
Highland Township Planning Commission 
Record of the 1281st Meeting  

Highland Township Auditorium 
February 20, 2014 

 
 
Roll Call: 
Michael Wiza, Chairperson 
Eugene H. Beach, Jr.  
Chris Gostek 
John Stewart 
Patricia Hamlin 
Scott Temple 
Russ Tierney (absent) 
John Miller 
Roscoe Smith 
 
Also Present: 
Elizabeth J. Corwin, PE, AICP – Planning Director 
 
Julie Kabalka, Recording Secretary (absent) 
 
Visitors:  20 
 
Mr. Wiza, the Chairperson, called the meeting to order at 7:30 p.m. 
 
Work Session: 
 
Agenda Item #1: Parcel#: 11-22-351-010 
   Zoning: LV, Lakes and Villages Residential District 
   Address: 305 N. John St 
   File#:  PLZU 14-0004 
   Request: Temporary use of site for Farmer’s Market 
   Applicant: Jeffrey Muck, Director of HVSD Recreation &  
     Community Education 
   Owner: Huron Valley School District 
 
Jeffrey Muck and Kevin Lawrence were present on behalf of the applicant to answer 
questions. 
 
Ms. Corwin explained that the ordinance provides no clear path to approval of this 
temporary land use, although it seems at face value to be a worthwhile community 
activity that should be considered in a public forum.  If the Planning Commission is 
satisfied that the School District has properly planned for the project, and that all the 
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physical and operational concerns have been addressed, then it can be decided what 
form the approval will take. 
 
Mr. Muck, Director of Recreation and Community Education introduced Kevin 
Lawrence, Market Manager.  Mr. Muck explained that the HVSD has operated a 
Farmer’s Market previously at the Lakeland school property in White Lake Township 
on Bogie Lake Road.  It is a small venture, with 6 to 8 vendors on Saturday, with no 
more than 10 to 12 customer cars at any time.  The rationale behind relocating the 
market to the Highland site is its proximity to the youth ball league and its visibility 
from M-59.  Kevin Lawrence, the market manager is actively working to recruit 
additional local vendors to this location. 
 
Mr. Stewart asked for clarification of the parking patterns.  The parking lots are 
already fairly full due to the youth league patrons.  He asked if HVSD has considered 
locating the Farmer’s Market farther north on the site, such as the location of the 
former parking lot? 
 
Mr. Muck and Mr. Lawrence expressed concern that until the snow clears, it is 
impossible to determine how stable the disturbed earth will be on the former middle 
school site.  They believe the best option is to utilize the existing parking lots and 
keep the vendors nearby. Since most of the customers will likely be youth ball 
participants, he is comfortable that the two activities will fit well together on the site. 
 
Mr. Stewart and Mr. Temple were concerned about traffic patterns, and traffic 
control, particularly given the number of families involved in softball activities.  Mr. 
Gostek was concerned about vendor loading/unloading and parking.  Mr. Muck 
explained it would be a “drive and drop” scenario, where the vendors would unload 
and would be directed to a specified area to park their vehicles.  Directional signage 
would be provided as necessary.  Other signage would include Coming Soon banners 
that would be installed from April 19th through May 3rd, a Grand Opening Signs 
installed from May 3rd through June 14th and periodic temporary signs installed only 
when the market is operational.  All sign sizes will comply with the Zoning 
Ordinance regulations regarding commercial signs. 
 
Mr. Stewart noted that better sketches and layouts would be required.  The Township 
would frown on parking on John Street. 
 
Mr. Beach offered the following analysis.  The Farm Market will not exceed 90 days 
total per year, which complies with Section 4.16.1.  Section 4.16.2 allows temporary 
uses which would otherwise be a permitted use within the zoning district.  The site is 
currently utilized as an established large scale institutional use (school,) which is 
permissible within the LV, Lakes and Village Zoning District as a special use.  Under 
Section 10.17.C.4, associated uses such as recreation centers, retreat facilities, etc. are 
allowed.. The Farmer’s Market could arguably be considered such an associated use, 
since its impacts are similar to those of any community event often associated with 
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schools. Therefore, the use could be approved as a temporary use under 4.16.2, rather 
than as a temporary Farm Market under 4.16.3. 
 
The Commission discussed whether it was necessary to better define the products to 
be sold.  Mr. Beach suggested that a rule of reason would be that the number of 
crafters would not regularly exceed the farm product vendors dealing in locally 
produced food stuffs.  The Township is not expecting the HVSD to strictly comply 
with the Farmer’s Market Generally Accepted Agricultural Management Practices 
(GAAMPS). 
 
Mr. Beach noted that this use is desirable for our community, and that its success and 
growth would be welcomed.  He suggested that the applicant develop a series of 
sketches that show how the site would operate under varying thresholds of vendors, 
e.g,. 6 to 10 vendors, 20 to 40 vendors, 50 and more.  The sketches should include 
some “plan B” parking scenarios that would contain the parking on the site, such as 
on reclaimed lawns.  He noted that the comments of the Fire Marshall should be 
further discussed, as it appears there has been a misunderstanding as to the nature of 
the tents. 
 
Mr. Beach offered the following in case PLZU14-0004: moved to approve the request 
for a temporary use as an outdoor Farmer’s and Crafter’s Market (as that use is 
normally and customarily understood) on the grounds of the former Highland Middle 
School for the 2014 season with the understanding that the applicant is charged to 
work with staff on details for site operation scenarios such as parking, signage and 
other site specific requirements as the use evolves, and that any future use will be 
approved under separate action. 
 
Mr. Temple supported and the motion carried with a roll call vote:  Temple-yes; 
Miller-yes; Gostek-yes; Wiza-yes; Smith-yes; Stewart-yes; Hamlin-yes; Tierney-yes  
(8 yes votes). 
 
Mr. Muck thanked the Commission for their time and consideration.  Mr. Beach 
expressed the hope that HVSD will allow other community uses on the site.  Mr. 
Muck indicated that the school district wanted to be a good steward of the property 
and welcomed such uses. HVSD is already in discussion with the Heritage Festival 
organizers. 
 
Agenda Item #2: Discussion of Ordinance Revision (Highland Station/Helipad) 
 
Ms. Corwin reviewed her memorandum of February 12, 2014.  Staff has drafted 
proposed ordinance changes to allow an increase in signage for Highland Station 
District properties fronting M-59 to match what is allowed in other commercial 
districts. The staff has also attempted to address window signage, although the 
regulation regarding 75 percent coverage (as adopted by the Board of Trustees) was 
not addressed.  
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Mr. Beach stated that the ordinance should differentiate between window signage that 
uses the transparent glass as the “background” and window signage on an opaque 
background such as poster paper.  In the case of a transparent background, the entire 
window frame could be acceptable, but in the case of opaque backgrounds, the 
maximum signage should be limited to 35% of the window frame.  The goal should 
be to preserve the ability to see into the building for safety sake.   
 
Another possible consideration is to allow a changeable message board behind the 
window to provide more flexibility to the business owner without covering the entire 
window with multiple signs.  Mr. Beach also suggests we could relax the standards to 
allow creative neon signs. 
 
Mr. Gostek is still concerned that frosted glass logos in windows are merely 
unregulated signs.  Mr. Smith shared a graphic demonstrating what 75 percent 
coverage of windows might look like in a strip mall. 
 
Mr. Beach shared an experience with the Zoning Board of Appeals (ZBA) hearing 
regarding the BP gas station signage at M-59.  The applicant made a compelling 
argument that the legibility of a 36-inch sign from the far side of the boulevard is not 
adequate given the design speed.  The ZBA debated whether the sign allowance 
should be greater for those businesses along M-59, west of Milford.  This affects only 
a handful of businesses, and could be left as a case by case study. 
 
Mr. Beach suggested that a “bonus” area could be added only for ground mounted 
sign.   
 
Mr. Temple noted that for most businesses, the message is static and the 36 square 
foot signage allowance is probably adequate. Gas stations are unique in desiring a 
changeable price display.  Mr. Beach agreed and reminded the Planning Commission 
that the previous ordinance allowed a separate signage allowance for the price 
display. 
 
The Planning Commission agreed that the frequency of a changeable message 
electronic sign could be increased to one message change per minute.  This still limits 
exposure for most motorists passing the sign to one change and should not create an 
untenable distraction.  The message should remain “static” and does not include 
scrolling, flashing lights or animation.  The regulation could be relaxed to allow 
graphics, as long as it is not moving. 
 
Ms. Corwin explained that staff research on helipad regulations had not yielded much 
new information.  Only a few communities in Michigan have ordinances, and those 
mostly restrict location to certain districts, and defer physical standards to FAA 
publications. 
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Mr. Ron Hernesko, of 4000 N. Duck Lake Road expressed his concern that the 
Township did not appear to be willing to address the issue with his neighbor landing a 
helicopter on his residential property.  He described an incident from 2010 where the 
neighbor dropped into the lake upon takeoff. 
 
Mr. Beach and Mr. Miller suggested that Mr. Hernesko has a private cause of action 
under a common law nuisance.  Mr. Hernesko thought the community should address 
the safety concern.  Mr. Jim Oakley argued that there has been a public cost in 
responding to the incident and wondered if there was public liability for the failutre to 
act. 
 
Mr. Beach and Mr. Miller explained that the Township has no obligation to pass such 
a law, and that the Township might actually expose itself to greater liability if the 
adopt an ordinance pointed at one individual.  The Township has no liability because 
of governmental immunity. The liability lies with the helicopter operator.  The 
helicopter owner could arguably have a vested right to land there, since he has done 
so before the ordinance was passed. 
 
Mr. Smith suggested that a Special Use Permit might be appropriate. 
 
Mr. Temple countered that rather than adopt a new ordinance related to helipads, the 
issues of noise and vibration could be addressed through the existing ordinances. Mr. 
Hernesko should expect to participate by gathering evidence of the violation. Mr. 
Beach believed that the issue is actually a private issue between neighbors.  Rather 
than trying to regulate every possible use that might create a nuisance, we have 
general performance regulations that apply in every case. 
 
Ms. Corwin advised the Planning Commission that the Board has changed the 
General Code such that there is no longer a license issued for Outdoor Gatherings, 
such as the Joey Kochur charity softball event.  As long as an operator complies with 
the standards of Chapter 14, there is no permit required.  However, the Zoning 
Ordinance specifically allows events “licensed” by the Board.  At minimum, the 
language must be tweaked. 
 
Mr. Beach suggested the Planning Commission take the responsibility for reviewing 
and issuing the permits.  Mr. Beach suggested that a community calendar could be 
established. 
 
Ms. Corwin reviewed her memorandum regarding ordinance amendments for 
Medical Marijuana.  The Township has been operating under a moratorium for 
several years.  With recent Michigan Supreme Court rulings, the Township Attorney 
recommended ordinance language for the Planning Commission’s consideration.  The 
one issue that the Planning Commission takes objection to is that it is not necessary to 
restrict the activity to the principal structure. 
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Agenda Item #3: Committee Updates 
 
   Zoning Board of Appeals: 
   Township Board: 
   Highland Downtown Development Authority: 
   Parks and Recreation: 
 
Committee updates were presented by the liaisons.  
 
Agenda Item #4: Minutes:  December 5, 2013 
 
Mrs. Hamlin moved to accept the minutes for the December 5, 2013 meeting as 
presented.  Second by Mr. Smith.  Motion carried by unanimous voice vote (8 yes 
votes). 
 
Mr. Smith recognized the service of John Stewart and John Miller on the Planning 
Commission.  Mr. Stewart is stepping down, and Mr. Miller is joining the Zoning 
Board of Appeals. 
 
At 9:40 p.m. Mr. Gostek moved to adjourn the meeting.  Mr. Miller supported and the 
motion carried with a unanimous voice vote (8 yes votes). 
 
Respectfully submitted, 
 
 
A.Roscoe Smith, Secretary 
 
ARS/ejc 
 
 
 
 
 
 


