Minutes of Monthly Meeting

Crystal Lake Township Planning Commission
7:00 PM, February 25, 2026
Crystal Lake Township Hall

1. CALL TO ORDER
Chairman Bill Herd called the meeting to order at 6:59 pm.

2. ROLL CALL AND RECOGNITION OF VISITORS
Secretary Spragens called the roll:

Commissioner Ann Kullenberg

Chairman Bill Herd

Commissioner Greg Wright

Commissioner David Spragens
Chairman Herd noted that Commissioner Dustin Fern was excused.
Also present: Zoning Administrator Tom Kucera

Recording Secretary Jeannette Feeheley
Visitors: Travis Lovegrove

Kylie Mix on behalf of Roger and Lee Mix

3. CALL FOR CONFLICT OF INTEREST:

Chairman Herd said that an email correspondence alleging conflict against one of the
Commissioners will be taken up under that item on the agenda. Commissioners themselves
reported no conflict of interest.

4. CORRESPONDENCE: Besides the correspondence noted under the item above, Zoning
Administrator Kucera reported that Benzonia Township will be having two public sessions on
proposed revisions to their zoning ordinance — at 1-3 pm and 5-8 pm March 13. Kucera also
reported receiving information regarding the Michigan Townships Association Action Alert on
proposed legislation at the state level that would make significant changes to local control of
zoning. Kucera provided that memo to the Commissioners and they discussed how the pending
legislative bills could impact Crystal Lake Township’s zoning.

5 APPROVAL OF MINUTES OF THE JANUARY 28, 2026 MEETING

Chairman Herd asked if there were any changes to be made to the draft Minutes. None were
offered.

Wright moved that the Draft Minutes of the Crystal Lake Township Planning
Commission’s Meeting of January 28, 2026 be approved. Spragens seconded. All ayes.
The Minutes of January 28, 2026 were approved as presented.

6. APPROVAL OF AGENDA

Chairman Herd asked if there were any changes Commissioners want to his proposed agenda.
Wright asked that Master Plan Update be added. Spragens asked that Airport Overlay be added.
Kullenberg moved that the Agenda with the proposed amendments be approved. Spragens
seconded. All ayes. The Agenda with amendments was approved.

7. PUBLIC COMMENT:
Visitor Travis Lovegrove said he is interested in how the Commissioners will treat the Conflict
of Interest alleged by the Frankfort RV Park Owners.
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8. REPORTS TO THE COMMISSION

A. Chair Report: None.

B. Zoning Administrator Report:
Zoning Administrator Kucera reported there have been three permits so far this calendar year.

C. Zoning Board of Appeals (ZBA) Report:
Kucera reported nothing pending.

D. Township Board Liaison
Wright reported that the Township Board has made a couple of changes in the Short
Term Rental Ordinance and is tightening it up. He reported that a member of a family
owning a property that is involved in renting on Michigan Avenue said his family is
supportive of the changes, and after getting through this year’s renting, they might turn
their property into a Preserve. Wright added that, if so, the Planning Commission might
be able to be helpful in that regard.

9. OLD BUSINESS

A. Frankfort RV Park

i. Conflict of Interest Allegation

Chairman Herd began discussion by referring to an email sent to the Township Board and the
Planning Commission by Frankfort RV Park Owners Roger and Lee Mix in which they allege
Commissioner Wright has a conflict of interest in any matters involving the RV Park and should
therefore be recused from any decision-making involving the RV Park. The letter bases the
allegation on the fact that Wright was involved in a 2011 lawsuit involving the RV Park, and that
he lives near the Park.

Chairman Herd said that he, Bill Herd, also was involved in that lawsuit and yet the RV Park
owners have not asked for his recusal. He also clarified that the lawsuit was not against the Park
but against the Township. He also clarified that the Mix Family joined that lawsuit on a
voluntary basis which was helpful so that we could sit down with a mediator and reach some
compromises and the matter got settled. Herd said we plaintiffs did not get everything we
wanted but did get a fair amount through arbitration.

Chairman Herd next took up the accusation that because Commissioner Wright lives close to the
RV Park, he should be recused. Chairman Herd pointed out that he himself had participated in
the Commissioners’ Camp Nearby decision despite the fact that he himself had property near the
proposed Camp Nearby property. He said that the Commission looked into whether he possibly
had a conflict of interest in that instance, and determined that such did not exist. Commissioner
Spragens mentioned doing a lot of research at that time into conflict of interest matters that might
face the Planning Commission, and agreed that Commissioner Herd did not need to recuse
himself from the Camp Nearby proposal. Chairman Herd also pointed out the he lives close to
the RV Park as well, and yet the Mixes are not demanding that he be recused. Chairman Herd
said that while Commissioner Wright has voiced negative views regarding the RV Park, the
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Planning Commission is supposed to be a body with a variety of viewpoints, and that Wright’s
views are not a reason to disqualify him.

Wright said that he was first appointed to the Planning Commission in 2012 and elected Chair in
2013. He said that since the lawsuit had been recent to that time frame, the Township Attorney
researched whether his appointment and election constituted a problem of conflict, and found
that it was not a problem, and the Planning Commission back then agreed. He said that he has
been serving for fourteen years since and it is rather late for the RV Park to now allege a conflict
of interest.

Commissioner Spragens offered that Conflict of Interest implies personal or financial interest
and Commissioner Wright has none in these matters.

Chairman Herd added that, back then, the Township had to frequently press the RV Park owners
to get things done that they were supposed to be doing, and that the Township had spent a lot of
time on RV Park issues.

Wright said that when the RV Park Phase Two application later came to the Planning
Commission a few years ago, an elected township official went to the Township Attorney with
false information about him that resulted in an Attorney Opinion that he should be recused.
However, when the Attorney later learned the information he had been given was false, the
Attorney corrected that information and that Opinion was retracted.

Chairman Herd then asked if there was need to make a motion to express the Commission’s
views. It was determined it would be best to get it on the record.

Spragens moved that the Planning Commission has reviewed the complaint emailed
February 23, 2026 from Roger and Lee Mix, and the Planning Commission finds no
conflict of interest by any member of this body in these matters. Kullenberg seconded. All
ayes. Motion passed.

Kucera mentioned that the Mix’s email had requested that their letter be read into the record and
included in the official minutes of tonight’s meeting. He said that all the Commissioners had
received the Mix’s letter, and that their letter will, indeed, be placed into the public record by
attachment to the Minutes of today’s Meeting.

ii. Expired RV Park Permit

Chairman Herd took up the remaining issue of how to deal with the RV Park’s expired permit.
He had asked Commissioner Spragens to research the matter.

Spragens said he was not on the Planning Commission when these matters began, and has
researched what has transpired in order to bring himself up to speed on the events that brought us
to this place. He said that while the Planning Commission had agreed to consider extending the
permit yet again, never-the-less, the Commission has, over the years, lost track of a lot of things,
and that that the Commission needs to get the matter back on the proper footing.

Spragens moved to approve the continuation of work to complete Campsites #58-#86, to
include completion of the roadway and landscaping details. At the same time, the
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applicant shall apply for a Special Land Use Permit if he wishes to continue development of
the RV Park. Spragens also stated that Special Land Use Permit 2021-SLU-01_001-387-30
has expired. Wright seconded. Extensive discussion followed.

Spragens read through the results of the extensive research he had done, starting with the
application filed several years ago by the RV Park to add 70 additional campground spaces, and
the resultant August 24, 2022 issuance of a Special Permit with the inclusion of 17 conditions.
Spragens provided both a summary of Meeting Minutes since those dates, and an outline of those
events leading up to today’s meeting. He said the Commission’s main issue at this point is to
follow the Ordinance, and that, after two and a half years, the permit has expired and it is time to
reset how we deal with these matters and go forward. Spragens said the owners have started
down the road on these matters, and he suggested we let them finish what they’ve begun to date.

Herd said it gives them opportunity to show they can get the work done.

It was recognized that, although the Commission did not alert the owners each time their permit
expired, never-the-less, the permittee is expected to abide by the permit and its time period and
to be aware of its conditions and expiration date.

Kullenberg said the main issue is to abide by the Ordinance. Another is the perception of
fairness with wrinkles that have happened along the way. Kullenberg felt that going by the
Ordinance would be the most fair thing. Kullenberg said the property owners were not proactive
and did not follow up on all the things they were supposed to do. Kullenberg said it is not the
Planning Commission’s responsibility to make up for a property owners’ lack of doing things on
schedule, and if the owners had been more proactive, some of these problems would not have
occurred.

Spragens agreed to Kullenberg’s comment. Herd said the Planning Commission had some fault
to bear as well. Spragens agreed to that also.

Kullenberg asked Kucera if there are any additional sites proposed after those numbered 58-867
Kucera said he thinks there’s been some electric work past 58-86 but does not know for sure.
Spragens restated his motion that had already received a second by Wright:

Spragens moved to approve the continuation of work to complete Campsites #58-#86, to
include completion of the roadway and landscaping details. At the same time, the
applicant shall apply for a Special Land Use Permit if he wishes to continue development of
the RV Park. Spragens also stated that Special Land Use Permit 2021-SL.U-01_001-387-30
has expired. Wight seconded. All ayes. Motion approved.

Kucera said he will write a letter to the RV Park Owners on the action taken.

SOME PUBLIC COMMENT

The Commission asked if there was Public Comment on this matter by the attendees.

Travis Lovegrove said he wants the road to get finished and get it all in. Mr. Lovegrove said he
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is an employee of the RV Park, and his camper is on one of those sites. He said he would like
the permit extended to site #94 and would like to finish the rest of that road.

Kullenberg referred back to Commissioner Dustin Fern’s Site Inspection Report that had been
done last November or December. At that point, the Commissioners asked Kucera to bring out
the large Schematic that Ms. Brenda Mead had provided earlier to the Commissioners. Much
time and discussion with Mr. Lovegrove followed, as the Commissioners tried to determine
whether the request by the Park Owners to complete work on sites #58-86 was all they now
intended or felt they needed to do.

The Schematic continued to be confusing to everyone there in the way the sites were numbered
and in the color coding showing installation of electric, etc.. After trying for some time to pour
over the Schematic again with Mr. Lovegrove’s assistance, Kullenberg stated that one of the
basic requirements of this applicant should be an accurate map, and that since we do not have
one, we cannot make informed decisions.

A consensus seemed to develop that if site numbers #58-#86 do not include all the sites that the
applicant actually anticipated for this phase, along with a further road extension of which the
Commissioners had not been appraised, the applicant can come back to the Commission for
reconsideration.

B. Land Division Act
Kucera had provided a Draft that had been revised to incorporate Chairman Herd’s proposed
additional language. Kucera said that State Law has recently changed on Land Division so he
will have to have the Township Attorney review this again.

C. Campground Ordinance
Chairman Herd said he and Commissioner Kullenberg are still wrestling with a Draft they can
agree on. Discussion ensued.

D. Master Plan Update (added to agenda tonight)
Wright said that now, ten years after putting together the Master Plan, we can see that what we
have been doing so far is right, and what we need to do now is identify issues we want to
explore, which will be relatively easy. He pressed the Chair for taking up Cornerstones one at a
time and soon. Wright said we were going to work on a Dock Ordinance. Wright asked Kucera
what he thought regarding the M115 Corridor. It was said that Benzonia Township is not a
good match for us in addressing our own M 115 Corridor issues but how about Lake Township?

Kucera said that both Benzonia and Lake Townships have hired consultants to review and
modernize their Ordinances and they’ve just begun. Lake Township are also discussing Dock
Ordinances and where and how to address such. Kucera repeated that all our Attorneys for many
years have advised that a Dock Ordinance should be a Police Ordinance rather than a Zoning
Ordinance. Chairman Herd offered different thoughts.

E. Airport Overlay — added to agenda tonight
Spragens said the Township has asked our Attorney about costs. Brief discussion ensued.

Wright said the Township is part of a Memo of Understanding with the City of Frankfort, Benzie
County and the Airport, and that the Township contributes to the cost of the Airport but he is
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afraid, in this instance, that the Township is going to get stuck with the entire cost of doing the
Airport Overlay and he felt the other parties should share that cost.

Spragens asked why should our Township not pay for it as it is in our Ordinance and Township?
Wright said it should be paid by the users.

Spragens said most of this comes from the Federal Aviation Administration.

Kucera said the Airport needs an Airport Overlay in order to get grants from the FAA.

Some discussion ensued on overlapping issues, including the Master Plan Update.

F. M-115 Overlay District — signs and lights: Not taken up under this heading.

G. Master Plan Revision — Cornerstone One: Not taken up.

10.  NEW BUSINESS: None
11.  PUBLIC COMMENT
Travis Lovegrove asked can we address remaining issues of the RV Park next month?

Kucera said he will be writing a letter to the Park Owners of the decision tonight, and that, if
they want to build beyond those points, they will need a SLUP.

Spragens and Herd said we need to know if we got the sites right.

Kullenberg reiterated that at the very least, the Commissioners need the RV Park owners to
provide us with an updated and accurate map/schematic.

12. ADJOURNMENT: Chairman Herd declared the meeting adjourned at 8:55 pm.

Respectfully submitted,
Jeannette Feeheley, Recording Secretary

Next Regular Planning Commission Meeting: 7 pm, Wednesday, March 25, 2026

Attachments:
- Feb. 23, 2025 Email from Roger & Lee Mix to Township Board & Planning Commission
- CLT RV Park 2011 Lawsuit
- Outline by Commissioner Spragens of RV Park events past several years
- Summary of Meeting Minutes by Spragens regarding RV Park 2022 SLUP
- CLT 2026-2-25 RV Park Site Plan
- Revised proposed Land Division Ordinance
- CLT 2026-02-28 Ground Water in Planning
- Michigan Townships Association Alert on Legislative activity impacting local zoning
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