
Springfield Township 
Planning Commission – Business Meeting 

Minutes of March 15, 2004 
 
Call to Order:  Chairperson Roger Lamont called the March 15, 2004, Business Meeting of 
the Springfield Township Planning Commission to order at 7:30 p.m. at the Springfield 
Township Civic Center, 12000 Davisburg Rd., Davisburg, MI 48350. 
 
Attendance: 
 
Commissioners Present  Commissioner(s) Absent  Consultants Present
Roger Lamont         Dick Carlisle 
John Steckling  
Paul Rabaut 
Gail Mann-Bowser (arrived 7:38 p.m.)     Staff Present
Chris Moore         Collin Walls 
Ruth Ann Hines        Nancy Strole 
Dennis Vallad         Mary Blundy 
 
 
Approval of Minutes:  February 16, 2004 & February 5, 2004 
 

 Commissioner Vallad moved to approve the minutes of February 16, 2004, 
Business Meeting and the February 5, 2004 Workshop Meeting as submitted.  
Commissioner Moore supported the motion.  Vote on the motion.  Yes:  Lamont, 
Steckling, Rabaut, Moore, Hines and Vallad; No: none; Absent: Mann-Bowser.  
The motion carried by a 6 to 0 vote. 

 
Approval of Agenda: 
 
Commissioner Steckling suggested moving Sunset Bluffs immediately after the Public Hearings.  
There were no objections to the change. 
 
Commissioner Vallad asked to speak briefly at the end of the meeting. 
 
Public Comment:  None 
 
Public Hearing: 
 

1. Cluster Housing Amendments - Section 18.11 and Section 18.08 
 
Chairperson Lamont opened the Public Hearing at 7:38 p.m. 
 
Mr. Jim Scharl of Kieft Engineering asked Mr. Carlisle for a briefing of the changes since he has 
not had an opportunity to review the amendments.  Mr. Carlisle explained that there are a series 
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of amendments that came about out of experience and observations made within the Township, 
regarding how we were treating density plans and how the concept plan approval stage is 
handled. 
 
There were no further public comments. 
 
Chairperson Lamont closed the Public Hearing at 7:42 p.m. 

 
2. Architectural Design Standards Amendment - Section 16.23 

 
Chairperson Lamont opened the Public Hearing at 7:43 p.m. 
 
There were no public comments. 
 
Chairperson Lamont closed the Public Hearing at 7:44 p.m. 
 
 
New Business: 
 

1. Sunset Bluffs 
 
Mr. Jim Scharl explained that this development was previously known as Canterbury Cove.  The 
density plan submitted this evening is the same density plan that was commented on by the 
Planning Commission on numerous occasions and approved by the Township Board.  Regarding 
the review dated February 2, 2004, by Carlisle/Wortman, Mr. Scharl said he has no problems 
with the lot width suggestions and can rectify most issues.  In regard to the density plan, he is 
looking to obtain the same number of units, 13, that was proposed and approved previously.  
However, he is looking to change the cluster concept plan.  The concept plan he is proposing is 
trying to preserve the shoreline of Waumegah Lake.  He incorporated a community septic system 
to provide more shoreline protection than the previous plan submitted. 
 
Mr. Carlisle commented that his review of the density plan and cluster plans for this property has 
been approved in various iterations over the last several years.  From the standpoint of the 
concept plan, he has reviewed it differently from previous plans for this parcel because as time 
has gone on, the Township is taking a different direction in terms of things that are expected to 
be considered.  Mr. Carlisle said he thinks the applicant has tried to reflect some of the evolution 
that has come about with clustering and commends the applicant for that.  Mr. Carlisle said he 
believes the applicant will address the technical items mention in his review, and upon doing so, 
will achieve 13 lots.  Regarding storm water management, he believes it should be a concern 
addressed by the Planning Commission.  Mr. Carlisle said this property is within an MNFI area 
and would trigger the need for an ecological study of the property, justifying the ultimate design.  
Specific items noted are the location of the wetland in the eastern-most open space, additional 
information on steep slopes and on shoreline treatment. 
 
Chairperson Lamont noted that Randy Ford is not present to summarize HRC's review dated 
February 19, 2004, therefore he would briefly explain.  Mr. Ford made some comments 
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regarding site access and talked about the approach off of Ellis Road, and the applicant would 
need a permit for final site plan approval.  There is a lake access drive shown in the common 
area between lots 4 and 5 and presumes that it is intended to be a boat launch; however, there are 
some callouts missing on the plan.  The applicant needs to obtain correspondence from the Road 
Commission on subdivision improvements.  Regarding site grading and drainage, items 1, 2, 3 
and 4, directional items need to be submitted for final site plan.  In regard to site utilities, item 1, 
correspondence must be provided by Oakland County Health Department relative to the 
proposed community sewer system. 
 
Commissioner Vallad commented that it is not worth spending too much time reviewing the 
density of 13 units, as that has been discussed on many occasions.  He does recall that the plan 
previously was marginal relative to storm water management, and it was discharged to the lake, 
which, is most likely not allowed currently.  Mr. Scharl briefly pointed out the changes made to 
this plan from the last plan, at the request of Commissioner Vallad.  Commissioner Vallad noted 
that this has to be looked at as a new plan without regard to the old plans, since many changes 
have taken place in the Township over time. 
 
Commissioner Vallad asked how many feet of lake frontage is there?  Mr. Scharl said his 
calculations show there is 4,412 lineal feet of frontage on the lake.  Commissioner Vallad noted 
that what Mr. Scharl has proposed with the open space is manageable.  He asked Mr. Scharl to 
address the storm water and how it fits with the federal Phase II requirements.  Mr. Scharl said 
we are not dealing with as much public road as previously submitted.  Commissioner Vallad 
asked if the riparian right has been resolved?  Supervisor Walls said, yes. 
 
Commissioner Mann-Bowser asked how the Waumegah Lake augmentation well would affect 
this plan?  Mr. Scharl said, if anything, it would return the lake to its legal level, which is where 
his plan is showing the definitive edge of the units. 
 
Commissioner Rabaut asked about the private roads versus the driveways.  Mr. Scharl said he is 
proposing on units 1, 2 and 3, a 16-foot wide drive.  He does not see the difference between a 
private road and a private driveway. 
 
Commissioner Steckling asked if the private roads would be common elements?  Mr. Scharl said, 
yes.  Commissioner Steckling asked if the existing homes would join the association?  Mr. 
Scharl said he does not believe so because they would have direct access to the public road.  
Commissioner Steckling asked if there would be access rights to the boat launch?  Mr. Scharl 
said he does not think that is the intent.  Commissioner Steckling said lots 12 and 13 do not have 
direct lake access and asked if the Keyhole provision in our Ordinance would get involved in 
this?  Mr. Carlisle said he did not know the answer to that and would look into this. 
 
Commissioner Steckling noted that, in the density plan, Mr. Carlisle noted some lots are 
questionable and asked which lots?  Mr. Carlisle said lots 2, 4, and 6 would need some 
adjustments to the building envelopes or the lot lines, but does not believe this would result in 
the loss of any lots.  Commissioner Steckling said he agreed with the suggestion of 
Carlisle/Wortman of making the lots smaller and relocating the building sites to minimize 
environmental disruption. 
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Commissioner Hines asked, regarding the open space between lots 10 and 11, would the 
ecological study provide assurances that it will not impact or require anything special or specific 
for the private drive?  Mr. Scharl said the private drive does not go anywhere near the wetland 
and the study should confirm that. 
 
Mr. Carlisle commented that around lots 5, 6, and 7, there is the prospect of three driveways in 
close proximity to one another, and that does not seem to work out very well.  He asked if it is 
possible that lot 5 could come off the road?  Mr. Scharl said lot 5's driveway will come off the 
road. 
 
Chairperson Lamont asked if the shoreline treatment could be handled in the Master Deed and 
By Laws?  Mr. Carlisle said, no, it is a combination of site plan conditions reflected in the 
Master Deed and By Laws. 
 
Commissioner Vallad commented that this is an improved plan over the past submittals and 
addresses much of what the Township has done with respect to items such as storm water 
management and so forth.  The changes to areas on this plan would cut back on some grading 
and how much storm water is developed with private drives as opposed to public roads.  He likes 
the idea of more open space along the waterfront and agrees that we need significant protection 
on the slopes.  Commissioner Vallad said he is happy with 13 lots, and the property does qualify 
for Special Land Use on the cluster option. 
 
Commissioner Mann-Bowser commented that she agrees with Commissioner Vallad's comments 
and agrees that we need an ecological study. 
 
Commissioner Rabaut commented that he likes the central septic system.  He likes the setbacks 
and wide lots.  He would like to see the protection of the lake enhanced with some type of 
planting strip along the lake.  In regard to dockage, there seems to be plenty of room to construct 
docks.  Commissioner Rabaut said we need to protect the slopes, and believes the density plan is 
a good plan. 
 
Commissioner Moore said he believes the ecological study is important and he concurs with the 
comments of the other Commissioners. 
 
Commissioner Steckling commented that he agrees with all the comments made. 
 
Commissioner Hines commented that this is a good use of the property and likes the plan with 
the community septic. 
 
Chairperson Lamont commented that he believes, as far as density, the plan meets the intent of 
the ordinance.  There are some small details to be worked out but nothing that cannot be 
overcome. He believes the cluster plan also meets the intent of the ordinance. 
 

 Commissioner Steckling moved to recommend for approval to the Township 
Board, the Concept Plan for Sunset Bluffs, date stamped received March 9, 2004, 
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submitted by Kieft Engineering, under the consideration that the density plan has 
shown and represented the ability to build 13 lots and that is a suitable 
demonstration of density requirements, that under the Special Land Use 
consideration, the proposed use is in harmony with the appropriate and orderly 
development of the zoning district; the traffic and assembly of persons in 
connection therewith will not be hazardous or inconsistent with the neighborhood; 
the standards of density and required open space is at least equal to those required 
by the ordinance; the public services and facilities affected by this proposed land 
use will be capable of accommodating the requirements of this proposed use; the 
plan provides for protection of the natural environment and conservation of 
natural resources and energy, and the proposed use is compatible with adjacent 
uses of the land and promotes the use of this parcel in a socially and economically 
desirable manner.  With respect to the cluster housing regulations, it meets all the 
requirements A through G under Section 18.11 under the Cluster Housing option; 
further, that the parcel contains natural assets which would be preserved through 
the use of cluster development; the parcel further contains major topographical 
conditions which make a development under normal subdivision approach 
impractical, and the parcel contains substantial portions of flood plains and 
wetlands and, due to the size and shape of the parcel, utilization of the cluster lot 
option would result in a more creative and efficient use of the property.  
Commissioner Vallad supported the motion.  Vote on the motion.  Yes:  Steckling, 
Rabaut, Mann-Bowser, Vallad, Moore and Hines; No: Lamont.  The motion 
carried by a 6 to 1 vote. 

 
 
Unfinished Business: 
 

1. Screening Between Land Uses 
 
Chairperson Lamont commented that in the minutes of the last meeting, we discussed walls, and 
in reading the latest revision to screening, we had a provision where a wall could be added if 
seen as necessary by the Township body responsible for the approval of the plan. 
 
Mr. Carlisle explained that he has made a number of changes that were in response to the 
comments of the Commissioners from the last meeting he attended.  He also supplied sketches to 
help in visualizing the screening proposals.  He noted that under the General Provisions, 
Subsection 2, he added a sentence to the end of the paragraph regarding continuous screening.  
Commissioner Steckling said he would like these changes incorporated into the ordinance.  Mr. 
Carlisle said it would not be a problem. 
 
Mr. Carlisle noted that he added the term "minimum" to subsection 3 in the charts showing 
Quantity/Spacing.  He also revised the screening to be eight feet in height instead of six feet in 
height.  In Subsection 3, he expanded upon paragraph d, but did not add anything about allowing 
fencing to be considered as an alternative.  He said it could be added if the Planning Commission 
desires.  He explained that he did not change the requirement for the wall to be eight feet versus 
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six feet.  The majority of the Planning Commissioners felt the requirements should be consistent 
at eight feet. 
 
Mr. Carlisle said, in regard to paragraph C 3, he is not sure that is necessary when we have 
paragraph d with the ability to add a screening wall.  The Planning Commissioners agreed.  Mr. 
Carlisle commented that the Commission requested that we specify the zoning districts in 
relationship to the uses.  He suggested that the Commissioners rethink that because every time 
the zoning ordinance is modified and a new use is added to a district, we will have to go through 
all the changes.  Chairperson Lamont said he has no problem taking that out.  The 
Commissioners agreed. 
 
Mr. Carlisle noted that he would amend the existing schedule of the mature height, at the 
previous request of the Planning Commissioners. 
 
Commissioner Vallad commented that he thinks it should be set for Public Hearing.  
Commissioner Moore said he likes the layout and agrees it should be set for Public Hearing.  
Commissioner Steckling agreed.  Commissioner Hines said, as a new Planning Commissioner, 
this is the first time she has seen this, but feels if this is what the Planning Commission wants 
and has been reviewing, then she would agree. 
 
Chairperson Lamont said with the future development in this Township, he sees the need for 
enhancing the screening ordinance.  He likes the revisions and noted that this would also take 
care of the tabled "Screening off of the property line" at the Township Board level.  He agreed 
that it should be set for Public Hearing with some conditions. 
 

 Commissioner Steckling moved to set Screening Between Land Uses for Public 
Hearing at the first available date with the changes discussed with Dick Carlisle.  
Commissioner Rabaut supported the motion.  Yes:  Lamont, Steckling, Rabaut, 
Mann-Bowser, Moore, Vallad and Hines; No: none.  The motion carried by a 7 to 0 
vote. 

 
 2. Zoning Review By Sub-Area 
 
Mr. Carlisle explained that he is still in the process of preparing this analysis and would like to 
postpone discussion until the next meeting.  The Planning Commissioners unanimously agreed. 
 
 3. Personal Fitness Facility 
 
Mr. Carlisle said he provided a memo to the Board, putting in ordinance language the 
recommendations made at the last meeting.  One thing he is not sure he addressed is whether 
there is a clear distinction needed between a fitness facility and a fitness sports club.  He added 
to the definition of fitness sports club, but left the definition of fitness facility alone. 
 
Commissioner Rabaut commented that he does not think a fitness facility would fit into an 
Office/Service category.  He is concerned with endorsing these changes until we have agreed on 
what the intent of the fitness facility is.  Mr. Carlisle said the Office/Service Zoning District 

 6



Planning Commission Business Meeting - Minutes of March 15, 2004 

needs to be reviewed.  Chairperson Lamont suggested holding off on a decision until we can 
review the Office/Service definition.  The Planning Commissioners agreed.  Clerk Strole 
suggested that it would be worth the time of the Planning Commission to review all of the 
districts. 
 
New Business: 
 

2. Cluster Housing Amendments - Section 18.11 and Section 18.08 
3. Architectural Design Standards Amendment - Section 16.23 

 
 Commissioner Steckling moved to recommend to the Township Board, the 

approval of the Cluster Housing Amendments, Section 18.11 and 18.08 subject to 
the Public Hearing at tonight's meeting as well as the Architectural Design 
Standards Amendment, Section 16.23 for approval and adoption.  Commissioner 
Rabaut supported the motion.  Vote on the motion.  Yes:  Lamont, Steckling, 
Rabaut, Mann-Bowser, Moore, Vallad and Hines; No: none.  The motion carried 
by a 7 to 0 vote. 

 
 
Other Business: 
 

1. Priority List 
 
Section 18.11 and Section 16.23 were completed this evening.  Section 16.06 has been set for 
Public Hearing.  Personal Fitness Facilities has been changed to Review of Office/Service, C1 
and C2 and tentatively set for April 19th.  Zoning Review by Sub-area has been set tentatively 
for April 19th.  Tree Preservation Plan is still to be determined.  Hamlet of Davisburg discussion 
is still to be determined.  Towering Pines Concept review is on hold indefinitely.  Private Roads 
discussion has been set for April 1st.  Township Attorney Briefing has been set for April 1st. 
 
 

2. Commissioner Vallad comments 
 
Commissioner Vallad announced that he regretfully must resign from the Planning Commission.  
Due to his busy work and personal schedule, he feels he cannot fulfill all of his duties as a 
Commissioner.  He introduced Trustee Dean Baker as the new Planning Commissioner to 
represent the Township Board. 
 
Adjournment: 
 
Hearing no other business, Chairperson Lamont adjourned the meeting at 10:15 p.m. 
 
 
 
_______________________________________ 
Susan Weaver, Recording Secretary 

 7


