Minutes of Monthly Meeting

Crystal Lake Township Planning Commission
7:00 PM, November 19, 2025
Crystal Lake Township Hall

1. CALL TO ORDER
Chairman Bill Herd called the meeting to order at 7:00 pm.

2. ROLL CALL AND RECOGNITION OF VISITORS
Commission Secretary David Spragens called the roll. Present were:
Commission Chair Bill Herd
Commissioner David Spragens
Commissioner Dustin Fern
Commissioner Ann Kullenberg
Commissioner Greg Wright
Also present: Zoning Administrator Tom Kucera
: Recording Secretary Jeannette Feeheley
Visitors: Fred McGill
Dean Michael
Brenda Sue Webber
Caleb P. Luibrand
Brenda Mead

3. CALL FOR CONFLICT OF INTEREST: Commissioners reported none.
4. CORRESPONDENCE: Both the Chair and Zoning Administrator had none to report.

5 APPROVAL OF MINUTES OF THE OCTOBER 22, 2025, 2025

Wright moved that the Draft Minutes of the Crystal Lake Township Planning
Commission’s Meeting of October 22, 2025 be approved. Spragens seconded. All ayes.
Minutes of October 22, 2025 were approved.

6. APPROVAL OF AGENDA

Chairman Herd asked for any changes to the proposed Agenda. Consensus to amend the correct
meeting date to November 19, 2025, and to correct the notation of the Meeting Minutes’ dates
from Oct. 22, 2024 to 2025, and to move item C to item A.

Commissioner Spragens moved that the Agenda be approved with amendments.
Commissioner Kullenberg seconded. All ayes. Agenda approved with amendments.

7. PUBLIC COMMENT: Wright said data centers and electric storage facilities need to be
addressed at some time, as they are beginning to have impacts on local areas.

8. REPORTS TO THE COMMISSION

A. Chair Report: None.

B. Zoning Administrator Report:
Zoning Administrator Kucera reported a new record has been set on the number of applications
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received this year. He said 51-52 have been received to date, a record. A number have been for
demos and rebuilds. He reported there continues to be an enforcement issue on a property on
Shorewood regarding an electric generator within the 10-foot setback.

C. Zoning Board of Appeals (ZBA) Report:
Kucera reported there may be something submitted regarding a property off Molineaux Road but
nothing has been received to date.

9. OLD BUSINESS

A. Frankfort RV Park Update

Kucera provided a brief summary of the status of this matter, including that a six month
extension had been granted last May with required information to be provided by autumn. He
reported EGLE authorization had been secured by the Park.

Park Manager Brenda Mead brought a large white board with a diagram of the site and went over
the sites she said had been completed. She stated she believes the RV Park has now met the
requirement of the number of sites that had to be completed within the last six months. She gave
the diagram to the Planning Commissioners.

The Commissioners asked many questions trying to understand the diagram.

Commissioner Fern said that in his drive through tour of the property, he only counted 14 sites
completed.

Ms. Mead said 28 were done, just cannot be seen. A dirt road had not yet been completed so
access to sites beyond it was not yet available.

Mean said grass and a tree for each site would be the landscaping but that it could not, of course,
be planted now that winter is here and because before that, construction was going on.

Kullenberg said she had driven through the site that day and asked why so many trailers were
parked there.

Wright referred often to the Consent Judgment which he said allowed no year round storage and
no trailers. Wright said the project was wrong from the beginning and is still wrong.

Kullenberg said the trailers are there with no evidence of people and asked if unoccupied storage
was there from the beginning. Herd said yes, Wright said no. Discussion ensued, including
Wright’s saying that the original consent judgment was for only 57 sites at that time.

Mead countered that they were allowed 127 sites in the consent judgment.

Kullenberg asked if storage was allowed in phase one but not in phase two, why are the trailers
there in phase two? She also said she’d like to see the Consent Judgment.

Mead countered that the Consent Judgment is irrelevant.
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Herd read from a document saying RVs can be stored year round.

Wright said trailers are not RVs which people can occupy in the summer.

Herd said if there are trailers stored in phase two, they should be moved to phase one.
Kullenberg asked for information about fees.

Mead answered a $500 deposit is required, and the 2025 cost was $4,250 for some sites and
$4,450 for those RV sites on the berm.

Fern commented that phase two cannot have storage while phase one allows it for seasonal
renters. He asked if they are actually seasonal renters or just storage users if they only come up
on weekends in the summer. Later, he also commented that the six month extension given in
May did not commit the Planning Commission to automatically renewing the extension further.

Mead countered, so they went ahead and spent another $100,000 on what you told us we had to
do last May?

Spragens said the Commissioners would all like to see the consent judgment and the terms of the
Special Land Use Permit (SLUP)’s second phase.

Herd and Wright offered different views of the history of the RV Park’s SLUP.

Fern asked Mead when everything will be done.

Mead said they plan to hit the ground running next spring.

Fern said completion, in his view, means occupancy is available and usable, and that “done”
means roads, landscaping, usable occupancy, and so on. He is not saying work hasn’t been done
but that it seems incomplete.

Mead argued a different view.

Spragens and Fern said there is need to determine if the 22 sites mentioned are “done” to our
satisfaction, per the SLUP for phase two.

Fern said the Planning Commission needs to ensure that the Park will not become, at some point,
a large undone property, and that all Commissioners need a visual on site.

Questions about the number of “completed” sites continued.
Mead said 28 sites have water, sewer and concrete pads.
Fern counted only 14 on his drive through.

Mead countered that everything is not necessarily visible and that some completed sites are not
visible or accessible because the road to those sites is not yet done.
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More discussion ensued.

Commissioners designated Herd and Fern to represent them on a walk-through with Mead at 1
pm, Friday, and they were also asked to take photos for the rest of the Commissioners to view.
Other Commissioners may view the site on their own at any time.

With the conclusion of that item, Mead left the meeting at 7:55 pm.

B. Schroer Land Division

Speaking on behalf of the land owner, Sue Schroer, was Architect Caleb P. Luibrand, who
placed a couple of large white board diagrams of the property on an easel and described the
proposed project.

Luibrand explained it is a 12 ' acre parcel south of Thomas Road and the owner’s desire is to
divide it into five lots to sell to family, friends, and others such as grandchildren. He mentioned
the Crystal Lake Watershed limits the 12 acres to 5 lots and that is what he proposes. He wants
to go to the Road Commission to discuss options about setbacks from their existing dirt road(s).
He would like, from the Planning Commission, preliminary approval of the concept for several
reasons. He does not want to waste the owner’s money on getting the survey work done and the
drafting of legal documents by the Attorney if the Planning Commission does not accept the
concept and preliminary plans. He said he needs the survey work done before the Road
Commission will consider his proposal to allow him to move their roads and Rights of Way a
short distance in order to accommodate the project. And he does not want to start construction
until the Road Commission gives its okay.

Fern asked if there would be covenants saying no more subdividing.
Luibrand answered yes, the covenants would say that.

Kucera said the lots have been designed to accommodate building only where the slopes on the
property are less than 18%.

Luibrand showed another diagram indicating the health department’s borings testing for septic
systems.

He said all sites can be up to four bedrooms, while a five bedroom would just need a bigger
septic field.

Kullenberg asked him to show were access to each site would be, and he showed such on the
diagram.

Many more questions were asked and Luibrand responded to each.
Fern complimented Luibrand on the nice job.
Fern moved preliminary approval of the Schroer Land Division concept as presented to the

Planning Commission that evening, provided no construction would be started until final
plans are submitted to and approved by the Planning Commission. Spragens seconded.

Page 4 of 6 Pages



Discussion ensued:

Luibrand explained that each individual buying a lot will have to get their own permit. In the
meantime, a preliminary concept approval by the Planning Commission of the proposed Land
Division would allow him to make the decision to go ahead with the surveyors to begin their
work, lawyers to begin drafting easement and maintenance agreements, civil engineers to work
on the roads, etc. He said he did not want to spend the owners’ money for all that expertise until
the Planning Commission approved the concept.

Vote was taken on the motion. All ayes. Motion approved.

C. Land Division Act

Kucera reported that the attorneys are happy with wording so far on what has been proposed, but
that one section needs criteria written and added. He said they could work on it between now
and January and that he could propose something on this for the January meeting.

D. Dock Ordinance

Kucera reported he does not have any wording on this issue yet. He recommends not holding
any meetings on this issue until April or May when more residents will be in residence. In the
meantime, he’d like, if the Planning Commission agrees, to keep working on it.

Herd went back to the Land Division subject, passed out a hard copy handout with his suggestion
for a “Nature Preservation Parcel”, and talked about power line easements and minimum size.

Fern asked if Kucera would be able to share his work on a possible Dock Ordinance with the
Planning Commission even though they would not be putting it on the agenda or publishing it till
next spring. Kucera said yes, no problem, he could continue to share.

Kucera mentioned, as he has before, that three successive township attorneys have all said that a
dock ordinance does not belong in a zoning ordinance but in a police ordinace.

Herd expressed concern about public reaction and how much of the Planning Commission’s time
could be eaten up with a dock ordinance issue next summer. He said he also favored keeping it
in a zoning ordinance.

Kucera had asked the Attorney to come up with a template and use that as a base, and also to
look at what other townships have done. Kucera said our current zoning on this issue is
imprecise. Kucera said there is already a situation where a property changed hands over one
winter and a new owner put in a dock where a dock did not exist before, and the adjacent owner
objected.

Kucera said current zoning allows one dock and two dockages every 50 feet but grandfathering
is an issue impacting where docks have been put. He suggested the Planning Commission
consider deciding between now and their January meeting whether or not they want to take up
this issue.

Wright said a police ordinance would be better than a zoning ordinance as a police ordinance
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would eliminate all the disputes. Wright said he feels Commissioners should listen to our
Attorney.

Kucera mentioned that Lake Township is currently considering taking their Dock Ordinance out
of zoning and putting it into a police ordinance, and that they have put the matter aside for the
time being but have announced they will be doing it.

He asked again that if the Commissioners do not wish to take this issue up, he does not want to
spend any more money with the attorney on this matter.

E. New Master Plan — Airport Overlay, M-115, Review of old master plan, etc.

Wright mentioned that Township personnel have requested the Planning Commission not hold
our November meeting next year on the same night as the Township Board meeting, as we did
this year.

Kucera was asked about Campgrounds, and responded that someone involved with a property
next to the former, rejected Camp Nearby proposal was interested in putting a campground, and
that he informed them that their particular property does not qualify for such for various reasons.
Herd said he is still working on the campgrounds issue.

Kullenberg asked that when the Team Ross property is asked to comply with our Dark Skies,
that they also should not be firing semi-automatic weapons on that property.

Kucera replied that he can write a letter but if they are not inviting the public to shoot on the
property but doing so only as owners, they cannot be prohibited if they meet all firearms law.

10. NEW BUSINESS: None.
11. PUBLIC COMMENT: None.
12. ADJOURNMENT:

With business concluded, Spragens moved to adjourn. All ayes. Meeting adjourned at
8:55 pm.

Respectfully submitted,
Jeannette Feeheley, Recording Secretary

Next Regular Planning Commission Meeting: 7 pm, Wednesday, January 28, 2026 (no meeting
in December 2025)

Three Attachments related to the RV Park were provided to the Commissioners the day before
the meeting by Kucera:

e Crystal Lake Township Planning Commission Meeting Minutes of May 18, 2025;
e -Expansion Site Plan Mix RV Park.pdf;
e -Complete Const Permit CG-1139_FCL_RV Resort.pdf
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