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ZONING BOARD OF APPEALS 
ROSS TOWNSHIP 

APPROVED MEETING MINUTES 
APRIL 1, 2026 

 
The Ross Township Zoning Board of Appeals (ZBA) held its regular meeting on April 1, 2026 at 
the Ross Township Hall.  Chairperson DeKruyter called the meeting to order at 5:30 PM. 
 
Present:   Jim DeKruyter, ZBA Chairperson  

Bonnie Sawusch, ZBA Member 
Cheryl Duffy-Geiger, ZBA Member 
Michael Bekes, ZBA Member 

 
Absent:  None 
 
Also present: Nick Keck, AGS – Township Zoning Administrator 

Josh Thall – Township Attorney  
 
 
APPROVAL OF AGENDA 
 
Sawusch moved to approve the agenda as presented and Duffy-Geiger supported.  The motion 
carried unanimously.   
 
 
APPROVAL OF MINUTES 
 
Duffy-Geiger moved to approve the minutes of March 4, 2026, as written and Sawusch 
supported.  The motion carried with a 3 – 0 aye vote with Bekes abstaining as he was not 
present at the March 4th meeting.   
 
 
OLD BUSINESS 
 
Chairperson DeKruyter stated that no old business is scheduled for consideration. 
 
 
NEW BUSINESS 
 
The first item to come to the Zoning Board of Appeals (ZBA) is the application from Glas 
Associates on behalf of Neil and Elle Duncan for variance from Zoning Ordinance Article 17.3.A 
to build a deck with a waterway setback of 32 feet where 50 feet is required and a 32.8% lot 
coverage where 30.9% lot coverage maximum is required.  The subject property is 607 S Gull 
Lake Dr, which is a non-conforming lot located in the R-1 Low Density Residential Zoning District.  
The parcel number of the subject parcel is 3904-17-354-070.   
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Keck stated he left messages for the applicant the review and decision will be tabled as a 
necessary survey of the east property lot line was not conducted.  The applicant’s drawing 
shows a 10-foot side yard setback off the east property line, which conflicts with a 1989 variance 
given to that east property line that allowed a six-foot side yard setback.  A survey is necessary 
to resolve the discrepancy.       
 
Charlie Glas was present on behalf of the applicant and asked if the review and decision could 
still move forward if the applicant would abide by having the side yard setback of the deck at 10-
foot from the surveyed property line, regardless of the result.  Glas stated the survey will be 
done on Friday, April 3rd with the Ross Township Police present as a prior attempt to perform 
the survey was thwarted as the survey crew left when confronted by a citizen.   
 
ZBA member questions found the prior six feet side yard setback variance approval on the east 
side property line runs with the house, the patio is not a consideration for decision as it is at 
ground level, the hot tub will remain in the present position, there are no perceived viewshed 
issues by neighbors as the deck will be 24 inches off the ground, and the easement will become 
determinable as the survey will mark the western side of the easement property line as 607 S. 
Gull Lake Drive abuts the easement with 24 feet east of that line identifying the eastern side line 
of the easement.        
 
Duffy-Geiger moved to open public comment and Sawusch supported.  The motion passed 
unanimously and Chairman DeKruyter opened Public Comment.   
 
No one approached the podium during the meeting.   
 
DeKruyter noted that several pieces of written correspondence on the matter had been 
received.  Support of the applicant and variance approvals came from neighbors Aimee Upjohn, 
Allison and Connor Field, Pamela Barney, Cynthia Wilcox, Andrew and Elizabeth Haines, Brook 
Johnson, Sam Adams, Mary and Joe Robbe, and Lori and Bjorn Green.  Not in support of the 
applicant and variance approvals were received from neighbors Alex Harris and Daniel Margules.   
 
With no further public comment offered, Duffy-Geiger motioned to close public comment and 
Sawusch supported.  The motion carried unanimously and Chairman DeKruyter closed the public 
comment period.     
 
The ZBA discussed the six factors outlined in Section 23.8 – ‘Variance Standards and Conditions’ 
with the following results:  
 
#1  That the variance will not permit the establishment within a zoning district of any use 

which is not allowed as a permitted or special land use within the district. 
 
 The ZBA found the deck is a permitted use within the district.  All members voted yes 

and agreed that the variance request does not create a use that is not permitted within 
the district.   

  
#2 That compliance with the strict letter of the Zoning Ordinance would unreasonably 

prevent the owner or occupant of the property from using the property for a 
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permitted purpose or would render conformity with the Zoning Ordinance 
unnecessarily burdensome.  

  
All members voted yes as the home itself is less than 50 feet from the lake and a deck 
between the home and the lake is consistent with neighboring properties. 

  
#3 That a grant of the variance applied for would do substantial justice to the applicant 

as well as to other property owners in the surrounding area or, in the alternative, that 
a lesser relaxation than that applied for would give substantial relief to the owner or 
occupant of the property involved and be more consistent with justice to other 
property owners.   

 
All members voted yes because nearby homes have decks with similar setbacks, 
viewshed impairment is not an issue, all ZO setback requirements are met, and local 
neighbors strongly support the request. Clear easement property boundaries and 
Charlie Glas's commitment to restoring the easement post-construction will benefit 
users and address concerns from neighbors who use the easement but live farther 
away. 

 
#4 That the hardship asserted by the applicant by way of justification for a variance is 

due to unique circumstances of the property.   
 
 All members voted no. The property is like other parcels surrounding it. 

 
#5 That the hardship asserted by way of justification for the variance is not self-created. 
 
 All members voted no as the hardship asserted is considered self-created. 
 
#6  That, in granting a variance, the Zoning Board of Appeals is ensuring that the spirit of 

the Zoning Ordinance is observed, public safety and health is secured, and substantial 
justice done.   

 
 All members voted yes as public safety is secured and substantial justice is given to the 

applicant as the deck will offer lake enjoyment to them and to neighbors as viewsheds 
are not impaired.  

 
Bekes stated the above findings are based on the documentation presented by the applicant 
and the representations made at the meeting.   
 
Bekes moved to grant variance approval for the variance request to allow 32.8% lot coverage 
with no restrictions.  The approval is based upon stated findings of the ZBA members on 
variance criteria #1, #2, #3, and #6 set forth in Section 23.8 of the Zoning Ordinance and 
documentation presented.    
 
Sawusch supported and the motion was carried unanimously with a 4-0 vote in favor. 
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Bekes then moved to grant variance approval for the variance request to allow a 32 feet water 
way setback with the condition the side yard setback from the new deck to the east property 
line is at 10 feet minimum, with the understanding that east property line will be established at 
the completion of the survey of said property line.  This approval is based upon the stated 
findings of the ZBA members on variance criteria of #1, #2, #3, and #6 set forth in Section 23.8 of 
the Zoning Ordinance and documentation presented.     
 
Sawusch supported and the motion was carried unanimously with a 4-0 vote in favor. 
 
The next item to come before the ZBA is the application from American Village Builders (AVB) 
on behalf of Jessica and Matthew Mathieson for a variance of Articles 15 and 22.9.B for a new 
home build with a 50.32% coverage where 31.4% maximum is required.  The subject property is 
307 S Gull Lake Dr, which is a non-conforming lot located in the R-1 Low Density Residential 
Zoning District.  The parcel number of the subject parcel is 3904-20-118-290.   
 
Keck stated the proposed is for a new home build with a 50.32% lot coverage.   
 
Jack Gesmundo and Amanda Marshal were present on behalf of the applicant.  Gesmundo 
described the difficulties of building on the narrow lot as it has a 29-foot drop in elevation from 
the road to the lake.  The applicants would like to build a permanent home and rectify the issue 
of no access to the lake from the current parking area other than through the home.  The design 
will increase both side yard setbacks and the lakeside setback from the current footprint.   
 
ZBA member questions found the height of the building meets ZO requirements, the 50.32% lot 
coverage calculation of the proposed is agreed upon by both Keck and Gesmundo, the decision 
should only focus on the lot coverage variance request as all setback requirements are met, 
viewshed issues from homes further away than next door to the applicant’s lot have not been 
discerned due to the severe topography in play, and 5.62% of the requested 50.32% lot 
coverage is considered landscaping.  
 
Bekes moved to open public comment and DeKruyter supported.  The motion passed with a 
vote of 4-0 in favor and DeKruyter opened public comment. 
 
Steve Maslen, the next door neighbor to the south, opposed variance approval as it will be a 
large house, three stories at the lake front, ten feet higher than other homes as there are no 
other three-story homes in the area and doesn’t fit with the existing neighborhood. 
 
Sandra Maslen, the next door neighbor to the south, opposed variance approval with concern 
about there not being enough sod, concern about land movement caused by heavy construction 
and at the deck, the home will be 40 feet straight up.   
 
DeKruyter reported that Susan B. Anthony, the next door neighbor to the north, opposed 
variance approval in written correspondence.   
 
With no further public comment offered, Bekes motioned to close public comment and Duffy-
Geiger supported.  The motion carried unanimously with a vote of 4-0 in favor and Chairman 
DeKruyter closed the public comment period.     
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The ZBA discussed the six factors outlined in Section 23.8 – ‘Variance Standards and Conditions’ 
with the following results:  
 
#1  That the variance will not permit the establishment within a zoning district of any use 

which is not allowed as a permitted or special land use within the district. 
 
 The ZBA found a home is a permitted use within the district.  All members voted yes and 

agreed that the variance request does not create a use that is not permitted within the 
district.   

  
#2 That compliance with the strict letter of the Zoning Ordinance would unreasonably 

prevent the owner or occupant of the property from using the property for a 
permitted purpose or would render conformity with the Zoning Ordinance 
unnecessarily burdensome.  

 
Bekes, Duffy-Geiger, and Sawusch voted no, citing the existence of a home already on 
the property and also that a home could be constructed on the property that conforms 
to the ZO coverage requirements.  DeKruyter voted yes, noting that the lot's topography 
makes constructing a home with lake access from the parking area challenging. 

 
#3 That a grant of the variance applied for would do substantial justice to the applicant 

as well as to other property owners in the surrounding area or, in the alternative, that 
a lesser relaxation than that applied for would give substantial relief to the owner or 
occupant of the property involved and be more consistent with justice to other 
property owners.   

 
 Bekes, Duffy-Geiger and Sawusch voted no as the proposed would not offer substantial 

justice to neighbors as both neighbors gave public comment as to their concerns of 
approving the variance.  Further, the topography of the lot may justify a lot coverage 
variance, but not to the extent requested by the applicant.  DeKruyter voted yes as the 
side yard setbacks and lakeside setbacks would be increased.  

 
#4 That the hardship asserted by the applicant by way of justification for a variance is 

due to unique circumstances of the property.   
 
 Bekes, Duffy-Geiger and Sawusch voted no as the lot is not unique to Ross Township.  

Although the topography of the lot may be difficult for constructing a home, it does not 
justify the large variance requested.  DeKruyter voted yes citing the topography is very 
severe for a lake front home. 
 

#5 That the hardship asserted by way of justification for the variance is not self-created. 
 
 All members voted no as the hardship asserted is considered self-created. 
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#6  That, in granting a variance, the Zoning Board of Appeals is ensuring that the spirit of 
the Zoning Ordinance is observed, public safety and health is secured, and substantial 
justice done.   

 
 Duffy-Geiger and Sawusch voted no, DeKruyter and Bekes voted yes.  Information and 

opinions that came forth from the public comment period, substantial justice to the 
property owner/neighbors and public safety considerations were discussed.  Thall stated 
a lessor relaxation could be a consideration.  The ZBA discussed the potential of a lessor 
relaxation of the lot coverage attribute and opined an amended plan closer to a 41% 
total lot coverage including the landscaping would be more reasonable.  

 
Bekes asked about the consideration of tabling the decision to give the applicant time to 
consider a lessor relaxation on total lot coverage.  DeKruyter asked Gesmundo if he 
would agree with tabling the decision for said reason and Gesmundo agreed.    

 
Bekes stated the above findings are based on the documentation presented by the applicant 
and the representations made at the meeting.   
 
Bekes moved to table the variance request decision of the requested total lot coverage of 
50.32% for a new home build at 307 S. Gull Lake Drive to the Jun 3, 2026 ZBA meeting at the 
Ross Township Hall based upon the stated findings of the ZBA members on variance criteria #’s 1 
– 6, set forth in Section 23.8 of the Zoning Ordinance to allow the applicant time to consider a 
lesser relaxation for total lot coverage.        
 
Sawusch supported and the motion was carried unanimously with a 4-0 vote in favor. 
 
 
BOARD MEMBER TIME 
 
Chairman DeKruyter inquired about the sign at the Bluffs that should have been removed.  Keck 
reported that per the ZBA’s previous request, AGS contacted MDOT about removal of The Bluffs 
at Gull Lake’s temporary construction sign from the road right of way. MDOT agreed that the 
sign should be removed and responded that it would send a letter to the property owner giving 
them 30 days to remove the sign. It has now been more than 30 days and the sign is still 
present. Keck committed to follow up with MDOT accordingly.  
 
Bekes reported the Township and Village signed a service agreement arrangement for the Fire 
services to Augusta Village.  The Fire Board has been disbanded and management of the Fire 
Department transitioned to the Ross Township Board.   
 
Bekes also reported that the Planning Commission (PC) is ready for public hearing on changes to 
the ZO including updated references to electrical code in Article 18 and Definitions in 2.2 and, a 
change to the sidewalk standards in Article 10, Section 10.6.D (Sidewalks and Pedestrian 
Linkages).  The PC has also begun work in reviewing the attributes of Section 23.8 – ‘Variance 
Standards and Conditions’ at the request of the ZBA, approved with a resolution their 
2026/2027 fiscal year meeting schedule, adopted their budget and elected Pamela Sager as 
Chairperson, Sherri Snyder as Vice-Chair, and Michael Moore as Secretary. 
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The second public comment was cancelled due to no one in attendance from the public. 
 
ADJOURNMENT 

There being no further business to come before the Board, Bekes motioned to adjourn and 
Duffie-Geiger supported.  Passing unanimously, the meeting adjourned at 7:32 pm.   

Respectfully Submitted, 

 
 
Michael Bekes 
Acting Recording Secretary 

 


