Minutes of Monthly Meeting
Crystal Lake Township Planning Commission
7:00 PM, March 25, 2026
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
Secretary Spragens called the roll:
Commissioner Dustin Fern
Commissioner Ann Kullenberg
Chairman Bill Herd
Township Board Liaison & Commissioner Greg Wright
Commissioner David Spragens
Also present: Zoning Administrator Tom Kucera
Recording Secretary Jeannette Feeheley
Visitors: Brenda Mead
Travis Lovegrove
Mat Stefanski

3. CALL FOR CONFLICT OF INTEREST: None reported.

4. CORRESPONDENCE:
Chairman Herd reported none. Zoning Administrator said he would address communications
he’s received in his Zoning Administrator Report.

5 APPROVAL OF MINUTES OF THE FEBRUARY 25, 2026 MEETING

Chairman Herd asked for any changes to be made to the draft Minutes. None offered.
Spragens moved that the Draft Minutes of the Crystal Lake Township Planning
Commission’s Meeting of February 25, 2026 be approved. Kullenberg seconded. All ayes.
The Minutes of February 25, 2026 were approved as presented.

6. APPROVAL OF AGENDA

Chairman Herd asked for any changes to his proposed agenda. None requested at this time.
Kullenberg moved that the proposed Agenda be approved. Fern seconded. All ayes.
Agenda approved.

7. PUBLIC COMMENT: None offered at this time.
8. REPORTS TO THE COMMISSION
A. Chair Report: None.
B. Zoning Administrator Report:
Zoning Administrator Kucera reported that the Youngs have petitioned the court to reconsider its

previous finding in the cell tower case and the court has agreed to do so. The Township
Attorney will be producing a reply brief to the Youngs’ brief.
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Kucera said a VVariance Request has been received from John Brunner I11 who lives next to the
Park and who may or may not be considered an aggrieved party to the cell tower case. Kucera
has not yet had opportunity to read the Brunner’s request.

Kucera mentioned that, for clarification going forward, Freedom of Information requests should
be sent to the Township Clerk.

Kucera said he had attended a meeting of Benzie County’s Zone Project. He said that the
County Equalization Department has a long standing map of every property parcel in the County,
and that the County’s Zone Project is working to expand the system’s search functions with
multiple layers, including zoning districts, overlays, wetlands, contours, and slope maps. He said
the hope is that when individuals seek permits in the future, they will be able to fill in the
information needed on the application form without requiring so much input and work of Zoning
Administrators. All the data has not yet been built into the Web Site; currently it is a link under
the Equalization Department on the County Web Site. He was asked about privacy concerns and
he answered that all is already public information. He offered to pass on Commissioner
questions or concerns to those working on the Zone Project.

C. Zoning Board of Appeals (ZBA) Report: Nothing reported.

D. Township Board Liaison
Wright asked about organizing the Planning Commission’s goals, as only eight more meetings
are scheduled for the whole year. Wright would like to be able to give the Township Board the
status of the Planning Commission’s review and update of the Township Master Plan. Wright
asked that the course taken in 2012 when it was first adopted be followed now, and that priorities
have already been identified, including Land Splits, Docks, the RV Resort, Campgrounds, etc..
He suggested the Planning Commission align Crystal Lake’s Ordinance with Lake Township’s
as the properties and concerns are similar. He asked Kucera about the status of other Townships’
work on this subject.

Kucera said that when other townships come up with revised Ordinances that they are currently
working on, we can examine them. He said that it would be good to try to have similar
Ordinances around the Lake. He said Lake Township’s goal is to have theirs done by August; he
did not know the timing in Benzonia Township.

Wright asked these items be on the agenda. Chairman Herd said they could talk about it later.

9. OLD BUSINESS

A. Frankfort RV Resort

Herd introduced this topic, saying that the Commission had agreed at their last meeting that the
RV Park could continue working on what has previously been approved but that there were some
discrepancies on the sites, and the Commission had wanted to address those discrepancies.

The large site sketch map was brought out and RV Resort Manager Brenda Mead attempted to
identify the additional site numbers, beyond those already approved at the last meeting, and that
she wanted to be included in their permit to finish their project as previously defined to the
Commissioners as Phase Two. Commissioners and the Zoning Administrator gathered around
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the map/sketch and attempted to get clarification of the site numbers involved and what has been
installed or not yet installed as far as pads, electric, water, sewer, and the road access to those
sites. As it remained confusing, Spragens emphasized that the lot numbers are important because
of the motion approved by the Commission at their last meeting. The discussion centered on lots
86-92, which had not been identified as part of the RV Park’s request before the Commissioners
last month.

Herd focused on whether the RV Park had spent one third of the money on the project as was
required to continue work. Herd felt that since they had spent the one third, their permit had
never expired. He felt that the one third payment entitles the RV Park to have no further
restrictions on when they get the work done.

Kucera said that’s a change from what the Commission did last month and the letter the
Commissioners asked him to send to the RV Park.

Spragens said he does not believe a permit goes on forever, and that the permit was for one year
and was given two six month extensions, and that the RV Park’s permit had expired, as had been
concluded at the last Planning Commission meeting.

Mead countered that in her reading of the Ordinance, it had not expired because they had paid
one third of the cost.

Kucera read from the Expiration Section in the Ordinance and pointed out that the Ordinance
language did not coincide with Ms. Mead’s view on this matter.

Kullenberg pointed out that it also talks about expiration in accord with the language of the
Ordinance on the Application for the Permit. She agreed with Spragens that the maximum for a
Special Land Use Permit is two years.

Fern said another permit application for the rest of the project would be needed to work on
anything not covered by the Phase Two permit.

Spragens said, in the meantime, the Commission needs to add lot numbers 86-92 to what the
Commissioners were asked last month to approve for going forward on Phase Two.

Spragens moved that, in addition to the lots approved at last month’s Planning
Commission meeting, any work that needs yet to be done to lots 86-92, which constitutes an
additional seven sites, can be completed. Kullenberg amended the motion to require the
permittee to produce an accurate map in order for the Planning Commission to have an
official document of record that is legible, and that will show the seven additional lots
numbered 86-92, and that the permittee be required to confirm such with an updated map.
Kullenberg seconded the motion as amended.

In discussion, Mead was asked if she could get a new clean map printed without all the colored
pencil markings that have been made onto the current map and that would clearly show the
accurate layout. Mead said she would do so.

Vote was taken. All ayes. Motion approved.
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B. Master Plan Planning

Before addressing cornerstone one, Herd wants the Commissioners to answer questions about
what is special and in need of preserving in our Township.

Wright answered that neighborhoods be preserved and the Watersheds be protected.

Spragens suggested that rather than taking up one cornerstone at a time, everyone look at all of
them and then come back to the Planning Commission with their thoughts.

Fern said he has looked at all the cornerstones and believes most, if not all, still hold true.
Wright discussed the difference between the planning part and zoning part of the task at hand.

Herd continued to ask generic questions, like what outside influences might impact the area in
the future.

Responding to that question, Kucera said the chance is diminishing that large pieces of property
will remain intact as current owners pass on and many in current generations have no real tie to
the land and will want to divide and/or sell for income. He said this includes properties currently
zoned as “Agriculture”. Kucera said disposing of the land to take advantage of its value is an
increasing pressure and that Lake Township, in response, has bumped their requirements up. He
mentioned “Priority Landscaped Lands”, a map developed by the Grand Traverse Land
Conservancy, in which land is scored as to habitat priority, conservation, etc.

Discussion ensued about how to preserve the land for future generations without major changes.
Kucera suggested the Commission consider conservative Planned Use Developments (PUD’s).
Spragens asked if they have to consider “affordable housing”, too?

Fern asked what qualifies as “affordable housing”? “Work force housing”?

Kucera suggested that certain zones adjacent to the City of Frankfort could be made into
alternative dwelling units (ADU’s), that is, units smaller than current requirements. It was
mentioned that while Frankfort businesses employ quite a few people in the area, Crystal Lake
Township is not where many people actually work; it is where people reside but not work, so
“work force” housing might not be required of the Township but would be for the benefit of
nearby or adjacent areas outside the Township.

Kucera provided the Commissioners a document on cornerstone one, plus two color coded maps
of the area by zone and by current land use and projected future land use. Discussion on the
maps ensued.

C. 115 Corridor Overlay
Kullenberg and Fern asked that the River Road corridor be included. Discussion ensued that the
River Road area is mostly a protected wetland so development is unlikely to be a problem in that
corridor.
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D. Land Division Ordinance
Kucera had provided a recent memo from the Township Attorney regarding the Michigan
Legislature’s December 2025 passage of Public Act 58 of 2025, which amends the Land
Division Act, Public Act 288 of 1967. Public Act 58 goes into effect March 24, 2026. Kucera
also provided the latest revision to the Commission’s proposed Land Division Ordinance, plus
answers to Kucera by the attorney firm of Foster Swift to questions he had posed to them.

Spragens agreed with the Attorney’s recommendation to remove the proposed paragraph H under
Section 5 of the proposed Ordinance.

Kucera asked if the Commissioners wished to remove that paragraph; consensus was to do so.

Wright moved that Paragraph H under Section 5 of the proposed new Land Division
Ordinance be removed and that the document then be forwarded to the Township Board
with that change and with the Planning Commission’s recommendation for Township
adoption. Spragens seconded. All ayes. Motion approved.

10. NEW BUSINESS:

Wright introduced Matt Stefanski, who was in attendance, as the Township’s Code Enforcement
Officer. Wright said that Matt is doing much valuable work with others on enforcing the
Township’s Blight Ordinance.

A. Amend Dock Ordinance 3.8
Kucera said the current Ordinance on docks is very hard to interpret, for instance, how to
measure a shoreline which undergoes natural changes all the time. He said one dock and two
dockages are allowed every fifty feet of shoreline. He said questions arise whether a swim raft is
a dockage, how to address properties with shoreline feet that do not fit neatly into 50 foot
categories, etc.. Kucera is trying to clean up the Ordinance and create a table handling such
matters. He said currently, the Ordinance exempts “docks” as “structures”.

Visitor Mead spoke up during the Commissioners’ deliberations on this matter and suggested
putting “high water mark” in the language.

Kucera asked the Commissioners to look at a proposal he provided them on this topic.

Mead again spoke up during the Commissioners’ deliberations to say that “permanent” docks
should be addressed. Kucera responded that any permanent docks would require an EGLE
permit, and that permanent docks have not been a problem on Crystal Lake.

11. PUBLIC COMMENT

The RV Park’s employee Travis Lovegrove and the RV Park’s Manager Brenda Mead spoke up
to object to the Commissioners’ conclusions last month and this month that the Frankfort RV
Park Phase Two permit had expired. Without mentioning the Commission’s action today that
will allow the RV Park to finish working on seven more lot sites, Lovegrove and Mead
continued, rather, to repeat their view that their own interpretation of the Ordinance is correct in
the matter of permit expiration, and that the Commission’s motions and the Attorney’s views are
incorrect.
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12. ADJOURNMENT: Chairman Herd declared the meeting adjourned at 8:59 pm.

Respectfully submitted,
Jeannette Feeheley, Recording Secretary

Next Regular Planning Commission Meeting: 7 pm, Wednesday, April 22, 2026

Attachments: Letter from Zoning Administrator to Mr. Mix of RV Park Resort
Ordinance Cornerstone One
Map of color coded existing land uses in Crystal Lake Township
Map of color coded projected land uses in Crystal Lake Township
Proposed Land Division Ordinance revised
Email from attorney with recommendation on Land Division Ordinance
Memo from attorney on the December 2025 legislative changes to Land Division
Proposed revisions to current Boat Dock Section in the Ordinance
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