
 
 

 
 

DRAFT Meeting Minutes 
 

Time & Date: 6pm, Wednesday, October 23, 2024 
Meeting location: Wexford County Road Commission Meeting Room, 85 West Highway M-115, Boon, 
Michigan. Coordinates: 44° 19' 32.5" N, 85° 34' 53.4" W (44.325685, -85.581500)  

 
A.  Call to Order, Pledge of Allegiance, Roll Call 
     Present:   Beverly Monroe, Chairman (Liberty) 
   Bill Swank, Vice Chairman (Antioch)  

Jack Prebay, Secretary (Selma) 
   Carol Perrin (Selma) 

 Absent:  Judy Kowalski (Springville) 
          

 Others Present: Robert Hall, Zoning Administrator 
  Ben Townsend, Assistant Zoning Administrator 
  Heather O’Connor, Recording Secretary 

 
B.  Approval of Minutes for August 27, 2024 – Motion to approve Meeting Minutes as presented made by 

Jack Prebay supported by Bill Swank and passed via voice vote. See (Proposed Minutes).   
 
C.  Set / Amend Agenda - A motion to approve the Agenda as presented made by Bill Swank supported by 

Jack Prebay and adopted as presented via voice vote.   

D.  Public Comment – One (1) member of the public was present.  No comment offered 
 
E.  Matters pertaining to citizens present at the meeting, in the following order: 

1. Advertised Public Hearing: (Variance Request / Case # ZBA-2024-04) Selma Township Parcel 
#2210-FW0208 
a. The Chair shall declare the public hearing open – Chair Beverly Monroe declared the public 
hearing open at 6:03pm 
b. Planning and Zoning Administrator - Staff Presentation – Bob Hall, Zoning Administrator 
delivered the Staff Report as mailed via USPS to the Board members (See ZBA Staff Report).  
No negative calls or emails or letters were received by Zoning Administrators regarding this 
application. 
c. Applicant Presentation – Applicant, Leon & Theresa Cornelius represented by Agent Don Long 
thanked the board for hearing the case and noted the applicants are attempting to keep the 
addition to a 19x19 square and maintain visual look of the house vs long & narrow. 
d. The Chair shall allow public comment – Chair Beverly Monroe opened the floor for public 
comment – None offered.  
e. The Chair shall declare the public hearing closed – With no further comments, Chair Beverly 
Monroe declared the public hearing closed at 6:25pm 
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2. Zoning Board of Appeals [Deliberations / Findings / Conclusions ZBA-2024-04] 

 
The Zoning Board of Appeals may ask additional ‘fact-finding’ questions of the applicant, staff, or 
members of the public – It was noted by discussion that three (3) of five (5) the board members present 
had personally visited the Cornelius property, noting the proposed location of the Variance Request. The 
Standards of Review were discussed and reviewed in accordance with the variance request as follows: 

________________________________________________ 
 
Case # ZBA-2024-04 

 
2.1 Property Description – LOT 8, BLK. 2 FLOWING WELLS PARK SEL. SEC. 35 T22N R10W 

 
2.2 Action Report –  
The applicant (and agent of the applicant) has been in conversations with the WJPC staff regarding a 
small addition to the subject property. The existing dwelling one of the ‘smaller’ footprint cottages (two-
story) in an area of already improved homes. The Flowing Well plat was established in 1925.  
The applicant is requesting to add a three-season porch / addition (123.5 square feet) to the southeast 
corner of the existing dwelling that would encroach into the required 10’ side yard setback by 
approximately 6’-6” and encroach no further into the waterfront setback than currently exists. 

 
2.3 Background: 

1. This property (consisting of one platted lot) is approximately 7,500 square feet in area, but 
only 50’ wide – therefore it is deemed to be nonconforming because it less than the 
required 75’. 

2. The property is located in the R-2 Residential Zoning District 
 

2.4 Current Narrative: 
1. The Owner / Applicant’s agent engaged the ZA in conversations in person to discuss 

possibilities for adding a small addition (123.5 square feet) on to the house in order to create 
more seasonable living area.  

2. The applicant’s agent worked with WJPC staff to determine exactly what type of project could 
be accomplished considering the current lot size, required setbacks, and the current location of 
the existing structures. It was determined that the applicant’s proposal could not be 
administratively approved because of the encroachments into required setbacks (side and 
waterfront).  

3. The applicant was advised of the variance process and provided a copy of Article 96; Appeals 
Board, from the Wexford Joint Zoning Ordinance and asked to provide a brief narrative 
justifying the need for the requested variance.  

4. Public Hearing publication was scheduled and published in the Cadillac News on October 5th, 
2024; 18 days in advance of the required public hearing.  

5. 300 Foot Notices were sent out on October 2nd, 2024; 21 days in advance of any required 
public hearing.  

6. Packets were sent out to the Zoning Board of Appeals members (and the Applicant / Agent) on 
October 16th, 2024 via email and U.S. Mail. 

 
3. Article 46: R-2 RESIDENTIAL DISTRICT  
 3.1 Section 4604 of Article 46 describes the regulations applicable to the specific zoning district –  

the following is presented for review by the Zoning Board of Appeals:  
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1.  The minimum parcel area is: 7,000 (seven thousand) square feet; the subject parcel is 
where the house is located is approximately 7,500 (seven thousand five hundred) square 
feet.  

2.  The minimum buildable area is: five thousand (5000) square feet, which further 
complicates the nonconformity. Briefly, the parcel does NOT conform to what the 
ordinance states is the minimum required lot size or the minimum area to build upon, 
among other dimensional issues such as width and road frontage. 

3.  The minimum parcel width is: seventy-five (75) feet – at the road; this property has 
approximately 50 (fifty) feet on the road frontage 

4.  Setback requirements are as follows:  
Front: 4604.D.1.a                 the required setback is 20’ 

   Side: 4604.D.1.b(3)              the required setback is 10’  
Waterfront: 4604.D.1.c         the required setback is 50’  
 

4.    STANDARDS FOR GRANTING A DIMENSIONAL VARIANCE 
4.1 According to WJZO, Article 9607.F.2.a.(I) thru (5) - The following standards shall be 

used by the Zoning Board of Appeals when considering a variance request. 
 
1. Is the need for the requested variance due to unique circumstances or physical conditions of the 

property, such as narrowness, shallowness, shape, water, or topography and not due to the 
applicants personal or economic difficulty.   

 
Staff Comments: In addition, Article 10, Section 1011.A appears to suggest that regardless of 
how small a parcel may be in comparison to the required minimum lot size, that the ZBA ‘shall’ 
grant a further reduction … prior to reducing a water front setback, perhaps contemplating 
that most ‘all’ lots should be permitted to be built upon provided that certain protections are 
guaranteed. 
  
Applicant Comments: See Agent Comments above 

 
Board Comments:   
The house was built when there was no zoning – applicant is not requesting addition to be closer to 
the water.  The proposed is not extending beyond the house structure.   
YES - 4 

 
2. Did the property owner (or previous property owner) take any actions that resulted in the ‘need’ for 
the requested variance? 

 
Staff Comments: The current landowner has not altered the property since the adoption of 
the Wexford Joint Zoning Ordinance or acted to create the need for the variance. The parcel 
is incumbered by setback areas equaling 68% of the total lot area. 
 
Applicant Comments: See Agent Comments above 

 
Board Comments:   

 The owners did not create the situation – it was built before zoning and is not the owners fault   
YES - 4 
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3. Will strict compliance with regulations governing area, setback, frontage, height, bulk, density or 
other dimensional requirements unreasonably prevent the property owner from using the property for 
a permitted purpose or will render conformity with those regulations unnecessarily burdensome. 

 
Staff Comments: The Zoning Administrator finds that the above standard (due to the 
existing characteristics of the property) would present a burden by having to strictly 
comply with the regulations currently in effect  

Applicant Comments:  See Agent Comments above 

Board Comments:  
Again the house was built before zoning and strict compliance would create a burden by not being 
able to use the house as they would like to ie the addition 
 
 YES - 4 

 
4. Is the requested variance the minimum necessary to do substantial justice to the applicant as well 
as to other property owners in the district. 

 
Staff Comments: There are at least two (2) variances to be considered by the ZBA in this 
application in order to do substantial justice to both the applicant ‘and’ other property owners 
in the area:  

• Waterfront (to be considered last)4  
1. The house / dwelling, at its closest point, is 39’ (feet from the water’s edge (seawall).  
2. The ‘proposed’ addition, at its farthest point), will be approximately 46.5’ from the 

water’s edge.  
• Side Yard (addition encroachment into required side yard)  

1. The existing garage currently encroaches approximately 9’-3” into the required 10’ 
side yard setback.  
2. The ‘proposed’ addition will encroach approximately 6’-6” into the required 10’ side 
yard setback.  

 
Recommended Finding: The Zoning Administrator finds that the existing encroachments into 
the side yard and waterfront yard setbacks will NOT be increased and that the ‘proposed’ 
addition is minimal in contrast. 
 
Applicant Comments: See Agent Comments above 

 
Board Comments:  
The request does justice to the applicant and by not going closer to the water, the neighborhood 
integrity is maintained. Further no negative responses were received from neighbors. 

     
5. Will the requested variance cause an adverse impact on surrounding property, property values, or 
the use and enjoyment of property in the neighborhood or zoning district? 

 
Staff Comments: The area is a platted area of mostly improved homes upon nonconforming lots 
of record. Most dwellings / homes in the immediate vicinity consist of newer, larger buildings 
with ‘very’ large accessory structures. The Zoning Administrator cannot find evidence that 
permitting the requested variance(s) would cause any adverse impacts. This area (within and 
adjacent to the notice group) enjoys steadily increasing property values. 
 
Applicant Comments: See Agent Comments above 
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Board Comments:  
No adverse impact as proposed does encroach on water property and no negative responses by 
neighbors were received.  The only impact will be to increase property value, won’t block water view 

 
Staff recommends: that based upon the above cumulative findings, that the Zoning Board 
of Appeals make any additional findings and conclusions that support a decision to 
approve the requested variance(s) and grant any other equitable relief deemed appropriate 
for this property.    

 
Motion by Beverly Monroe supported by Carol Perrin to APPROVE the Dimensional Variance for ZBA-
2024-04 as outlined specifically in the packet (19x19), with no negative impact to the neighborhood and 
no closer to the water 
 
Roll Call vote as follows: 
Monroe – In Favor 
Swank – In Favor 
Prebay – In Favor 
 
The motion to approve the Dimensional Variance for ZBA-2024-04 was APPROVED as outlined 
specifically in the packet (19x19), with no negative impact to the neighborhood and no closer to the water 
 

F.  Unfinished Business and Reports (items considered here are taken up in the same order as established by the Appeals Board 

to fix a priority for consideration and work done in the planning office). None at the time of this meeting 
 
G.  Public Comment – None offered 
 
H.  Report / Comments from each member of the ZBA regarding their respective participating municipality 

– None offered 
 
I.  Adjournment – The meeting was adjourned at 6:55pm  

 
Prepared by Heather A. O’Connor, Recording Secretary, for Board Members of the Zoning Board of Appeals. 


