open to off-site improvements, for example 
expanding safety paths.  

Supervisor Walls answered yes, if it is on the Dixie corridor that is the area that the 
Township is targeting.  

Clerk Moreau stated that all the Dixie corridor is part of the Priority Pathway Plan and she 
is trying to come up with a scenario where you would not develop pathways on your 
parcel in the district in favor of pathways in another area of the district.  

Supervisor Walls suggested that the developer would not only do theirs, but also be 
willing to do pathways in front of the adjacent or an additional property that was 
developed before this requirement.  

Commissioner Sclesky suggested that the pathways would be more appropriate on one 
side of Dixie Highway.  

Commissioner Mansour suggested that there may be some sites where the topography is 
not conducive to putting in a pathway.  

Clerk Moreau asked if a proposed use is part of the underlying zoning as a use by right, 
and no district enhancements are offered, is expedited review an option? She asked if an 
applicant could request expedited review even if they aren’t going above and beyond 
what’s required in the Design Guidelines. If the developer wants to work cooperatively 
with the Township and demonstrate up front how they are going to meet all the 
ordinance requirements and Design Guidelines, that is still a benefit to the Township. The 
expedited review is the “carrot” to work cooperatively. Even if a developer is just taking a 
smaller, nonconforming lot and improving it, the Township wants to encourage that.  

Mr. Lewan stated that the way that the ordinance is currently, they can still choose the 
expedited review. But, if you are a use permitted by right, the expedited review will not 
get you through the process much faster.  



 

  

  

 

 7 

Minutes of 

BOARD OF TRUSTEES  

JOINT MEETING WITH PLANNING COMMISSION 

January 21, 2020 

 

 

 

 

 

Laura Moreau, Clerk 

Clerk Moreau stated that you would skip preliminary site plan review.  

Mr. Lewan concurred.  

Commissioner Hines commented that you could do expedited review without giving 
anything extra.  

Mr. Lewan stated that there are still criteria. He stated that if you are asking for a 
deviation in the underlying zoning or a use that is not permitted in the district, you must 
do some type of enhancement but there are also general standards that you must meet.  

Trustee Hopper commented that the site plan review process has changed, and he would 
expect better prepared plans in front of the Planning Commission.  

Clerk Moreau commented on the requirement for Special Land Use if there are any 
deviations or alterations. She likes the ability to offer some flexibility and waive 
requirements but, if it is the goal to be more flexible, making a Special Land Use any time 
there is an alteration seems to be counter to that goal. She would like to know what types 
of deviations would trigger a Special Land Use.  

Mr. Lewan stated that he is still working on this part. In case where there is a use change 
or a setback change, there should still be a public hearing so that neighbors who have an 
expectation of a certain zoning can be notified of the change.  

Meeting members continued reviewing the documents provided for this item.  

Clerk Moreau asked if the Planning Commission was comfortable with waiving 
requirements and having flexibility.  

Commissioner Hines stated that they talked about it at the last meeting and determined 
that they are comfortable with it at a certain level.  

Commissioner Baker commented that there is a question about how much authority does 
the Township Board want to grant to the Planning Commission relevant to this process.  

Commissioner Sclesky commented on the waivers granted by the Planning Commission 
for the recent approval for the outlot building at the Kroger development.  

Supervisor Walls stated that as a Board member, he is not comfortable with it at all but if 
we really want to do expedited review and provide some incentives to property owners, 
that needs to be done. Planning Commission members must get comfortable with the 
fact that they have to talk through those discretionary decisions. They need to find their 
niche as a group.  
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Clerk Moreau stated that hearing that the Board has confidence in the Commission’s 
ability to make those decisions would help. She is comfortable with the Planning 
Commission having flexibility because they already exercise that. She asked if the 
Planning Commission had provided a general consensus that the revised overlay district is 
good to pursue.  

Trustee Hopper replied yes; all the Commissioners felt it was a good thing to do.  

Commissioner Pliska asked Mr. Lewan if there were similar communities like Springfield 
that went through this process.  

Mr. Lewan commented on his experience with other communities.  

Commissioner Baker commented on the bonus process. This allows developers to qualify 
for bonus incentives. For example, the developer might be given additional square 
footage for signage or bonus in parking spaces granted.  

Clerk Moreau asked if the Committee was still talking about Performance Standards. It 
was mentioned in the language provided.  

Mr. Lewan confirmed that the language regarding Performance Standards should be 
removed.  

Commissioner Mansour commented on a development that he built that was apartments 
with storage area on site. He asked if this was something that could be built in this area.  

Mr. Lewan stated that this type of development could be done as a PUD.  

Supervisor Walls stated that they should move cautiously with the bonuses. He stated 
that they talked about increased density but asked what is the increased density on a 
commercial project.  

Commissioner Baker thanked the members for their feedback. He commented that he is 
hearing that the meeting members would like the expedited review to truly be a benefit 
in various circumstances including Special Land Use. Also, they shouldn’t limit themselves 
too conservatively.  

 

d. Southwest Corner of Dixie Highway and Davisburg Road 

Supervisor Walls commented that there was a lot of information relative to this item in 

the packet and in further review, the traffic study could have been eliminated.  
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Commissioner Sclesky summarized the information contained in the meeting packets. He 

indicated that he would be glad to speak to Kroger about using the access drive for future 

development of this property.  

Commissioner Hines asked Mr. Lewan to summarize the top paragraph of page 3 of his 

memo.  

Mr. Lewan commented that the HRC report indicated that 400 peak hour trips could 

make the Level of Service worse. The task was to list uses permitted in C-2, C-1 and OS 

and then determine which uses would reduce the Level of Service. He stated that they 

found out that changing the zoning really wouldn’t help because a drug store is a heavy 

traffic use and is allowed in OS. He stated that the only single use that would change the 

Level of Service based on the HRC report would be a large supermarket in the evening. He 

provided examples of combined uses that might exceed the threshold 400 trips during 

the peak time that would change the Level of Service.  

Commissioner Hines summarized that if you take the whole site, it is going to be difficult 

to come up with a use that will reduce the Level of Service.  

Supervisor Walls asked about the peak hours generated by the different uses.  

Mr. Lewan stated that he consulted the ITE Trip Generation book and they do not have all 

the peak hours for all uses so it is difficult to tell.  

Supervisor Walls confirmed that different uses have different peak hours and although it 

might look like it would change the Level of Service, it might not.  

Meeting members discussed different uses and how the traffic might be affected. They 

discussed different examples of traffic improvements that developers completed.  

Supervisor Walls suggested the use of a roundabout and how often they are being used.  

Commissioner Mansour suggested obtaining an easement from the Pebble Creek 

Development for access.  

Meeting members discussed this possibility.  

Commissioner Sclesky suggested approaching the Kroger owners to see if they could 

reach an agreement or proposal for use of the access drive.  
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Meeting members discussed contacting the Kroger property owner, the access drive use 

and possible new development options.  

Supervisor Walls commented that Commissioner Sclesky is not an official representative 

of the Township so he should not be the person to approach Kroger.  

Meeting members continued discussion about possibly mitigating constraints on this 

property and possible uses for the site.  

Meeting members concluded that access management is the biggest issue on this site and 

discussed access management solutions for the site. Meeting members concluded that it 

comes down to improved access to and from that site. 

e. Short Term Rentals 

Commissioner Baker commented that there are some communities that have put 
ordinances into place regarding short term rentals and he provided examples.  

Meeting members shared examples of short-term rentals.  

Commissioner Pliska asked if this could be handled through the HOAs for each 
neighborhood.  

Supervisor Walls commented that all properties do not have Homeowner Associations 
with that kind of active deed restrictions. He commented on the General Ordinances that 
could be used in these types of situations. He commented on the ordinance provided by 
Mr. Lewan.  

Mr. Lewan replied that it is comprehensive but there are some good parts to it. If it 
became a continued problem, he believes it can be regulated by definition of Family 
which was included in the packets.  

Supervisor Walls stated that a review of court cases indicated that the definition should 
reference Short Term Rental and Transient, so the Family definition does not apply.  

Mr. Lewan replied that the word transient is in the definition.  

Supervisor Walls stated he is not fond of using definitions as a regulatory provision.  

Meeting members concluded that this issue is not a problem in Springfield at this time.  

Supervisor Walls suggested that if they do want to look at this, that it not be a zoning 
provision. 
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3. Questions/Comments on status of other Strategies 

None 

4. Public Comment 

Trustee Hopper commented on a Michigan court ruling regarding Tesla vehicles.  

Mrs. Diana Walls asked if an Airbnb would be allowed in a commercial building.  

Supervisor Walls answered that they do not have anything that prohibits Airbnb and they 
don’t have rental ordinances, but it would depend on commercial zoning provisions. 

 

 

Adjourned: 9:35 p.m. 

 

 

___________________________________ 
Collin W. Walls, Supervisor 
 
 
 
___________________________________ 
Laura Moreau, Clerk 


