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Evangeline Township Planning Commission 
02476 Wildwood Harbor Road, Boyne City, MI   49712 

September 19, 2017, Regular Meeting 
          Approved: October 17, 2017 
1.0 Call to Order and Roll Call:  
Meeting called to order at 5:30 p.m. by Chair, M. Kroondyk   
Roll Call: 
 Present: Renate Smith, Monica Kroondyk, Linda Fry, Rod Cortright, Steve Smith 
 Excused: N/A 
 Staff: Patrick Kilkenny, Sara Christensen 

Guests: Kevin and Jennifer Markham with Architect, Stephanie Baldwin and Contractor; 
Michael Zender with Project Architect, Jim Smith. 

 
 

2.0 Approval of Meeting Minutes: 
The minutes from the August 15, 2017 regular meeting were reviewed.  Motion to approve the 
minutes as presented by L. Fry, seconded by R. Smith: vote all ayes, motion carried. 
 
3.0 Hearing Citizens Comment 
None 
 
4.0 Unfinished Business 
None 
 
5.0 New Business 
5.1 Site Plan Review: 03490 Boyne City Road –  
P. Kilkenny provided a project overview of plans for Kevin and Jennifer Markham’s demolition and 
reconstruction of an existing Class A Nonconforming Structure. This status is due to the fact that it 
encroaches the overall height limit by just under 5 feet. He described the entire lot as basically native 
and wooded with setbacks that meet ordinance standards. A detailed survey, soil analysis and 
overview of deficiencies in existing foundation were included in tonight’s meeting packet. Updated 
estimates of impervious surface coverage were distributed at the meeting. 15% of the surface within 
500’ located within 500’ of the waterfront may be impervious surface; tonight’s estimates were 
between 14.9% - 17.5%. P. Kilkenny reminded the Planning Commission that they can consider 
alternative appropriate provisions (like French drains, rain gardens, pervious driveway systems, etc.) 
to negate overages in impervious surface.  
 
The Planning Commission discussed and agreed on the necessity for changing the foundation, but 
struggled with the idea that it appears this will push the structure to a four-story home. Architect, 
Stephanie Baldwin explained that the existing house is 40’ tall and the remodel work will not be 
adding any more height. The foundation level currently is a crawl space that houses mechanicals. The 
remodel will allow for a proper foundation (basement) for the mechanicals. The existing top story has 
two bedrooms and there will be a bathroom added as well as two dormers. A two-car garage with 
living quarters above is also planned. P. Kilkenny said the garage is conforming as proposed. 
 
The Planning Commission also discussed whether or not adding dormers creates an issue because it 
adds more non-conforming space. The Ordinance states the structure may be replaced provided it 
does not exceed the spatial envelope both horizontally and vertically. P. Kilkenny referenced 3.16D 
subsections 1,2,3,4 which states that the Planning Commission can allow structural changes or 
enlargements if proposed changes are compatible with surrounding land uses and structures.  
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Discussion turned to the impervious surface issue. The Ordinance allows for the total impervious 
surface coverage to be 15%. The current driveway is concrete and asphalt; it extends past their 
driveway to provide access for a neighbor. A portion of the new driveway could be finished with 
pervious pavers (about 400 sq.ft.), but a large portion of the driveway is on too steep of a slope for a 
pervious paving system. French drains could go into a dry well, but they require ongoing 
maintenance. The Planning Commission discussed the opportunity to allow a combination of systems 
including: pervious pavers, create rain gardens where allowable as a tradeoff for overages in 
impervious surface. 
 
Motion by R. Cortright to table the discussion until final plans for dealing with storm water can be 
completed and provided for review, seconded by R. Smith: vote all ayes, motion carried. 
 
5.2 Pre-application Conference: 3046 Glenwood Beach Drive 
P. Kilkenny introduced property owner, Michael Zender and his Project Architect and explained that 
the project is in the beginning stages. The existing residence is a Class A Nonconforming Structure 
with regard to encroachment into both side yard setbacks. In this zoning district the house could be 
re-created to the exact same specifications. Impervious surface and green belt requirements still exist. 
 
The structure is an 80-year-old log cabin that has been in Mr. Zender’s family for the past 50 years. It 
sits on concrete piers with a low crawl space underneath; the structure is beginning to deteriorate. Mr. 
Zender intends to make the cabin his primary residence and has engaged the help of an Architect to 
design a two-story Cape Cod style home. The structure will not exceed the height limit and will 
meets all required setbacks except for the side yards. They have looked at many ways to situate the 
home on the narrow lot and the most ideal design has a fireplace sticks out from the main exterior 
wall. There are also plans for a single car garage.  
 
The Planning Commission discussed that the lot is 50’ wide and requires 10 feet setbacks on both 
sides of the structure to be conforming. The Ordinance states that Class A Nonconforming Structures 
that are removed and rebuilt in a different location require all setbacks and specifications to be met. 
The project as proposed tonight would make the structure more conforming, but not totally 
conforming.  
 
Discussion also took place regarding impervious surface which in its current state, the limit is just 
exceeded with the driveway and sidewalks. Mr. Zender plans to address this issue with some 
alternative solutions like pervious paving materials. The fact that a variance could be requested was 
discussed as well as the difficulty in proving a hardship that is out of the property owners control. 
 
Drawings were distributed to represent the property’s current state as well as the beachfront and 
setback. The Planning Commission emphasized that the type of planting they choose for the greenbelt 
will be important and highlighted the need to have shrubs, etc. underneath the existing trees. A 
perennial garden currently exists along the pavers. 
 
The Planning Commission cannot allow the request as presented due to the 10’ side yard setback 
requirement not being met, but encouraged Mr. Zender to come back for a site plan review once a 
final design is completed.  
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5.3 Landscaping Projects: Processes and Approvals 
P. Kilkenny explained his desire to have this conversation stemmed from a recent request he received 
from a landscaping company. He is reviewing the process and looking for clarity as to what triggers a 
site plan review.  
 
It was determined that any time a structure is proposed to be added on a waterfront property, or there 
is proposed construction on a waterfront property and/or steep slopes, a site plan review is required. 
 
6.0 Reports & Communications 
At Renate’s request during the last meeting, P. Kilkenny had a conversation with Attorney, Bryan. 
Graham regarding the allowability to serve on the Planning Commission if you are a non-resident, 
property owner. The answer is yes, the Planning Commission can allow for one such member. 
 
7.0 Planner/Zoning Administrator Report 
7.1 One zoning permit issued since last report: Accessory Building in RRF Zoning District 
7.2 ZBA did not meet due to lack of agenda items 
 
8.0 Next Meeting: 
The next meeting of the Planning Commission is scheduled for October 17, 2017, at the Evangeline 
Township Hall at 5:30 p.m. 
 
8.0 Adjournment: 
Motion to adjourn the meeting by R. Cortright at 7:20 p.m. seconded by R. Smith all ayes, motion 
carried. 
 
Approved: 
 

  
Sara Christensen, Recording Secretary 


