
 

 

FRUITLAND TOWNSHIP 
PLANNING COMMISSION MEETING 

OCTOBER 2, 2025 
 

CALL TO ORDER  The meeting was called to order at 6:02 p.m. 
 
MEMBERS PRESENT Chairperson Warner, Commissioners Campeau, Lundell, Butler and Huldin. 
 
MEMBERS ABSENT  Commissioners Holman, Josephson and Zoning Administrator Baker. 
 
ALSO PRESENT   Anne Stewart Recording Secretary and 5 interested parties. 
 
AGENDA Motion by Commissioner Butler, seconded by Commissioner Huldin, 

ADOPTED, to accept the agenda as amended. 
 
       5 AYES 
 
MINUTES Motion by Commissioner Butler, seconded by Commissioner Campeau, 

ADOPTED, to table the approval of minutes of the September 4, 2025 
meeting until November pending investigation whether a motion for public 
hearing was done for Mr. Hughes site plan review at the September meeting. 

 
       5 AYES 
 
PUBLIC COMMENT 
 
1. Mark White, 2283 Oak River Lane, Muskegon, MI  49445.  Mr. White was present regarding parcel #61-

06-101-400-0001-10 to report that he closed on 15 acres. He will be closing on the Fruitland Township 
property next Thursday.  He asked the Commissioners whether anything additional is needed for his 
rezoning request. 

 
Motion by Commissioner Campeau, seconded by Commissioner, ADOPTED, to suspend the Rules 
and allow discussion with Mr. White. 

 
        5 AYES 

 
      Chairperson Warner, discussed what Mr. White plans to do with the property.  He also stated that there  
      would be ordinances that need to be followed. 

 
     Mr. White stated he would like to have 3 homes on the property to start with.  Commissioner Butler  
     stated Mr. White would need to consider the setbacks for the different zoning and come in with a  
     proposal. 

 
    Motion by Commissioner Butler, seconded by Commissioner Campeau, ADOPTED, to reinstate the 
   Rules. 

 
        5 AYES 



 

 

 
     Motion by Commissioner Butler, seconded by Commissioner Huldin, ADOPTED, for a public hearing at 
     the next scheduled Planning Commission meeting on November 6, 2025 for the rezoning request from 
     Mr. Mark White on condition of having the packets prior to the meeting. 

 
        5 AYES 
 

NEW BUSINESS 
 

1. Final Site Plan Review according to Article XV Site Plan Review, for applicant, Dennis Hughes, 
5395 Scenic Dr., Whitehall, MI  49461 (in the old pickle barrel building), Parcel #61-06-013-100-
0001-00, for a retail establishment according to Article XI Neighborhood Commercial District. 

 
The public hearing was opened at 6:23 p.m. 
 
There was nothing from Mr. Baker.  There were two letters from surrounding neighbors entered.  The first 
was from Mr. Douglas Hannaman and the second was from Mr. and Mrs. Carl Koetje, both neighbors 
opposed to the site plan approval.  The letters were further discussed. 
 
PUBLIC COMMENT 
 
1. Mr. Carl Koetje, 5451 and 5457 Scenic, stated he did not receive a letter to the surrounding neighbors.  

Recording secretary stated that they were sent letters and provided the list with his name and address 
listed as to where the letter was sent. 

 
Chairperson Warner stated that the site plan submitted for this meeting was completely different from 
previous site plan.  He also questioned whether Mr. Hughes has obtained the necessary approvals from 
the agencies previously stated he would be required to have since the site plan has changed.  He also 
stated that he was disappointed with the considerable differences of this site plan and there was no 
agency approvals provided for this site plan.  Chairperson Warner stated that he would go through the 
comments he made before.  First, Section 11 Neighborhood Commercial District.  All the comments 
Chairperson Warner had from the last meeting have been addressed in this section.  He asked if any 
other members have any comments regarding Site Development standards under Section 11.04.  
Chairperson Warner stated he had some concerns in regard to the Mason Drain, which were addressed 
previously.  He noticed the alignment of Mason Drain has changed from the first drawing and questioned 
Mr. Hughes as to why. 
 
Mr. Tim DeMumbrum, from Westshore Engineering, stated that his firm did the engineering for the project 
and stated that the alignment was shown originally with a surface contour that really did not exist.  There 
is a pipe there that is defined for the drain.  It was then added to the site plan.  Chairperson Warner stated 
that should have been included on the first site plan.  Article 15 Site Plan Review.  Under section 15.02 
site plan review we have everything we need there.  Site Plan Requirements section 15.03 appears to be 
good.  Chairperson Warner stated he noticed most of the pavement was removed which was shown 
previously and took away the storm water basin and it was stated it will drain as it had in the past.   
Chairperson Warner stated that the site plan had to address the storm water drainage specifically and 
show where water would go.  Mr. Hughes stated he felt he did not need more parking for the size of the 
building and it was returned to the parking placement that was originally there.  Chairperson Warner 



 

 

stated that he now has 6 spaces and he would need 7.  Chairperson Warner discussed the definition of 
usable floor space.  After discussion of usable floor space, the members decided 6 spaces was 
adequate.  Chairperson Warner asked Mr. Hughes if he obtained agency agreement letters on this site 
plan, as he was particularly concerned about the Fire Department.  He stated that the earlier approvals 
were based on the prior site plan and since this site plan shows changes, it would need to be submitted 
to the agencies again for their input and approval letters.  The purpose of pre-preliminary and preliminary 
and final site plan review was discussed with Mr. Hughes and what requires a site plan approval.  
Chairperson Warner also discussed need for a traffic impact study. 
 
Commissioner Butler questioned the change in the parking on the new site plan in regard to usable floor 
space.  He stated that they should have had this site plan at the last meeting.  Commissioner Butler 
brought up the shared well in regard to residential vs commercial and whether it could fall under 
commercial use and would make the existing agreement questionable.  Mr. Hughes stated that there is a 
legal agreement on well use and he has maintained his part of the well and agreement in good standing.  
Commissioner Lundell discussed with the Board as to previous approval of the well.  Commissioner 
Butler discussed the difference between retail vs restaurant.  Chairperson Warner stated that this would 
be retail.  He also discussed uses of buildings from prior time and ordinances to current time and 
ordinances.  He also stated they do not have approval from the agencies under Section 15.03(b)2 
subsection 19. Defined as the Road Commission, Drain Commission, White Lake Fire Department, 
Health Department and Muskegon County Conservation District for this site plan tonight.  Commissioner 
Butler wants to see a sworn affidavit from the current owner of the well that it has been maintained in 
good standing, Mr. Hannaman. 
 
Commissioner Campeau stated Mr. Hughes could now need an impact traffic study and stated that 
changes in this site plan could cause concerns with the different agencies, especially the Fire 
Department. 
 
Chairperson Warner discussed Article 16.  Mr. Hughes put in screening and dumpster on the site plan.  
Section 16.07(b) loading spaces will be located in the rear yard of building.  Commissioner Campeau is in 
approval of the location on the plan.  Section 17 is signs. Mr. Hughes plans to put sign on the building and 
under required square footage. 
 
Chairperson Warner addressed the concerns of Mr. Hannaman and Mr. and Mrs. Koetje within their 
letters.  The Board feels that they have addressed the concerns stated in both letters. 
 
Mr. Koetje addressed the Board again and stated he felt that even though it is an older building, it has had 
no business for quite some time and should be treated as new business with a new owner. He felt that if 
Mr. Hughes can work within Township, County, State and Federal guidelines, he would be ok with it. 
 
Motion by Commissioner Butler, seconded by Commissioner Huldin, ADOPTED, to close the public 
hearing at 7:51 p.m.           
 
        5 AYES 
 
PLANNING COMMISSIONER MEMBERS DEBATE 
 



 

 

Commissioner Butler suggested tabling final approval until next meeting to get traffic impact study, 
approvals from regulatory agencies, affidavit from neighbor and discuss the current shed not becoming a 
bathroom. 
 
Commissioner Lundell discussed the impact traffic study. 
 
Motion by Commissioner Butler, seconded by Commissioner Huldin, ADOPTED, to require Mr. Hughes to 
provide traffic impact study based on site plan revision #3 dated September 17, 2025.  To place a hold on 
bringing it back to the Planning Commission until the traffic impact study report is received. 
 
        5 AYES 
 
Motion by Commissioner Butler, seconded by Commissioner Huldin, ADOPTED, to require receipt of 
updated approval letters from Muskegon County Road Commission, Muskegon County Health Dept., 
Muskegon County Drain Commission, White Lake Fire Department and Muskegon County Conservation 
District based on site plan revision #3 dated September 17, 2025, referencing Section 15.04(c), before 
bringing before the Board again. 
 
        5 AYES 
 
OLD BUSINESS 
 
1. Definition of a Basement.  We are changing the definition of a basement in the zoning.  Handouts were 

given on proposed language. We had decided on this in a previous meeting.   
 

Motion by Commissioner Butler, seconded by Commissioner Huldin, ADOPTED, to open the public 
hearing of a definition of a basement at 8:20 p.m. 

 
        5 AYES 
 
What we are proposing is to change the current definition of a basement shown in the zoning.  Since it 
has been problematic for the Zoning Administrator, so we are proposing to change the definition as 
follows:  a basement – story or stories of a building constructed partially or entirely below ground and 
semi-basement – a habitable single story with up to three walls constructed partially or entirely below 
ground, this being particular relevance where structures are built on sloping sites.  This can also apply 
when there are a number of subfloor voids/walls below ground level. 
  
There was no public comment.  No comments from Zoning Administrator. 
 
Commissioner Huldin discussed the term habitable in the new proposed statement. 
 
Motion by Commissioner Huldin, seconded by Commissioner Campeau, to close the public hearing at 
8:24 p.m. 
 
        5 AYES 
 



 

 

Motion by Commissioner Butler, seconded by Commissioner Huldin, ADOPTED, to send the proposed 
language on the definition of a basement to the Township Board. 
 
        5 AYES  
 
2. Discussion of the Master Plan.  Everyone should be aware that on October 8, 2025 there will be a 

combined meeting with the Township Board, Planning Commission, Parks and Recreation and 
Williams & Works.  Everyone is encouraged to attend.  No meeting set for the steering committee. 
We have received the $5,000.00 grant from the Community Foundation, bringing our total grand 
funding to $60,000 to go towards the master plan fees. 

 
3. EV Car Charging Stations.  Sample language has been provided regarding charging stations for 

everyone to review. 
 

Motion by Commissioner Butler, seconded by Commissioner Lundell, ADOPTED, to table the review 
until next meeting so everyone has a chance to review it.    

 
        5 AYES 
 
4. Short Term Rentals.  Commissioners were provided with copies of the White River Township and 

Hamlin Township for review.  Chairperson Warner suggested to table and put on agenda for next 
month's meeting. 

 
PLANNING COMMISSION/ZBA UPDATES 
 
Zoning Board of Appeals meeting coming up on October 14, 2025. 
 
COMMISSIONER COMMENTS 
 
Commissioners suggested making copies of agendas/packets for everyone, since some cannot print 
from email. 
 
Chairperson Warner stated he received notice that Blue Lake Township has completed their 
comprehensive development plan is available for anyone who wants copies of it even though they do not 
directly border the Township. 
 
PUBLIC COMMENT 
 
No public comment 
 
ADJOURNMENT 
 
Motion by Commissioner Campeau, seconded by Commissioner Butler, ADOPTED, to adjourn the 
meeting at 8:37 p.m. 
 
Respectfully submitted, 
 



 

 

 
 
Anne Stewart 
Recording Secretary 
 
 
 
 
 
 
 
 
 
 
 


