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CENTERVILLE TOWNSHIP 
ZONING BOARD OF APPEALS 

Centerville Township Hall 
May 29, 2024, Approved Mee*ng Minutes 

5001 S. French Road 
Cedar, MI 

 
I. Welcome and Introduc/ons 

Lauren Teichner (Township a8orney), Noel Bielaczyc, Jeff Smith, Michelle Irwin 
Deb Kuhn was unable to a8end.  Michell Irwin is taking her place.   
Present:  5 in person (including a representa/ve of Applicant from Fishbeck) 

II. Public Comment - None 
II. Review and Approval of Agenda 

Teichner reviewed the agenda and noted that items were not in the appropriate 
order.  Pubic comment should come aSer the approval of the draS minutes.   
ACTION:  Irwin moved to approve the agenda as amended; supported by Smith.  
Mo/on carried. (3,0)   

III. Revise and Approve DraS minutes from May 14, 2024 mee/ng 
ACTION:  Irwin moved to approve the minutes of the May 14, 2024 mee/ng as 
presented; supported by Bielaczyc.  Mo/on carried.  (3,0) 

IV. Public comment - None 
V. Declara/on of Conflict of Interest- None   
VI. Leelanau Pines Appeal of Planning Commission Site Plan Review Decision 

a. Applicant Presenta/on 
The ZBA gave the Applicant an opportunity to speak for 10 minutes.  Mr. Jason 
Vander Kodde (Fishbeck) spoke on behalf of Applicant for 1 min. 45 seconds.  He 
men/oned that Northgate’s legal counsel submi8ed a le8er to the ZBA on May 
21, 2024 that they hope was disseminated to the ZBA members (Teichner 
assured them it was disseminated, and also placed in the record.)  The Applicant 
is asking for the mediated se8lement to be applied.  26 acres of development is 
proposed.  They want an explana/on of why the Planning Commission (PC) 
disagreed. They are asking the ZBA to overturn the PC’s decision.   

b. Overview of Proposed Findings and Decision from Legal 
The proposed findings of fact and proposed decision were prepared and 
distributed.  The proposed document has since been edited by Township counsel 
and there are sec/ons that are crossed out.  The plan is to go through the edited 
document, deliberate, and vote on its approval.  It was proposed to go through 
the sec/ons and standards and vote on the adop/on of the sec/ons, and then 
vote to approve/not approve the en/re document at the end.  Teichner will 
review the edits and propose her legal interpreta/on of the conversa/on of the 
last mee/ng.   
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General Findings of Fact 
Under General Findings, #27 was added sta/ng that the applicant had the 
opportunity to speak tonight. 
ACTION:  Bielaczyc moved to approve the proposed General Findings sec/on as 
amended, now containing #27; supported by Irwin.  Mo/on carried.  (3,0) 
 
ROLL CALL VOTE 
Noel Bielaczyc  Yes 
Michelle Irwin  Yes 
Jeff Smith  Yes  Mo/on carried (3,0) 

 
  Specific Findings of Fact 
 
  Discussion of the Applica?on Requirements 
  Sec?on 13.1(B)(a)(9) – Project Descrip?on 

The project descrip/on and lot coverage were provided.  Addi/onal floor plans 
were provided.  Some informa/on that was asked for was not provided.  Lot 
coverage and waste water disposal is addressed in the next sec/on.   
 
ACTION:  Bielaczyc moved to accept proposed findings of fact and decision for 
Zoning Ordinance (ZO) Sec/on 13.1(B)(a)(9) as recommended; supported by 
Irwin.  Mo/on carried.  (3,0) 
 
ROLL CALL VOTE 
Noel Bielaczyc  Yes 
Michelle Irwin  Yes 
Jeff Smith  Yes  Mo/on carried (3,0) 

 
Sec4on 13.1(B)(a)(14) – Impact Statement    
Teichner explained and discussed the proposed findings of fact for this 
applica/on requirement which recommend that the requirement was met, and 
which also recommend that the ZBA link this applica/on requirement to other ZO 
standards.  The informa/on submi8ed was not sufficient for the Planning 
Commission.  However, the ZBA decided that sufficient informa/on was 
submi8ed. 
It was suggested that this issue be tabled for vo/ng un/l the other ZO standards 
were discussed in this mee/ng. 
 
Sec4on 13.1(B)(b)(13) – Loca4on of u4li4es 
The recommenda/on is that the requirement was met in the applica/on and that 
the ZBA link this applica/on requirement to other ZO standards.  This was also 
tabled for vo/ng un/l the other ZO standard were discussed in this mee/ng.   
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Discussion of the ZO Sec4on 13.1(G)(a) Standards 
Standard #1 (ZO sec/on 13.1(G)(a)(1)) - “All elements of the site plan shall be 
harmoniously and efficiently organized in rela/on to topography, the size and 
type of the lot, the character of adjoining property and the type and size of 
buildings.  The site shall be so developed as not to impede the normal and 
orderly development or improvement surrounding property for uses permi8ed in 
this ordinance.“  
Teichner’s recommenda/on is to overturn the Planning Commission’s conclusion.  
The applicant has not sa/sfied this standard.  The informa/on provided was too 
general.  The findings reflect back to the impact statement as well as being linked 
to Standards #16 and #17.  The proposed plan impacts lot coverage, and light, 
noise, and traffic.  In rela/on to the adjacent property, it is also linked to 
Standard #5. 
Smith referenced public comment and referenced the Grand Traverse Circuit 
Court decision.  Bielaczyc noted that the lot coverage is so close to 25% that it is 
difficult to discern if the coverage would go over the limit.  Irwin agreed that the 
standard has not been met.  
The reference to the Circuit Court decision will be listed in Appendix A.   
It was agreed that the standard has not been met.   
(Waited to the end of the mee/ng to vote.)  
 
Standard #2 (ZO Sec/on(G)(A)(2)) – “The landscape shall be preserved in its 
natural state, insofar as prac/cal, by minimizing tree and soil removal, and by 
topographical modifica/ons which result in maximum harmony with adjacent 
areas.” 
 
The recommenda/on is to affirm the Planning Commission’s decision that the 
standard has not been met.  
The ZBA is referring to what is in the center of the property and the new plan is 
pushing up against the water’s edge and creek.  There is an expansion of 
campsites planned as well.  In addi/on, Teichner cited other issues. 
Bielaczyc visited the property and reiterated how much the site would be 
disturbed.  Irwin concurred.  Smith referenced the Circuit Court language and 
agreed.  Bringing in so much gravel is not good.  The plan does not meet the 
standard of working harmoniously with the land.  Lake Leelanau experts have 
expressed their concern about the plan’s impact on the lake.  There are other 
reasonable op/ons.   
It was agreed that the standard has not been met. 
(Waited un/l the end of the mee/ng to vote.) 
 
Standard #5 (ZO Sec/on 13.1(G)(5)) –  “The site plan shall provide reasonable, 
visual and sound privacy for all dwelling units located therein and adjacent 
parcels.  Fences, walks, barriers and landscaping shall be used, as appropriate, for 
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the enhancement and protec/on of property and for the privacy of its 
occupants.”   
 
The recommenda/on is to affirm the Planning Commission’s decision that the 
standard has not been met. 
The ZBA posed ques/ons at the last mee/ng about noise.  There was inadequate 
informa/on in the plan about the noise.  Irwin noted that there have been no 
complaints about the current size.  More campsites at the water’s edge would 
present a problem.  Bielaczyc agreed with Irwin.  The Planning Commission asked 
for informa/on regarding events.  Impact could not be determined because of 
insufficient informa/on.   
Smith commented that noise is important to the quality of life and there are 
legi/mate concerns.  The impact statement was too vague and not fair to the 
community.  Sound travels over water.  There are alterna/ves like sound buffers 
that would be effec/ve.  He does not believe the issue was taken seriously.   
Teichner will add a line to this sec/on ci/ng that the applicant could provide 
more informa/on regarding programming/events given their experience of doing 
similar developments all over the country.  All members agreed to amend.  It was 
agreed that the standard has not been met.  
(Waited un/l end of mee/ng to vote.)   
 
Standard #16 (ZO Sec/on 13.1 (G)(16)) – “Site plan should fully conform to all 
applicable state and federal statutes.”   
 
The recommenda/on is to affirm the Planning Commission’s decision that the 
standard has not been met. 
There is not enough informa/on to assess the environmental impact pursuant to 
the Michigan Environmental Protec/on Act (MEPA).  Impact is referred to in 
public comment, MEPA, and the master plan.  Bielaczyc commented that there 
are many threads connected to this standard.  There are feasible and prudent 
alterna/ves available and the applicant failed to provide alterna/ves.  Irwin 
stated that this is an important por/on and agreed with Bielaczyc.  There have 
been comments from experts about the plan’s proximity to wetlands.  Smith 
agreed, other alterna/ves were not considered.    
Two or three sentences will be added to the proposed findings about alterna/ves 
and how much land is not developed.  Buffers, ameni/es, and infrastructure 
could be relocated away from sensi/ve areas of the property. 
It was agreed that the standard has not been met. 
(Waited un/l the end of the mee/ng to vote.)   
 
Standard #17 (ZO Sec/on 13.1(G)(1)) –  “Site plan shall conform to all applicable 
requirements of local, state, and federal statutes and approval shall be 
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condi/oned on the applicant receiving necessary state and federal permits 
before final site approval or an occupancy permit is granted.”   
The recommenda/on is to reverse the Planning Commission’s determina/on 
regarding this standard and find that it has not been met for all the reasons 
provided for Standard #16 related to MEPA, and for other reasons as well.     
This links to the master plan because the zoning ordinance links to the master 
plan.  There was also public comment about this standard.  There were ques/ons 
about remedia/on and the Circuit Court decision.  Smith stated that a lot of work 
went into the master plan and the public desires to preserve the character and 
natural resources of the community.  It is essen/al to consider the master plan.  
Smith noted that no one has said that they should shut down the campground.  
There are development alterna/ves that are suitable for the community.  It is 
achievable to restructure the property.   

  It was agreed that the standard has not been met.   
(Waited un/l the end of the mee/ng to vote.)   

 
c. Mo4ons 

ACTION:  Bielaczyc moved to accept the proposed findings of fact and decision as 
amended for ZO Sec/on 13.1(B)(a)(14); supported by Irwin. 
ROLL CALL VOTE 
Jeff Smith   Yes 
Michelle Irwin   Yes 
Noel Bielaczyc   Yes  Mo/on carried (3,0) 
 
 
ACTION:  Irwin moved to accept the proposed findings of fact and decision for ZO 
Sec/on 13.1(B)(b)(13); supported by Bielaczyc.  
ROLL CALL VOTE 
Jeff Smith   Yes 
Michelle Irwin   Yes 
Noel Bielaczyc   Yes  Mo/on carried (3,0) 
 
 
ACTION:  Bielaczyc moved to accept the proposed findings of fact and decision as 
amended for Standard #1 (ZO Sec/on (G)(a)(1)); supported by Irwin.   
ROLL CALL VOTE 
Jeff Smith   Yes 
Michelle Irwin   Yes 
Noel Bielaczyc   Yes  Mo/on carried (3,0) 

 
 

ACTION: Bielaczyc moved to accept the proposed findings of fact and decision as 
amended for Standard #2 (ZO Sec/on 13.1.(G)(a)(2)); supported by Irwin.   
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  ROLL CALL VOTE 
Jeff Smith   Yes 
Michelle Irwin   Yes 
Noel Bielaczyc   Yes  Mo/on carried (3,0) 

 
 

ACTION:  Irwin moved to accept the proposed findings of fact and decision as 
amended for Standard #5 (ZO Sec/on 13.1.(G)(a)(5)), supported by Bielaczyc.   
  ROLL CALL VOTE 
Jeff Smith   Yes 
Michelle Irwin   Yes 
Noel Bielaczyc   Yes  Mo/on carried (3,0) 

 
 

ACTION:  Irwin moved to accept the proposed findings of fact and decision as 
amended for Standard #16 (ZO Sec/on 13.1.(G)(a)(16)); supported by Bielaczyc.   
  ROLL CALL VOTE 
Jeff Smith   Yes 
Michelle Irwin   Yes 
Noel Bielaczyc   Yes  Mo/on carried (3,0) 
 
ACTION:  Bielaczyc moved to accept the proposed findings of fact and decision 
for Standard #17 (ZO Sec/on 13.1.(G)(a)(17)); supported by Irwin.   
  ROLL CALL VOTE 
Jeff Smith   Yes 
Michelle Irwin   Yes 
Noel Bielaczyc   Yes  Mo/on carried (3,0) 

 
d. Decision 

ACTION:  Bielaczyc moved to reverse in part and affirm in part the Planning 
Commission’s decision; to deny the Applicant’s proposal; supported by Irwin.   
  ROLL CALL VOTE 
Jeff Smith   Yes 
Michelle Irwin   Yes 
Noel Bielaczyc   Yes  Mo/on carried (3,0) 

 
Appendix A will be added to the document.    

 
The ZBA par/cipants ini/aled each page of the document confirming the 
amendments, and signed their full names on the last page.   
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VII. Schedule next mee/ng for approval of minutes.   
Members provided their availability for the next mee/ng.  Public no/ce will be 
posted once the date is determined.   

 
VIII. Public Comment 

Rolf von Walthausen – He thanked the ZBA for their work.  He was very impressed 
with their thoughrul care, a8en/on to detail, and ra/onality.   
  

IX. Adjourn 
ACTION:  Bielaczyc moved to adjourn the mee/ng at 8:27 p.m.; supported by Irwin.  
Mo/on carried.  (3,0) 

 
Respecrully submi8ed, 
Cindy Kacin 
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