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

April 20, 2021, Regular Meeting 
           

1.0 Call to Order and Roll Call:  
Meeting called to order at 5:30 p.m. by Chair Cortright 
  
Roll Call: 

Present: Rod Cortright (Evangeline Twp, MI), Linda Fry (Evangeline Twp, MI), Larry Taylor 
(Evangeline Twp, MI), Steve Smith (Evangeline Twp, MI), and Michelle Nichols (Evangeline Twp) 

 Absent: None 
 Staff: Patrick Kilkenny, Sara Christensen 

Guests: Ron Ottney, Township Resident; Township Supervisor, Jim Howell; Jacob Cutshall, owner 
of 01775 M-75 N; and Jay B. Wangeman of Colwell Wangeman Construction, Inc. along with 
property owner, Jim Habasco. 
 

2.0 Approval of Meeting Minutes: Minutes from the March 16, 2021 regular meeting were reviewed.  
Motion to approve the minutes as presented by L. Taylor, seconded by S. Smith. The motion carried 
unanimously with Smith, Cortright, Taylor, Fry, and Nichols voting in favor. 
 
3.0 Hearing Citizens Comment- Township Resident, Ron Ottney inquired about the availability of past 
meeting minutes and if the meetings are recorded. Staff informed him that meetings are not recorded for 
distribution; however, all approved meeting minutes are available on the Evangeline Township website.  
 
4.0 Unfinished Business-None 
 
5.0 New Business 
5.1 Parcel Division Application: Evangeline Township 
P. Kilkenny provided background on a parcel division application in the Rural Residential/Farm Forest 
District submitted by Evangeline Township and Chase Griffin. The request includes splitting 2,151 sq. ft. 
(transfer parcel) from the remainder of parcel 005-023-005-20 as shown on the survey included in tonight’s 
meeting packet. The subject parcels meet ordinance standards and the required survey and parcel 
descriptions have been provided. Access to both of the proposed parcels remains unchanged. 
 
Township Supervisor, Jim Howell, gave a brief history of the property noting a small triangle of property 
owned by the Township has been utilized as the Griffin property driveway. He shared that the Township 
Board has already approved the transaction which involves a survey and legal work. 
 
Motion by S. Smith to approve the parcel division/reconfiguration application as presented, seconded by L. 
Taylor. The motion carried unanimously with Smith, Cortright, Taylor, Fry, and Nichols voting in favor. 
 
5.2 Cottage Industry Pre-Application: 01775 M-75 N.  
P. Kilkenny reminded everyone that Mr. Jacob Cutshall introduced this cottage industry project at last 
month’s meeting. The current commercial storage use on the property, according to legal counsel, is 
considered to be existing nonconforming and not an approved cottage industry. Tonight’s conversation is 
in regards to the application received from Mr. Cutshall to construct a 12,000 sq. ft. accessory building for 
both personal storage and a commercial business. Staff referenced sections of the Zoning Ordinance that 
pertain to this request, specifically, Sections 3.15; 3.15(B)(1); and 3.15(B)(3) that speak to cottage 
industries, the conditions in which they can exist, and that they not occupy more than one building not to 
exceed 1,500 square feet unless approved by the Planning Commission. P. Kilkenny stated that tonight is 
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just a discussion as no application has been submitted; however, Mr. Cutshall provided a general site plan 
of the property identifying where the existing home and two outbuildings are located and where the 
proposed new building is planned for construction. This was included along with a business description for 
review in tonight’s meeting packet. 
 
Mr. Cutshall, the property owner, is in attendance to answer any questions. Chair Cortright noted that 
following last month’s meeting, legal counsel was asked to weigh in on this property use. He confirmed 
that this is a non-conforming use that has gone on too long to take enforcement action. Mr. Cutshall can 
continue to store boats in the existing two buildings. Chair Cortright gave an overview of the sand content 
and slopes on the Cutshall property. He explained to Mr. Cutshall the intent of cottage industries being a 
small, low-impact business. Mr. Cutshall explained the character of his neighborhood being vacant land, a 
gravel pit, and a neighbor who operates a home business. He explained that his business does not involve 
customers coming to his property and that he delivers all storage equipment to the property. 
 
Linda Fry shared her concern for the size of the requested building to be used for commercial use along 
with the fact that two other buildings on the property are already used for commercial purposes. Larry 
Taylor asked staff if a 12,000 sq. ft. building can be built on the property for personal use. The answer was, 
yes, that has already been approved. 
 
Mr. Cutshall explained that he learns more every day about the property he bought and is surprised that he 
is running into these problems. The idea of screening the building from neighbors was discussed. Chair 
Cortright explained the request before them would require a provision amendment in the Zoning Ordinance 
which is a three-month process. 
 
5.3 Parcel Reconfiguration Pre-Application: SWB Lots 99, 100, 101 
P. Kilkenny provided background on this parcel reconfiguration pre-application request from Pat O’Brien 
in the Springwater Beach zoning district. The reconfiguration is in anticipation of a potential sale of 
property and the applicant would like an initial review and comment from the Planning Commission. The 
subject parcels are vacant platted back lots located in the Springwater Beach zoning district and identified 
as lots 99, 100, and 101. Each of the three platted lots are approximately 140’ deep with 50’ of frontage on 
both Terrace St. and Springwater Beach Rd. respectively. The intent is to reconfigure the three existing lots 
into two larger lots with approximately 75’ of frontage on both Terrace St. and Springwater Beach Rd. The 
minimum lot size for back lots in the Springwater Beach zoning district is 50’ of road frontage and 140’ in 
depth. 
 
Planning Commission members briefly discussed the request and made the determination that going from 
50’ of frontage to 75’ is ideal. 
 
Motion by L. Taylor to approve the parcel reconfiguration as presented with staff having the authority to 
finalize the request, seconded by M. Nichols. The motion carried unanimously with Smith, Cortright, 
Taylor, Fry, and Nichols voting in favor. 
 
5.4 Mixed Use Zoning District Pre Application: 02773 Boyne City – Charlevoix Rd.  
P. Kilkenny introduced a request received from Jay B. Wangeman of Colwell Wangeman Construction, 
Inc. for a pre-application conference for storage units in the Mixed Use zoning district at 02773 Boyne City 
– Charlevoix Road. Mr. Wangeman is representing property owner, Jim Habasco, who came before the 
Planning Commission last year for potential storage units on this property. They have provided a list of 
questions for tonight’s meeting packet and would like further clarification from the Planning Commission 
and Staff. Questions and answers were as follows: 
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1. Regarding the color of the building, can this be colored metal panel? A: Likely, yes, but the design is 
subject to review by the Planning Commission. 
2. Can the front building be 16’high and transition to a higher elevation near the back? A: 16’ height is max. 
3. The 6:12 pitch requirement creates an unusable structure. A: The 6:12 pitch does not apply here. 
4. Can white pines already existing on the property be transplanted and used for screen? A: Yes, but keep 
in mind the bigger the tree, the higher the mortality rate when transplanting. 
5. What are the limits of the commercial area in relation to the 2 acre max and building footprint? A: 2 
acres is the maximum and includes the building foot print, screen, driveway, parking etc. Fencing is not 
required to be installed. 
6. What is the required road right of way? A: Provisions in Section 8.13 of 100’ apply here. 
 

In light of last year’s discussion with Mr. Habasco, Chair Cortright noted that a campground is an 
allowable use on this property as of the most recent Zoning Ordinance revision.  
 

Next steps for this project involve drafting a site plan and starting the approval process. 
 

P. Kilkenny noted that they should take into consideration that Commercial Mixed Use requires a 
residential component. A campground may fulfill the residential component subject to review by the 
Planning Commission. 
 
5.5 Zoning Ordinance Amendments 
P. Kilkenny referenced the Zoning Ordinance amendments included in tonight’s meeting packet. He 
highlighted revisions, where they will be positioned within the Ordinance, and noted updated illustrations. 
There were no questions so Chair Cortright stated they are ready to schedule a Public Hearing. 
 

Motion by L. Taylor to set a Public Hearing for the May meeting to consider Zoning Ordinance 
amendments, seconded by S. Smith. The motion carried unanimously with Smith, Cortright, Taylor, Fry, 
and Nichols voting in favor. 
 
6.0 Reports & Communications 
Chair Cortright noted that Michelle Nichols submitted her resignation as she will be moving outside of 
Evangeline Township. She thanked the Planning Commission for allowing her to serve and stated that she 
has learned much through the process. 
 
7.0 Planner/Zoning Administrator Report  
7.1 Short Term Rental Advisory Committee Update 
P. Kilkenny shared that the Short Term Rental Advisory Committee (STRAC) met on March 18 and April 
1. Minutes from both meetings were included in tonight’s meeting packet. They are in the process of fine-
tuning a draft Ordinance and reaching out to Host Compliance, a company that can provide general 
oversight for the Township. Chair Cortright noted that in light of tonight’s conversation about 
campgrounds, they need to review the draft language in the Ordinance for coherence.  
 
8.0 Next Meeting: The next meeting of the Planning Commission is scheduled for May 18, 2021, at the 
Evangeline Township Hall at 5:30 p.m.  
 
9.0 Adjournment: Meeting adjourned at 6:54 p.m. by Chair Cortright. 
 
Submitted By: 

 
Sara Christensen, Recording Secretary 


