
Springfield Township 
Planning Commission – Business Meeting 

Minutes October 18, 2010 
 
 

Call to Order: Chair John Steckling called the October 18, 2010 Business Meeting of the 
Springfield Township Planning Commission to order at 7:30 p.m. at the Springfield 
Township Civic Center, 12000 Davisburg Road, Davisburg, MI  48350. 
 
 
Attendance: 
 
Commissioners Present:    Commissioners Absent:  
Ruth Ann Hines                 
Bill Leddy       
John Steckling 
Neil Willson 
Dean Baker 
Roger Lamont 
Beverly Shaver 
 
Staff Present      Consultants Present 
Mike Trout, Supervisor    Brian Oppmann 
      
 
Approval of Agenda:  Approved. 
 
Commissioner Baker moved to approve the agenda as presented. Support by 
Commissioner Lamont. Vote on the motion: Ayes: Leddy, Steckling, Baker, Willson, 
Hines, Lamont, Shaver. Nayes: None. Absent: None.  Motion Carried.  
 
Public Comment:  None. 
 
Consent Agenda: Minutes of the September 20, 2010 meeting. 
 
Commissioner Hines moved to approve the minutes of the September 20, 2010 
meeting as presented. Support by Commissioner Lamont.  Vote on the motion: 
Ayes: Leddy, Steckling, Baker, Willson, Hines, Lamont, Shaver. Nayes: None. 
Absent: None.  Motion Carried.  
 
Public Hearing: None. 
 
Old Business: 

1. Sign Ordinance Overview-discussion. 
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Commissioner Steckling stated that the Commission has been working on this for 
a long time and has had some difficulties trying to come up with temporary sign 
restrictions that make sense. He stated that the Commission decided to look at the 
broader ordinance and make some changes. Dick Carlisle suggested that the 
Township consider overlay districts for the Dixie Corridor and possibly for 
Downtown Davisburg. He stated all Commissioners have received a 
memorandum from Dick Carlisle dated October 12th that contains a history and 
that makes general suggestions for the Township to consider for the two areas.  
 
Mr. Oppmann stated that the memo pointed out the sign restrictions that are 
available right now. He stated that the intent is to allow greater flexibility in terms 
of what would be allowed on Dixie Highway with the high speed. He stated that 
right now it is allowable to have an eight foot ground sign with 50 square feet of 
area. He stated that a possibility is for the Township to allow greater flexibility; 
greater height and greater area based on the area of the parcel or the frontage that 
is owned. This would give the developer and/or property owner more square 
footage to work with. He stated this is how a typical sign overlay would work. He 
stated that the main issue with Downtown Davisburg is the inability for any 
business to have a ground sign. He stated that the building signage has limitations 
because a wall sign does not project and will not be seen by people driving. He 
stated that Davisburg has the characteristics of a traditional downtown, some 
simple projecting sign language could be inserted as allowable. The property 
owner could do a projecting sign so the person driving down Davisburg Road 
could see the sign because it would be perpendicular to the road. He stated that 
this is common in most downtowns in Oakland County and elsewhere. He stated 
that ultimately it is up to the Planning Commission and Township Board to allow 
flexibility. He stated that this is an option to the temporary sign route. He stated 
that tonight the Commission should talk about the desired size and then they 
should be able to proceed. He stated that with some more direction, it can be 
catered to the Township’s needs.  
 
Supervisor Trout stated that the overlay would identify the boundaries that are 
applicable to the new regulations. He asked if this was incorporated as another 
section within the sign ordinance. 
 
Mr. Oppmann stated yes. He stated that there was currently a Dixie Highway 
boundary that they are working in.  
 
Supervisor Trout stated that it was possible to have a primary overlay and a 
secondary overlay. He stated that the proposal presented was primarily south of 
Davisburg Road. He stated that a lot of the factors that apply to this exist north of 
Davisburg Road in terms of speed and the set back of the buildings.  
 
Commissioner Lamont stated that he would prefer if they looked at it as a 
commercial corridor signage overlay; it might not be congruent with the Dixie 
Highway overlay. He stated that the first problem with stopping at Davisburg 
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Road is you are leaving out the business on the corner. He stated north up to East 
Holly Road, there are a traditional, industrial factory-type businesses, however 
there are some offices as well. He stated if it was called a commercial corridor 
option, it could be used for Dixie Highway at the present time. He stated it could 
also be used for the I-75/East Holly Road interchange that has the Ford 
dealership. He stated there is freeway commercial zone at this interchange that 
would be able to take advantage of something like this. He stated that the same 
language could be adopted and used for this region.  
 
Commissioner Steckling asked the Commission about the coverage area, if it was 
sufficient or if they wanted more or less. He concurred with Commissioner 
Lamont. He stated with rapid growth, it can be changed. 
 
Supervisor Trout stated that this could also apply to our industrial areas. These 
areas could benefit from the plan. One of the areas has frontage on Dixie and one 
on Andersonville Road. He stated that these were consistent in traffic movement. 
 
Commissioner Hines asked if a directory sign would be allowable in the industrial 
area that would tell what was in there, for example, Enterprise Drive.  
 
Commissioner Steckling stated that he didn’t think you could do this because 
there is not property available for this type of sign. He stated that each owner 
would have whatever frontage was deemed reasonable.  
 
Supervisor Trout stated that this entrance sign has benefit. He stated that a 
business like Schwan’s or Moon Valley Furniture is hidden.  
 
Commissioner Hines stated that once you are off Dixie Highway or Andersonville 
Road, your speed is not 55. She stated that you would not have the same 
difficulties reading signs.  
 
Commissioner Steckling stated that this was a good point; however, he is not sure 
how it can be facilitated.  
 
Supervisor Trout stated the Commission has also discussed the electronic signs.  
He stated that the size would need to be determined. He stated that the use of 
these signs would decrease the need for temporary signs. This would allow some 
businesses to change the message that is available. 
 
Mr. Oppmann stated the Commission can include language to allow the LED 
signs and have regulations on these types of signs. He stated that this would allow 
a static message to be display for so long at a particular light level at a certain 
color range. He stated that you can prevent the scrolling and the blasting of 
information. He stated that this is the problem with LED signs that other 
communities have had, but now they are being accepted in many communities.  
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Commissioner Steckling questioned the Commissioners on their opinions on 
electronic signs.  
 
Commissioner Baker stated that he concurs with not necessarily fixating on Dixie 
Highway south of Davisburg and the Hamlet of Davisburg. He stated that this 
overlay area is too confined. He stated that he is curious about the industrial area 
on Andersonville Road. It will be difficult to devote signage of a certain area to 
every business as if they were an individual fronting parcel. He stated that this 
would require a monstrous sign. He stated that he does not look at industrial signs 
the same way as commercial. He stated that if you are trying to attract a driving 
person’s interest in buying something, he questions whether you need the same 
type of signage as, for example, a General Motors plant that has excessive 
frontage. This type of plant does not need to attract consumers. He stated that if 
the property is zoned industrial, it is different.  
 
Commissioner Steckling stated that if you are driving by an industrial area and 
looking for a particular vendor, it would be nice to have a menu, one-line item 
that identifies the businesses located within.  
 
Commissioner Baker questioned if he would want the same square footage 
allocated for five industrials located at one location. This would be a single access 
industrial park which he stated is viewed differently than five different 
commercial entities located down Dixie Highway. He stated that going north on 
Dixie is a valid point and he agrees that the Hamlet of Davisburg should be 
included.  
 
Commissioner Leddy stated that it should be taken north of Davisburg Road. He 
stated that the areas of the north need the same type of signs and to be fair to all, 
they should be included. The speed limit is the same and they should be readable 
at these speeds. He asked if by doing this, is the Commission eliminating the idea 
of temporary signs completely.  
 
Commissioner Steckling stated that temporary signs will never be eliminated. He 
stated that it will minimize them. He stated that the temporary signs would be 
used for a festival or church meeting. He stated that they would still have to 
consider temporary signs, but the scope will be minimized. 
 
Commissioner Leddy stated that message boards would take the place of a 
temporary signs.  
 
Commissioner Lamont stated that the overall sign overlay district was 
recommended by Dick Carlisle. He conjectured that it was Mr. Carlisle’s thought 
that if they took care of the Hamlet and Dixie Corridor and trying to be more 
business enabling, it would reduce the scope of temporary signs and the frequency 
of temporary signs. He stated that they would go back to the temporary sign 
discussions to try to put it all together in a package that would work towards 
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cleaning up the Township and sign clutter as well as enabling businesses to do 
business in Springfield Township successfully.  
 
Commissioner Leddy stated that the problem he has with the temporary signs is 
the party stores with all of the signs in the windows. He stated that the beer price 
sign will be available inside the store once the consumer walks in. He stated that 
Meijer does not put up a sign for each special price that they have. He stated that 
these types of signs are not needed and the little signs advertising special sales 
events are not functional, they cannot be read. He stated that the allowable 
temporary signs should be banners that require a permit. He stated that it is a good 
idea to give the businesses a little larger of a sign on Dixie Highway. He stated 
that the protruding signs in Davisburg sound good, however, you must have some 
systems so that the business sign doesn’t block the one next door. He stated if 
they were all 25 feet apart and sticking out, they would not be able to be read 
unless you were standing under them. He stated that this should be considered 
when looking at the downtown signs. He stated that the electronic signs are 
acceptable done in good taste, not flashing, or bright. He stated that it should be a 
simple, easy-to-read sign.  
 
Commissioner Shaver stated that industrial signs and commercial signs should be 
treated differently. Industrial signs are a destination; the consumer usually knows 
where they are going. She stated that retail business is more impulse buying; the 
business wants to grab the attention of the consumer. She stated that the 
temporary signs need to be controlled. She questioned the definition of good taste; 
two person’s viewpoint of good taste could be completely different. She stated 
that there should be some restrictions, language to determine what can and can’t 
be included. She stated that retailers need a way to advertise.  
 
Commissioner Lamont stated that he is not opposed to LED signs. Many 
communities are allowing them and Springfield, in order to be competitive for 
future growth, should also allow them. He stated that there should be limitations 
on brightness and how quickly they scroll, or switch to another sign. He stated 
that he observed a very large LED sign on I-275 and he stated that the message 
flipped every 8 seconds which he believes is too fast.  
 
Mr. Oppmann stated that there is a calculation done which looks at the speed limit 
and the flipping occurrence.  
 
Commissioner Hines stated that there is a difference between the commercial 
corridor and the specific Dixie overlay. She stated that this should be taken into 
consideration north Dixie. She stated that she is not opposed to the LED signs as 
long as they are restricted. She stated that the downtown businesses need special 
consideration because they do not have the area to put up signs. She concurred 
with Commissioner Leddy on the placement of the projecting signs. She 
concurred with Commissioner Shaver that industrial settings are destinations. She 
stated that she has experienced trying to find a business in an industrial park and 
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found the directory sign helpful. She stated that this is helpful for people coming 
to do business in Springfield. Signs should be business and consumer friendly. 
 
Commissioner Willson concurred with the Commission’s comments. He stated 
that he likes the LED signs as long as they look clean, crisp and business-like. He 
stated that it gives businesses a chance to change their message and is a good 
alternative to temporary signs. He stated that on a recent trip on M-27 he noticed 
different signs going up. For example, one was a pennant sign that sat out by the 
road and mounted on a vertical pole. He stated that the technology of signage is 
changing.  
 
Commissioner Stecking stated that he wants the input from the business 
community. He stated that he wants to make an effort to contact as many 
businesses as could be contacted and ask them what they want. He stated that the 
business owners have good ideas and we should have them involved, either a 
special meeting or the next meeting.  
 
Supervisor Trout stated that this is a good idea and he would like to do it next 
month. He stated that he looks at the sign ordinance from the viewpoint of 
enforcement, but we still need to be friendly and proactive. He stated that we 
could invite the business owners up and down Dixie Highway.  
 
Commissioner Steckling asked Mr. Oppmann to come up with specifics in some 
of the discussed areas. Two things can be accomplished; the Commission will 
continue to advance the discussion and also be able to talk to the business people 
about the specifics.  
 
Supervisor Trout stated that it would also be an appropriate time to go over the 
approved Corridor plan and present it to the business owners. He stated that the 
Commission should decide on minimum size, perhaps the size that we have now, 
and the maximum size. He stated that they should get suggestions on how 
frontage may affect it, how speed may affect it. He asked if a doubling of the size 
that they have now would be appropriate. He suggested that they show 
graphically what that might look like. 
 
Commissioner Hines asked about the dimensions and type of sign that should be 
allowed. She suggested that Bordines might have good input on other sign 
regulations in other communities that they are located in.  
 
Commissioner Steckling asked Mr. Oppmann if he had enough information. 
 
Mr. Oppmann stated yes. 
 
Commissioner Steckling stated that the areas covered should be: areas to be 
covered in the overlay district, electronic signs, he stated that he is looking for 
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Mr. Oppmann to present specific regulation language for these signs, directory 
signs for industrial parks and size and frontage ratios based on speed.  
 
Commissioner Lamont asked about the Hamlet of Davisburg. He stated that he 
thinks they would not like LED signs and would prefer something much more 
traditional, more historic that would fit the time period.  
 
Supervisor Trout stated that there should be some standardization of these 
protruding signs, maybe they are all the same. 
 
Commissioner Steckling stated that a differentiation could be whether it is lit 
externally or internally. He stated he would like to hear directly from the business 
owners.  

 
New Business: 

1. PUD Committee-new appointment. 
Supervisor Trout stated that the PUD committee is made up of a Planning 
Commissioner and a Township Board member. Dave Hopper is the current 
Township Board representative. The purpose of the PUD committee is to look at 
minor changes to a PUD. He asked if any of the Commissioners would be able to 
serve with Mr. Hopper.  
 
Commissioner Lamont stated that it was primarily for committee meetings, to 
meet and discuss if the proposed PUD amendment is minor or major. If it is 
minor, the intent was that it could be approved administratively without going 
through a full PUD review.  
 

Commissioner Lamont moved to appoint Commissioner Baker to the PUD 
Committee. Support by Commissioner Hines. Vote on the motion: Ayes: Leddy, 
Steckling, Baker, Willson, Hines, Lamont, Shaver. Nayes: None. Absent: None.  
Motion Carried.  

 
Other Business: 

 
1. Priority Task List/CIP-discussion. 
Supervisor Trout stated that he was passing around a packet that will be given to 
new business owners in Springfield Township. This represents the occupancy 
permits present on the Priority Task List. He stated that we will use this packet for 
new businesses and through the transition as new businesses come into the 
Township. The property owner could advise tenants that this is in place; or the 
Township could provide some of the information. He stated that it contains a lot 
of good information about signs and obtaining permits. 
 
Supervisor Trout stated that he wanted to review our Transient & Seasonal 
permits. He stated that he wanted to see how this could apply to the car 
dealerships and their various special events. He stated that this requires the 
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business to get approval for the sign and it allows things like tents and temporary 
signs at the discretion of the Building Director. He stated that it currently applies 
to things like Christmas trees and pumpkins, but possibly could have other uses. 
He stated that this is section 16.24 and he asked Commissioners to take a look at 
this permitting process. He stated that it is another permitting process that is 
available to businesses and perhaps could be used for dealership sales, like Randy 
Hosler. He stated that by the time that the issues are addressed, the event is over. 
He stated that 70 people off the street came to the recent Randy Hosler event sale 
and not one car was sold. He stated that people are being attracted to the business. 
 
Commissioner Leddy stated that Randy Hosler also had a promotional give-away 
that was advertised in the paper.  
 
Supervisor Trout stated that the Commission should be looking at the permitting 
for these events.   
 
Commissioner Lamont stated that the garage sale temporary sign permit process 
should be simplified with an online application with an associated fee. He stated 
that they should submit a credit card with information for processing, they put up 
their sign and 3 days later, it is done. 
 
Supervisor Trout stated that Christmas tree sales and pumpkin sales are permitted 
for a month.  
 
Commissioner Lamont stated that this permitting also applies to the fireworks. He 
stated that he is surprised that we do not have more farmer’s market type fruit 
stands; but if we did they could also use this permitting process. 
 
Supervisor Trout stated that he would like to add the Transient and Seasonal 
display; perhaps modifying it to include temporary sales, section 16.24. He stated 
that he is looking for suggestions as to how this could apply to the situations that 
we are encountering now; he would like it on the agenda next month. 
 
Commissioner Steckling asked Supervisor Trout if there was anything else that he 
wanted added. 
 
Supervisor Trout stated that the Township Board is in the process of looking at 
priorities and funds. They are in the middle of their budget discussions and 
approvals and part of that is the capital improvement plan.  He stated that the 
Township Board went through a process to establish the highest need priorities in 
the Township and safety paths was very high among everyone.  
 
Commissioner Lamont stated that a maintenance storage and intersection 
improvements were other priorities. This would be important because of safety, 
primarily left turns at Dixie and Davisburg.  He stated that this is underway with 
Oakland County. He stated that each of the four corners will have the flag out 
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ADA compliant features. He stated that there is hope that we can expand on these 
corners in the near future.  He stated that he does not like to see walkers, bikers 
and baby strollers along Dixie Highway; especially with the passage of large 
gravel trucks.  
 
Supervisor Trout stated that safety paths should be one of our highest priorities. 
 
Commissioner Hines asked what the status was with the Dixie and Davisburg 
Road light. 
 
Supervisor Trout stated that their design is nearly complete; however, they had a 
change in the engineer that was doing the work and they are transitioning to 
another person and this is causing the delay. He stated that there are many details 
regarding the light that needed to be decided before these decision points went 
into the design. He stated that this project can go all year round; it has almost 
been a year. Supervisor Trout stated that he has received a concept plan regarding 
the one corner from Mr. Oppmann. This is something that we can start to refine. 
He stated that he would like the Commission to look at the lumberyard property 
and formulate their thoughts on it. He stated that the lumberyard is on the priority 
list.  
 
Commissioner Leddy stated that he thought they needed to wait to see how much 
of the property is going to be utilized for the sewage system.  
 
Supervisor Trout stated that the area needed was going to be limited. He stated 
that this area will be very small; the size of a parking space, given the right 
permits and ground water discharge.  
 
Commissioner Baker asked if there was a field. 
 
Supervisor Trout reiterated that there was no field needed. He stated that is why 
this particular treatment option was looked at. There are other treatment options, 
but they require the field and the reserve field, sometimes as much as 14,000 
square feet. He stated that the State and the County are providing incentives for 
this treatment option; the offset on cost is huge. He stated that there is a 
committee that has been formed by the Township Board; he is not aware if they 
have met yet. The purpose of this committee is to look at what is being proposed 
and to get a better understand of what it is going to cost. He stated the lumberyard 
property has use for the Township; now, and five and ten years from now. He 
stated that he would like to go through an exercise to determine what some of our 
options are. 
 
Mr. Oppmann asked if the Davisburg Action Committee should look at future use 
of the lumberyard since they have a vested interest in Davisburg.  
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Supervisor Trout stated that the Township Board was very clear about the task for 
the Davisburg Action Committee, specifically to look at the sewage treatment 
options and nothing else. He stated that maybe the Commission could go through 
some exercise to bring out the ideas and invite the downtown Business owners to 
the meeting. He stated this meeting could be held in December.  
 
Commissioner Steckling questioned the administrative amendments to site plan as 
described on the priority list. He stated that this has been on the list for awhile. He 
asked Mr. Oppmann to look into the language that they formulated for this and it 
would give the Commission a chance to look at it again. 
 
Supervisor Trout asked Mr. Oppmann if other communities used administrative 
review for site plan revisions. 
 
Mr. Oppmann stated yes; there is usually a criteria and anything over that would 
trigger a full site plan review. 
 
Commissioner Lamont asked if they should add, administrative renewal of an 
approved site plan. He stated that administrative amendments to him could mean 
switching the driveway placement. He stated that this could be added as a separate 
item, site plan extension. 
 
Commissioner Steckling stated that this site plan extension was not present in the 
ordinance. He stated that he has been reading the administrative amendments to 
site plans as site plan extensions.  
 
Commissioner Lamont stated that they had talked about the extensions; they had 
also talked about minor adjustments to an approved site plan, height of a peak, 
etc. that could be approved administratively. He stated that with the poor 
economy, the site plan extensions are happening more frequently. He stated that 
we should be able to respond to a business who wants to do business in our 
community, but the timing is not right.  
 
Commissioner Steckling stated that he would like both site plan amendments and 
site plan extensions on the priority list. 
 
Commissioners have a discussion about Divine Mercy and the length of their 
current site plan extension. Commissioners also discuss the poor economy and the 
need for businesses to receive site plan extensions.  
 
Commissioner Baker stated that perhaps the Township can use a small 
administrative fee to verify that the ordinance has not changed and they are still in 
compliance. 
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Supervisor Trout stated that on the subject of Medical Marijuana; his office 
received communication from the county as to the three ways that a community 
can go about addressing the subject. 
 
Commissioner Leddy stated that communities are putting a moratorium on those 
decisions until the laws are straightened out.  
 
Supervisor Trout stated that we can share the information we received from the 
County about it. He stated that the Township Board reviewed Medical Marijuana 
and their decision was take no action.  
 
Commissioner Lamont stated that 3 actions were given as choices in the memo: 
pass a moratorium, take no action, or develop an ordinance. The Township Board 
voted to take no action at this time. 
 
Supervisor Trout stated that the Board might be looking for recommendation. 
 
Commissioner Steckling suggested taking it off the priority list; and put it back on 
when it resurfaces. 
 
Mr. Oppmann stated that he has been working with Oxford Township for eight 
months on an ordinance that is going for public hearing next Thursday. He stated 
that he has also worked with Orion Township on this topic.  He stated that the 
community must pass a moratorium; then you may have discussion at the Board 
level and determine if it is going to be an outright ban, are they going to regulate 
it and how is it going to be handled. He stated then you can give direction to the 
Commission directly from the Board. He stated that the outright ban is being 
challenged in a few communities by the ACLU, or regulation of dispensing 
businesses. He stated that Oxford Township began by banning it; the board was 
overrun with people in support of it so they decided to try to regulate it. He stated 
that they drafted an ordinance regulating it which took eight months. He stated 
that the law is very vague. He stated some communities have got together to pass 
resolutions to the legislature to get it fixed. He stated that Oxford and Orion 
Township wanted to pass something.  
 
Supervisor Trout asked Mr. Oppmann to share this information with the 
Commission.  
 
Mr. Oppmann stated he would share this. He stated that Oxford residents voted 
two to one in favor.  
 
Commissioner Steckling stated that the Commission has two choices. They can 
make a recommendation to take to the Board, or they can wait for the Township 
Board to decide that something should be done.  
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Mr. Oppmann stated that both in Oxford and Orion, the directive came from the 
Board to the Commission. They gave the Commission permission to draft an 
ordinance to regulate medical marijuana. He stated that Auburn Hills recently 
banned it. He stated that there are two components, the zoning and the police 
components. 
 
Commissioner Lamont asked if the State statute that was passed is in conflict with 
the federal law. 
 
Several commissioners stated yes. 
 
Commissioner Lamont stated that the federal law overrides the State. 
 
Mr. Oppmann stated that the police perspective is that is still a class A drug.  
 
Commissioners agree to take Medical Marijuana off the priority list and it will be 
put back on if needed. 
 
Commissioner Steckling asked about the Dixie Corridor study. He stated that the 
Commission approved it and they had agreed to have a public hearing along with 
the sign information.  
 
Commissioner Lamont stated that it was clear that the signs will be independent 
of the corridor. The Dixie Highway Corridor Development plan will be separate 
from the sign information. 
 
Commissioner Hines stated that the minutes from last meeting suggested having a 
public hearing about it. 
 
Supervisor Trout stated that Occupancy Permit can be taken off the priority list. It 
is more of an administration internal issue. It is a way to make sure that business 
owners are aware of what is going on without charging a lot of fees.  
 
Commissioner Steckling stated that Transient and Seasonal Displays will be 
added to the Priority List.  

 
Supervisor Trout stated that he does not have anything on the Capital 
Improvement Plan, but he should have something next month.  
  

 
Public Comment:  None. 

 
Adjournment: 
 

Commissioner Steckling adjourns the meeting at 8:40 pm.  
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_______________________________________________ 
Erin Mattice, Recording Secretary 
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