
Springfield Township 
Planning Commission – Business Meeting 

Minutes February 15, 2010 
 
 

Call to Order: Chair John Steckling called the February 15, 2010 Business Meeting of the 
Springfield Township Planning Commission to order at 7:31 p.m. at the Springfield Township 
Civic Center, 12000 Davisburg Road, Davisburg, MI  48350. 
 
Attendance: 
 
Commissioners Present:    Commissioners Absent:
Frank Aiello      Neil Willson 
Bill Leddy      Roger Lamont 
John Steckling 
Ruth Ann Hines 
Dean Baker 
 
Staff Present      Consultants Present 
Mike Trout, Supervisor    Brian Oppmann 
Laura Moreau, Clerk     Dick Carlisle 
 
Approval of Agenda: 
Commissioner Aiello moved to approve the Agenda as presented. Supported by 
Commissioner Hines. Vote on the motion: Ayes: Aiello, Leddy, Steckling, Baker and Hines. 
Nayes: None. Absent: Willson, Lamont.  Motion Carried.  
 
Public Comment:  None. 
 
Consent Agenda: 
Consent Agenda: Minutes of the January 18th, 2010 meeting. Commissioner Baker stated 
that the word “immature” should be changed to “premature” on page 2. Commissioner 
Aiello moved to approve the Minutes of January 18th, 2010 as presented with the above 
change. Support by Commissioner Hines. Vote on the motion: Ayes: Aiello, Leddy, 
Steckling, Baker and Hines. Nayes:  None. Absent: Willson, Lamont. Motion Carried. 
 
Public Hearing:  None. 
 
Old Business: 
 

1. Temporary Sign Permit Discussion. 
 
Supervisor Trout stated that the Temporary Sign ordinance public hearing will be held next 
month. Clerk Moreau stated that it would be in the Clarkston News on Wednesday, February 
17th, 2010. Supervisor Trout stated that the public hearing will be held in March and will be 
present on the March agenda.  

 
 
 



  Springfield Township Planning Commission 
  February 15, 2010 
 

2. Wind energy ordinance. 
 

Mr. Oppmann stated that he provided a model including Commissioner Aiello’s suggestions 
from last month’s meeting. He stated that he included roof mounted systems under the section 
titled, “Exception to the Heights Limits.” He stated that roof mounted systems would be allowed, 
but they would still need to meet other ordinance criteria.  

 
Commissioner Aiello made a motion to set the Wind Energy Ordinance for public 
hearing. Seconded by Commissioner Hines. Vote on the motion: Ayes: Aiello, 
Leddy, Steckling, Baker and Hines. Nayes: None. Absent: Willson, Lamont. Motion 
carried.  

 
3. Dixie corridor study update-discussion 
 

Mr. Carlisle and Mr. Oppmann presented a Dixie Corridor study update slide presentation based 
on the joint meeting of the Planning Commission and Township Board held on November 4, 
2009 and consultation and planning studies that have been done by Carlisle/Wortman. He stated 
that this is the first of three parts that will be presented to the Planning Commission to finish the 
study. The presentation was highlighted by maps representing three development zones within 
the corridor with a key component being the coordination of access and infrastructure.  

 
Commissioner Hines questioned if the utility district would be just an overlay. 

 
Mr. Carlisle stated that he would recommend that it be a defined boundary. He stated that it 
would be no different than a zoning district. He stated that it would be along property line 
boundaries, a defined district boundary that would be defined not only on the Master Plan, but 
possibly a general ordinance that defines it too.  

 
Commissioner Hines questioned if it would have zoning tied to it.  

 
Mr. Carlisle stated that it would be indirectly tied to the zoning because it covers areas where the 
zoning would support and be most conducive having utilities.  

 
Commissioner Steckling asked Mr. Carlisle to talk more about the utility district including the 
next step of implementation including infrastructure. He questioned if a proposal was received to 
develop a parcel, for example on the Bordine’s property, how do we use the utility district to 
relate to the development, how do we relate it to the balance of the district that we have created. 
He questioned if bond money would be collected and would Springfield Township participate 
financially, would Springfield Township create a special assessment district and ask the 
development for a contribution? 

 
Mr. Carlisle stated that he does not know the answers to those questions because there are a lot 
of factors to investigate. He stated that his initial inclination is that the Township probably does 
not have the financial capacity to provide the kind of funding that is needed, so we need to look 
at it as a private sector investment and the incentive is land use density. He stated that the more 
density that someone would be able to obtain, the more incentive there is to be able to 
participate. He stated that this is one way to do this. He also stated that it is also possible to 
establish Special Assessment Districts (SAD’s), even though it is privately constructed. He stated 
that SAD’s would be established as development occurs in a particular area, the SAD would be 
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established and it would pay off the cost. He stated that ultimately, when you have multiple 
properties involved, they would have to be public systems of some type or form. He stated that 
they cannot be private systems in which capacity is sold between private property owners. He 
stated that he believes it has to be a public system and that means that the Township or Oakland 
County working with the Township, are going to be getting into the utility business even though 
the actual facility itself may be privately constructed.  

 
He stated that another possibility is a piece of legislation that is going through the legislature 
right now. It is essentially a bill that would allow for reimbursement for privately funded utilities 
over time. He stated that this is called a Private Investment Infrastructure Funding (PIIF). This is 
where private property owners and private developers can actually put the infrastructure in, and 
then as the area develops, they will get reimbursed for the cost of it. He stated that it is similar to 
a TIF, but it is also different because it is privately funded. He stated that the Township is limited 
in the funding that they will be able to use towards this.  

 
Commissioner Steckling questioned when would be the appropriate time to claim the easements 
for sewer utilities, future usage, and also for access. He stated that this would be beneficial for 
everyone, although it might be an eminent domain issue.  

 
Mr. Carlisle referenced Sashabaw Road on the west side where Waldon Center Drive comes 
down. He stated that this was done because Independence Township had a plan in place and 
stuck with the plan and worked with the property owners. He stated that Independence Township 
told the property owners that if they wanted a PUD, they would need to construct the road. He 
stated that up to the point where it is Bow Pointe, it is public; from Bow Pointe south, it is 
public. He stated that it is all designed the same and that it did not really matter, as long as they 
had a way to ensure that the private portion was going to be maintained. He stated that this is part 
of the condominium association that has not been completed, but that is established. He stated 
that there are a lot of different ways to do it. He stated that the whole idea about the area is to 
create market opportunity. He stated that if the Township can convince the developers that we 
are willing to look at a development intensity that allows them a good return on their investment, 
they will cooperate because it is in their best interest to do so. He stated that this is the position 
initially that the Township should adopt. He stated that these are things that have not been 
discussed in the Township in the past. He stated that if we present the message that we are 
willing to consider different alternatives, the dialogue is opened up for public-private 
partnerships and other funding becomes available such as grant programs and programs through 
the Water Resource Commissioner’s Office. He stated that our job is to improve the investment 
environment and one way is to reduce the risk and to make it more predictable for developers. 
He stated that this is a message and an attitude. He stated that once you show people the vision, 
this is a message in and of itself. He stated that he thinks that what he has heard from the 
Commission in the last couple of years is a whole different idea in terms of opening up land use 
and creating more creative approaches. 

 
Commissioner Steckling stated that our ultimate goal would be to implement some very specific 
but flexible guidelines. He stated that at the end, he would like to be able to present a plan with 
drawings which showed what we wanted to do if money and logistics were no object. He stated 
that we would be able to present a specific plan for a new developer. He questioned Mr. Carlisle 
if this would be something that would be possible in our overall plan. 
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Mr. Carlisle stated that this would be available conceptually. He stated that Clerk Moreau was 
correct when reviewing the Dixie Overlay District; she said that it does not provide much. He 
stated that the Township may want to go to more of a form based approach because if we agree 
on the form in the area, and we know that the form design that is agreed upon is compatible, it 
should not matter whether it is commercial, or office, or residential. He stated that the form of 
the land use is the most important thing. He stated that if this can be conveyed to people, this is 
going to mean a lot to developers especially in the economic climate that we are in. He stated 
that Springfield Township may need to look at a different approach to zoning along Dixie 
Highway, rather than just an overlay district. 

 
Clerk Moreau stated that she agrees with Commissioner Steckling that a detailed plan would be 
in everyone’s best interest. She questioned what Independence Township had in the form of a 
plan for Sashabaw to present to interested developers. 

 
Mr. Carlisle stated that Independence Township had a plan showing land use and the road was 
laid out in conceptual form. He stated that long before the Sashabaw Boulevard was constructed, 
Independence Township knew that they wanted to open up development in the interior part of 
Sashabaw Road along Waldon Center Drive. He stated that the problem with corridor situations 
is that there are no alternative means of access between internal properties, so the roadway itself 
becomes the only means of access between properties. He stated that in areas that are 
undeveloped on Dixie Highway, this is where we should be laying out the conceptual idea of an 
internal access system. He stated that when that property develops, we have the means to say 
how we want this access to be provided. He stated that on Dixie Highway, there is a tremendous 
motivation to do this because there is a safety problem and an access system allows traffic to go 
from one parcel to another through a safer intersection. He stated that in this case, we need to be 
visionary. He stated that the original Sashabaw Corridor plan was in 1981, and that these things 
take time. He stated that the market had never caught up with Sashabaw Road even though it was 
the geographic center of Independence Township. He stated that once it did, there was a plan in 
place and Independence Township was able to respond to the market positively. He stated that 
the same is true for Dixie Highway, get the plan in place and develop the vision, so that when the 
private sector is ready to respond, the Township is ready.  

 
He stated that Springfield Township should do some things, for example, the Brownfield 
Redevelopment Authority through Oakland County. He stated that Springfield Township needs 
to make better use of the economic tools so that they are ready to respond when a developer 
shows interest. He stated that Independence Township had this plan in place from the beginning, 
including a plan for a regional drainage system that is owned by Independence Township. He 
stated that this vision evolved over time, but it evolved in keeping with a consistent vision about 
what needed to be done.  
 
Commissioner Aiello stated that this vision comes much closer towards providing a way to 
create a vibrant, true mixed use pedestrian-friendly environment that he hoped for this corridor. 
He stated that seeing the residential properties as an asset is a great thought.  
 
Mr. Carlisle stated that he wanted to show the residential developments as a positive. He stated 
that it was possible to get them all together and have them organize their open space around 
common areas. He stated that during one or two meetings that were held, the developers agreed.   

 
Commissioner Aiello questioned if the utilities would be publicly owned.  
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Mr. Carlisle stated that yes, they would be if they were servicing more than one property.  
 
Commissioner Hines questioned if the Township would be involved in having the expertise, or 
hiring someone to manage a waste water treatment plant. 
 
Mr. Carlisle stated that Oakland County could. He stated that he was aware that this was a 
concern of Springfield Township, to be in the utility business. He stated that the Township would 
be involved one way or another. He stated that some public entity would be responsible for the 
operation of a system for larger than just one property. He stated that this makes sense because 
the Township would have a public system to be governed by a public utility. 
 
Commissioner Steckling stated that through the legislation that is proposed, there could be a 
situation similar to cities that are selling their infrastructure. He stated that this could be a way to 
finance it, but still control it. 
 
Commissioner Leddy stated that the first step would be to identify a property that would be ideal 
for any kind of a system, or storm water retention. He stated that this would be a tight fit between 
the two areas, and the water sheds in that region. 
 
Mr. Carlisle stated that this would be difficult to do until Springfield Township knows what the 
development plans are for any of the properties. It would only be possible to have a general idea. 
It would be entirely dependent on what the private market proposes. He stated that the most 
important thing is to get the idea out there, and get the concept in place and then you can begin to 
have dialogue with the owners. He stated that the conversations can start now with the property 
owners. 
 
Commissioner Leddy stated that the Township should consider some suitable sites. He stated that 
at that point we can approach the property owners of potentially suitable sites. 
 
Commissioner Baker stated that this is exciting. He stated that he liked how this grants a safe 
access to the corridor. He stated that these access ideas are creative. He also stated that he likes 
the idea of Cobblestone Lane; however, he would like to see a controlled intersection there, some 
type of traffic light to control the traffic from the residential properties entering this area from 
Dixie Highway. 
 
Mr. Carlisle stated that a fair amount of traffic exits off of Old Pond from the south and stated 
that a controlled intersection would be part of the plan. 
 
Commissioner Baker stated that he also enjoys the idea of the pedestrian bridge; it is another 
access point for the Bridge Valley residents to get to the corridor. This in conjunction with a 
safety pathway complex moves towards the ability to have a business district that is pedestrian 
friendly. He congratulated Mr. Carlisle and the other planners on a lot of good thought. He 
questioned if the Planning Commission was the first group to hear about this plan. 

 
Mr. Carlisle stated that this is the first presentation of this brand new idea. He stated that this 
overlay district was created with this area in mind, and it is important to take advantage of what 
is there. He suggested that the Township replicate a grid pattern and open up a new development 
opportunity. He stated that more details would be provided and the Township should look to 
open up communication with the property owners.  
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New Business:  

 
1. Safety path plan-presentation 
 

Supervisor Trout provided a safety path slide presentation summarizing the Township’s safety 
path plan. The presentation divided property into increments from Ellis Road to the Shiawassee 
Basin involving Holcomb Road and Davisburg Road, through the Davisburg/Dixie Highway 
intersection, through Downtown Davisburg, and ending at the Shiawassee Basin and Springfield 
Township Civic Center. He believes one of the primary goals could be to eventually link 
Downtown Clarkston with Downtown Davisburg. 

 
As part of the pathway plan Supervisor Trout presented ideas for enhancing the Dixie/Davisburg 
intersection as a focal point in the community with some streetscaping elements like lighting, 
brick paving, benches, etc. 
 
Commissioners stated their support of moving forward with the plan. 
 
Supervisor Trout stated that we could form a committee consisting of elected officials, appointed 
officials and citizens. 
 
Mr. Carlisle stated that he read that the enhancements part of federal transportation funds have 
been reauthorized so there will be funding available to do transportation enhancements. He stated 
that these funds would cover streetscapes, amenities, pathways and all of the non-roadway parts 
of road corridors; this is a potential for funding.   
 
Supervisor Trout stated that he is aware that the Road Commission sets aside a small amount of 
money for these types of improvements. He stated that the Dixie and Davisburg Road 
intersection has a lot of visibility and that this is the area that should be concentrated on first for 
improvements. He stated that the Friends of the Parks is looking at different ways to provide 
funding including millage options.  
 
Commissioner Aiello stated that it would be foolish not to take the opportunity to improve this 
intersection. 
 
Mr. Carlisle stated that there should be some common elements at the two areas of the 
interchange and Dixie Highway/Davisburg Road intersection to tie these two areas together. 
These elements should announce, coming from either direction, that you are in Springfield 
Township.  
 
Clerk Moreau stated that Oakland County Parks and Recreation has expressed an interest in 
partnering with the Township to develop a boardwalk along Mill Pond alongside Davisburg 
Road. 
 
Supervisor Trout stated that Oakland County Parks and Recreation could be a good partner to 
work with as well.  

 
 
 

 6



  Springfield Township Planning Commission 
  February 15, 2010 
 

 
2. Election of Officers 
 

Commissioner Hines made a motion to reappoint Commissioner Steckling as Chairman.  
Seconded by Commissioner Aiello. Vote on the motion: Ayes: Aiello, Baker, Leddy, 
Steckling and Hines. Nayes: None. Absent: Willson, Lamont. Motion carried. 
 
Commissioner Aiello made a motion to reappoint Commissioner Baker as  Vice Chairman. 
Seconded by Commissioner Hines. Vote on the motion: Ayes: Aiello, Baker, Leddy, 
Steckling and Hines. Nayes: None. Absent: Willson, Lamont. Motion carried.  
 
Commissioner Aiello made a motion to reappoint Commissioner Hines as secretary. 
Seconded by Commissioner Baker. Vote on the motion: Ayes: Aiello, Baker, Leddy, 
Steckling and Hines. Nayes: None. Absent: Willson, Lamont. Motion carried.  
 
Other Business: 

 
1. Priority Task List. 
 

Supervisor Trout stated that currently churches are allowed in commercial and residential, but 
not in office zoning; this is something that needs to be looked at. He stated that we are going to 
move forward with the intersection improvements.  He stated that the ordinance codification will 
be a huge improvement.  
 
Clerk Moreau questioned the Commission if they wanted to have both the Temporary Sign 
ordinance public hearing and the Wind Energy ordinance public hearing during the March 
Planning Commission meeting.  
 
Commissioners agreed that yes, both will be in March.  
 
Public Comment: None. 

 
 

Adjournment:
 

Commissioner Steckling moved to adjourn the meeting at 9:08 p.m.  
 
 
 
 

____________________________ 
Erin Mattice, Recording Secretary 
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