
Clearwater Township 
Planning Commission 

Regular Meeting of May 3, 2021 
As approved June 7, 2021 

Call to Order, Pledge of Allegiance: 

Chair Von See called the meeting to order at 7:01 p.m., and opened with the Pledge of Allegiance. 

Roll Call of Members and Recognition of Visitors: 

Commissioners present: Cassasa, Fields, Keyes, Leffew, Von See. 
Township officials: Zoning Administrator Acker  
Public:  Tony &Toby Sfreddo, Mike Connell, Matt Keiper. Dan Packer joined the meeting via Zoom at 7:16 
p.m. 

Approval of Agenda: 

MOTION  by Keyes, second by Leffew, to accept the agenda as presented Motion carried. 

Call for Disclosure of Conflicts of Interests: 

All commissioners declared no conflicts of interests. 

Approval of Minutes: 

MOTION  by Leffew, second by Keyes, to accept the minutes of April 5, 2021 as presented.  Motion 

carried. 

Public Comment for Matters Not on the Agenda: 

People speak of their concerns. None 

Commissioner Comment for Matters Not on the Agenda: 

Commissioner Leffew showed a copy of the waterproof booklets with a map of the new Chain of Lakes 
Water Trail. They are available for pickup from local kayaking businesses for $15, or they can be ordered 
online at paddleantrim.com, for a small additional charge to cover shipping. There are four access sites 
to the water trail in Clearwater Township. 

Correspondence for Matters Not on the Agenda: 

There was none. 

Scheduled Public Hearing: Petition by Matt Keiper to rezone property having address 
6736 Rapid City Road, Rapid City, MI 49676, and property tax parcel id 40-004-
021-002-10, from Agricultural to Commercial-Light-Industry. 

Secretary Fields provided documents in the meeting packet covering the pertinent excerpts from the 
Zoning Ordinance (ordinance #22): uses permitted in the Commercial-Light-Industry district, uses 
permitted in the Agricultural district, the factors for consideration in amending the ordinance zoning 
districts, and the process of review and advice from the County before sending the matter to the 
Township Board after this Commission reaches its conclusions. Fields then explained the rules for the 
public hearing: 1) the petitioner presents his request; 2) those in favor speak; 3) those in opposition 
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speak; 4) the public input portion closes; 5) the Commission deliberates; 6) all comments must be 
addressed to the Chair – there can be no discussion among those present. 

Presentation: 

Matt Keiper – introduced himself as a Coastguard helicopter pilot, out of Traverse City, still serving in 
that capacity. He is the new owner of a ten-acre plot, on Rapid City Road, that is currently zoned 
Agricultural. He is requesting it to be rezoned Commercial-Light-Industry. The future intended use of the 
property is indoor and outdoor RV and boat storage. 

Keiper was interrupted by Toby Sfreddo expressing concern about factories coming into the area. The 
Commission explained that factories are not permitted in any of the Clearwater Township commercial 
zones. 

Questions popped out without identification of the speaker.  
Q: Does Keiper intend to use the entire ten acres for the business?  
A: He responded “probably not.”  
Q: Is he obliged to keep the use?  
A: No, he can put it to any use that is permitted in the zone.  
Q: Is this the land occupied by Pooch Palace?  
A: No, it is the parcel immediately to the north of the Pooch Palace. 

Trustee Keyes asked for and received permission to show the members of the public the zoning map and 
indicate for them the specific location of the property in question. The property is the one that at one 
time was going to be the new home of one of the churches in Rapid City.  

Speaking in Support: 

Mike Connell – stated he would like to ask a question first. He said that it is his understanding that the 
township would like to rezone that area from Schneider Road to Arts Road from Agricultural to 
Commercial-Light-Industry. The Commission agreed that is the future intent. At this point, Connell spoke 
in opposition to the project as being spot zoning, and strongly suggested that the township should 
simply go ahead and rezone the whole strip of land from Agricultural to Commercial-Light-Industry at 
this time rather than one parcel at a time. 

Members of the Commission explained that although the future land use expectations as described in 
the Master Plan do favor rezoning that entire strip of land, the matter before the Commission at this 
time affects only this one parcel. 

Connell then suggested that rezoning the single parcel would be infringing on the homeowners on either 
side of that parcel. He then referred to the time he came to the former Zoning Board to apply to create 
his dog kennel business, now known as the Pooch Palace. Although he stated tonight that the township’s 
opposition to spot-zoning was an impediment to him at that time, it was clarified that he did not apply 
for a rezoning at that time; he applied for a Special Use Permit.  
[Note: the public hearing of May 1, 2006, on this specific matter, as recorded in the Zoning Board 
minutes of that date, concluded by recommending to the Township Board to grant the Special Use 
Permit to Mike Connell, which permit was subsequently granted by the Township Board.] 

Jordan Acker – spoke on behalf of his mother, who is another neighbor to the north of the subject 
property, saying that she has no objection to the project. 

Commissioners Leffew, Casassa, and Fields – explained that because the future intentions of the 
township, per the Master Plan, would include rezoning that strip of land to Commercial-Light-Industry, 
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this rezoning would be a step in that direction, which is why it would not be seen as spot-zoning. Connell 
did not accept the explanation. 

Speaking in Opposition: 

Tony Sfreddo –stated that she and her husband moved here twenty years ago for the peace and quiet. 
She addressed Keiper, saying that although she didn’t know what kind of noise his business would 
generate, she wanted him to consider how hard it would be for them to sleep with large trucks coming 
in and out at all hours of the night. She further stated that her daughter’s property is next to theirs and 
that her daughter wants to sell and recommends her parents get out also because “they just do what 
they want.” She declared that 1) because they are older they should be shown some respect’ 2) they’ve 
been paying taxes for years; 3) their home is immaculate and should be an asset to Rapid City; 4) why 
don’t the homes take priority and put all that other stuff on the other side of the street? 5) build it 
somewhere else. 

Mike Connell – not opposed to it and not in favor of it, but if Clearwater Township wants to rezone that 
area, then do the whole strip, not just one property. Further, he stated the township should respect the 
neighboring property owners who have been there for years before rezoning. Once again, Connell 
challenged the Commission to rezone the entire strip from Schneider Road to Arts Road. Commissioner 
Fields responded that we do not have the authority to exceed the boundaries of this specific petition at 
this public hearing.  

Chair Von See closed the public input portion of this hearing at 7:45 p.m. 

= = = = =  

Commission deliberations:  

The Commission proceeded to findings of fact on the matter. The guidance from the Zoning Ordinance is 
used as a framework for discussion. 

29.03 FACT FINDING 

In reviewing any petition for a zoning amendment, the Planning Commission shall identify and 
evaluate factors relevant to the petition and shall report its findings in full, along with its 
resulting recommendations (including any recommended modifications to the petition) for the 
proper disposition of the petition to the Township Board. Facts to be considered by the Planning 
Commission shall include, but shall not be limited to the following: 

A.  What, if any, conditions related to the petition have changed which justify the amendment? 

Casassa –township has grown and the population has increased. People are looking for 
locations to put new businesses. 

B.  What, if any, error in judgment, procedure, or administration was made in the original 
Ordinance which justifies the amendment? 

Casassa – stated she did not think any error was made in the original Ordinance, it’s only 
that the conditions have changed. 

Fields – supported Commissioner Casassa’s position. 

Von See – commented that the conditions have changed, and he acknowledged his own 
regrets over the loss of some of the quiet and open spaces that he enjoyed in his 
childhood.  
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C.  Would the approval or denial of this petition set a precedent?  If so, what possible effects 
might result from this?  

Casassa – stated she does think this rezoning would set a precedent. As to the effects of 
the precedent, she has two thoughts – one is negative and one is positive and both hold 
equal weight in her mind. 1) The spot-zoning question weighs heavily, particularly 
because people may not understand how it fits into the future land use plans of the 
township. 2) On the other hand, the future land use plans as described in the master plan 
suggest that this rezoning is a reasonable step in that direction. 

Leffew – does not see it as setting a precedent since the other side of the road is already 
Commercial-Light-Industry and it seems appropriate to keep businesses concentrated in 
that corridor. He said he feels for the residents who oppose, but that area is the business 
corridor. He also noted that businesses already exist farther south in that corridor.  

D.  If approved, what impact would the amendment have on the ability of the Township and 
other governmental agencies to provide adequate public services and facilities, and/or programs 
that might reasonably be required in the future? 

Commissioners - concur that in the foreseeable future this rezoning would have no impact 
on the abilities of the township to provide adequate public services. 

E.  On a rezoning petition, how would it affect the environmental conditions or value of the 
surrounding property if approved? 

Leffew – stated his belief that the proposed business purpose would have essentially np 
environmental impact. There would be no harmful chemicals to contaminate the 
groundwater. He also thought it unlikely that noise from a storage operation would be 
continuous or excessive. 

Keyes – in addition to meeting all the regulations, he thinks an important factor is to 
consider the neighbors – residents who have been faithful in meeting their township 
responsibilities for years. He also thinks there is a spot-zoning issue. He expressed 
empathy for the residents. He mentioned the things happening in the north corridor, such 
as the emergence of commercial activities in spite of the Residential zoning. 

Zoning Administrator Acker – commented that he understands the concern for noise, but 
these residents live on Rapid City Road. It’s hard to think that noise would be a big 
problem. He stated one concern could be traffic if someone was bringing in an oversized 
boat on an eighteen-wheeler flatbed. Toby Sfreddo interjected that the Rapid City Road 
traffic is moving at 55 miles per hour, so the noise is short-lived. 

Leffew – commented that it might be a good idea to have a slowing down zone of 45mph 
between the 55mph and 35mph zones. This will require agreement and assistance from 
MDoT. 

F.  Are there any significant negative environmental impacts which would reasonably occur if the 
petitioned zoning change were approved and the resulting allowed structures were built?  Such 
as: 

1. Surface water drainage problems; 

2. Waste water disposal problems: 
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3. Adverse effect on surface or subsurface water quality; and 

4. The loss of valuable natural resources such as forest, wetlands, historic sites, wildlife, 
mineral deposits or valuable agricultural land. 

Commissioners – concur that there is unlikely to be any adverse environmental impact 
attributable to this rezoning if the petition is approved. 

Secretary Fields attempted to summarize the Commissioners’ findings of fact: 1) there is not an error in 
the original ordinance, but the town has grown and the conditions have changed; 2) there is not likely to 
be any negative environmental impact if this rezoning is granted; 3) there is not likely to be any negative 
impact on the surrounding properties if this rezoning is granted; 4) in the foreseeable future no 
additional demands will be made on the township’s public services. 

Casassa – asked Keiper if he wanted his property rezoned now or whether he would be willing to wait 
until the whole strip from Schneider Road to Arts Road was rezoned. Keiper said he would like his 
property rezoned now. 

Toby Sfreddo – interrupted to ask what impact rezoning the area would have on his tax status. It was 
explained to him that taxation is done according to use, not to zoning district. 

Tony Sfredo – interrupted to declare that “whatever brings money in to Rapid City takes priority over the 
people who have lived here twenty years.” She continued to insult the commissioners and to berate 
them for “what they’re doing to us.” Chair Von See made a genuine effort to console her. 

MOTION  by Leffew, second by Von See, to recommend approval of Matt Keiper’s petition to rezone his 

property having address 6736 Rapid City Road, Rapid City, MI 49676, and property tax parcel id 40-004-
021-002-10, from Agricultural to Commercial-Light-Industry, based on the findings of fact and 
Commission deliberations. Motion carried 3 – 2 by roll call vote. 
 Rol call 
 Casassa – No  
 Keyes – No 
 Leffew – Yes-  
 Fields – Yes 
 Von See – yes 

The deliberations portion of the hearing concluded at 8:20 pm. 

Old Business: 

Supervisor Backers will be re-invited to address the Commission on the alleyways project at the June 
meeting. The Commission would like to know what the current wish list priorities are for the Township 
Board. Keyes agrees to bring these two items to the Board meeting on May 20. Fields will send a memo 
to the Board requesting reappointment to the Planning Commission. Some research has begun on the 
question of public utility upkeep, but much more is to be done. 

Report of Planning Commission Chair: 

No report. 

Report of Township Representative: 

Trustee Keyes – reported that the printed copy of the Zoning map was approved. The Board would like 
an estimate of the costs for completing the virtual Zoning map project. Fields responded with a rough 
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estimate of $700. The Township Board will set a date and time, at their May meeting, for a public forum 
on marijuana; the Board would like the Planning Commission to attend that forum. The Fire Chief has 
resigned; the Assistant Fire Chief will be the Acting Interim Chief for two months. Supervisor Backers was 
invited to this meeting to give a report on the alleyways; that has been postponed to June. On the 
subject of the Planning Commission budget, Keyes and Fields are requested to work with the Clerk to 
sort that out. Regarding emergency plans, Acting Chief Bradley will get information posted to the 
township’s website. 

Report of ZBA Representative: 

Commissioner Casassa – reported that a public hearing on a setback variance request would be held 
May 4, 2021 at 7p.m. 

Report of Zoning Administrator: 

Zoning Administrator Acker – reported that the township clean-up day went well. At least 15 pickup 
truck loads were transported to the disposal site. He said there were still more places to follow up on, 
asking how the township can help. He has been provided magnetic signs to put on his personal truck 
when he is working for the township.  

New Business 

No new business. 

Closing Public Comment: 

No public comment. 

Adjournment: 

MOTION  by Fields, second by Keyes, to adjourn. Adjournment at 8:43 p.m. 

Assignments: 

 Fields to write memo to the Township Board, requesting reappointment. 

 Fields to write note for Trustee Keyes on rough estimate for creating the virtual interactive 
Zoning Map for the township. 

Next Meeting:  June 7, 2021 

 
Respectfully submitted, 
 
 
 
 
Tina Norris Fields 
Secretary 
 


