Draft

GANGES TOWNSHIP PLANNING COMMISSION

SPECIAL MEETING JUNE 18TH, 2009 7:00PM

1. Call to order and Roll Call

The meeting was called to order at 7:01pm.

Members Present:  Looman, Gooding, DeZwaan, Howard, Reimink

Members Absent:  None

Staff Present:  Bare

2. General Public Comment:  None

3. Approval of Agenda
Motion to approve the agenda as written was made by Gooding and supported by DeZwaan.  Motion carried.

4. Zoning Ordinance Workshop

a. Review of Flood Plain Overlay

i. Planner Patrick Hudson, AICP, CFM

Smalley asked Hudson to come in her place this evening to help with the Flood Plain Overlay section in the Zoning Ordinance.

Gooding stated that the main concern is to present the people of the Township with something for insurance in the Flood Plain district and if there is insurance possible, does this come from the County?

Hudson stated that the County does provide maps but insurance comes from private companies.

Gooding stated that the Boards do not want to create a hardship for residents in these areas and also does not want prevent them from borrowing against their properties rendering them worthless.

Howard asked if having a Flood Plain overlay district required and is it a good idea to have one?

Hudson stated it is not a requirement, but yes it is a good idea to have one.  Since maps have been published showing this it should be included in the Zoning Ordinance.  Having it in place helps with building and prevents errors and gives clarification in these areas.

Hudson also stated that maybe in the section the elements could be split and helps with less confusion.  His recommendation is to have a section called 9.02 Black River Watershed and then 9.03 Flood Plain Overlay.  The whole section could be titled Resource Protection Overlays.

Gooding asked what was a good distance to require from the banks of the rivers?

Hudson stated that maybe a minimum of 25ft could be required, but also look at a couple of other factors to determine the distance.  Black River Watershed people say minimum of 50ft, so maybe something along the lines of 25ft-50ft should be required.

Gooding stated that he looked at other Ordinances and it was pretty common that 100ft was required.

Howard stated she liked the idea of splitting the elements of the section and the title of the section.

Hudson also provided the Planning Commission with official definitions for what everything means in a Flood Plain Overlay and with water issues.

Howard asked the subcommittee to go back and look at the information that was provided from Hudson and to come up with the split section under the new title of Resource Protection Overlays District.

Hudson also made a recommendation to have the Township Board rescind the current Flood Plain Ordinance since it is based on an Act that is no longer in existence.  The Planning Commission and Board need to adopt a new ordinance and a resolution.

Bob DeZwaan stated he was having a hard time with the word ‘banks’ and how does that apply to Hutchins Lake and Lake Michigan?

Gooding stated that the term ‘banks’ would only be used where Black River is stated.

Gooding and DeZwaan were asked to have the new draft done by June 24th, 2009 so the Planning Commission and Board could look it at by the next meeting.

b. Review of Special Land Uses

Howard took the chart of all permitted uses in the Township and cleaned it up to make it more user friendly.  There was nothing deleted, just cleaned up.

c. Review Uses in each District

Handed out was the Table of Uses – Draft 5/1/09 Revised 6/2/09, All Possible Uses in which was reviewed by Commissioners.  The following changes were made to allow either Permitted (P) or Special Land Use (SLU).  Changes are in red.

TABLE OF USES – DRAFT 5/1/09

Revised 6/2/09
All possible uses

	LAND USE
	AG
	RR
	R
	C1
	C2
	I
	MUD
	Man. Home

	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	

	Accessory apartments assoc. w/ business
	N
	N
	N
	N P
	N
	N
	P
	N

	Accessory buildings and uses
	P
	P
	P
	P
	P
	P
	N
	P

	Adult foster care homes
	N P
	N P
	N P
	P
	N
	N
	N
	N P

	Ag products retail (not produced where sold)
	N P
	N
	N
	P
	P
	N
	N
	N

	Ag products retail (produced where sold)
	N P
	N P
	N P
	P
	N P
	N
	N
	N

	Agricultural operation including general farming, truck farming, fruit orchard, nursery, greenhouses, and usual farm buildings
	P
	P
	N
	N
	N
	N
	N
	N

	Agricultural service establishment
	P
	N
	N
	N
	P
	P
	N
	N

	Ambulance service
	N
	N P
	N
	N
	P
	P
	N P
	N

	Assembly buildings, theatres, auditoriums, private clubs
	N
	N SLU
	N
	P SLU
	P
	N
	P SLU
	N

	Automobile, motor vehicle wash, repair, fuel station, sales and service, GAS STATION/CONVENIENCE STORE
	N
	N
	N
	N
	P
	P
	N
	N

	Bakery, baked goods store
	N
	N
	N
	P
	P
	N
	P
	N

	Bank, credit union, financial institution 
	N
	N
	N
	P
	P
	N
	P
	N

	Banquet hall/catering
	N
	N
	N
	SLU
	P
	N
	SLU
	N

	Barber or beauty shop
	N
	N
	N
	P
	P
	N
	P
	N

	Bars, taverns, lounges
	N
	N
	N
	N
	P
	N
	N P
	N

	Bed and breakfast establishments
	P
	SLU
	SLU
	P
	N
	N
	N
	N

	Bowling alley, indoor amusement
	N
	N
	N
	N
	P
	N
	N P
	N

	Broadcasting studio, w/o tower
	N
	N
	N
	P
	P
	N
	P
	N

	Business office
	N
	N
	N
	P
	P
	N
	P
	N

	Campground, RV Park
	SLU
	SLU
	N
	N SLU
	P N
	N
	N
	N

	Cemetery
	N SLU
	SLU
	SLU
	N
	N
	N
	N
	SLU N

	Church, religious assembly****
	N
	SLU
	SLU
	P SLU
	P SLU
	N
	N P
	N

	Clinics (medical, dental, lab)
	N
	N
	N
	P
	P
	N
	P
	N

	Cluster (open space) developments
	SLU
	SLU
	SLU
	N
	N
	N
	N
	N

	Commercial extraction and processing of topsoil, stone, rock, sand, gravel, lime or other soil or mineral resources
	SLU
	N SLU
	N
	N
	N
	SLU
	N
	N

	Computer, electronics sales and service
	N
	N
	N
	P
	P
	N
	P
	N

	Confined feedlot and livestock holding facilities
	P
	N
	N
	N
	N
	N
	N
	N

	Contractor’s office and storage yard
	N
	N
	N
	N
	P
	P
	N
	N

	Cottage industry
	P
	SLU
	SLU
	P
	N
	N
	N
	N

	Day care centers and homes NEED HELP FROM TASHA SMALLEY
	N
	N
	N
	P
	N
	N
	N
	N

	Dry cleaning, laundry (drop off only)
	N
	N
	N
	P
	P
	N
	N P
	N

	Elderly housing NEED HELP FROM TASHA SMALLEY
	N
	N
	N
	P
	N
	N
	N
	N

	Electric, HVAC, Plumbing (supplies and service)
	N
	N
	N
	N
	P
	P
	N
	N

	Equine boarding stable and training facility
	P
	SLU
	N
	N
	N
	N
	N
	N

	Excavating, septic, well drilling, crane services
	N
	N
	N
	N
	SLU
	P
	N
	N

	LAND USE
	AG
	RR
	RES
	C1
	C2
	I
	MUD
	Man.

Home

	Exterminator service
	N
	N
	N
	N
	N
	P
	N
	N

	Family day care home NEED HELP FROM TASHA SMALLEY
	P
	P
	P
	N
	N
	N
	N
	P

	Farm market
	P SLU
	SLU
	N
	P SLU
	P SLU
	N
	N
	N

	Fences subject to Section 3.10*****
	P
	P
	P
	N
	N
	N
	N
	N

	Florist
	N
	N
	N
	P
	P
	N
	P
	N

	Florist, with nursery
	N
	N
	N
	P
	P
	N
	N
	N

	Fraternal or social club or lodge
	N
	N
	N
	N
	P
	N
	P
	N

	Funeral home and mortuary establishment
	N
	N
	N
	N
	P
	N
	N
	N

	Garage, public vehicles
	N
	N
	N
	N
	N
	P
	N
	N

	Gas station/convenience store****
	N
	N
	N
	SLU
	P
	N
	N
	N

	Golf course or country club
	SLU
	SLU
	N
	N
	N
	N
	N
	N

	Government buildings NEED HELP FROM TASHA SMALLEY
	N
	N
	N
	P
	P
	N
	N P
	N

	Greenhouse and nursery, commercial when operated primarily as wholesaling operations with limited retail sales
	P
	SLU P
	N
	N
	P
	P
	N
	N

	Greenhouse, nursery, wholesale
	P
	N
	N
	N
	P
	P
	N
	N

	Grocery store
	N
	N
	N
	P
	P
	N
	P
	N

	Group day care home NEED HELP FROM TASHA SMALLEY
	P
	SLU
	SLU
	N
	N
	N
	N
	SLU

	Health or exercise club
	N
	N
	N
	P
	P
	N
	P
	N

	Home based business******
	N P
	N P
	N P
	P
	N
	N
	N
	N P

	Home occupation subject to Section 3.08
	P
	P
	P
	P
	N
	N
	N
	P

	Hospital, convalescent center
	N
	N
	N
	P
	P
	N
	N
	N

	Indoor Auction
	N
	N
	N
	N
	P
	N
	N
	N

	Indoor recreation 
	N
	N
	N
	N
	P
	N
	N
	N

	Keeping animals subject to section 3.23 NEED HELP FROM TASHA SMALLEY
	P
	P
	P
	N
	N
	N
	N
	N

	Kennel, commercial
	SLU
	N
	N
	N
	SLU
	N
	N
	N

	Library, museum, community center, governmental, administration, or service use; similar uses owned and operated by a government or noncommercial organization
	N
	SLU
	SLU
	P
	P
	N
	P
	P

	Locksmith
	N
	N
	N
	P
	P
	N
	P
	N

	Lodging:  Bed & Breakfast
	P
	SLU P
	SLU P
	P
	N
	N
	N
	N

	Lodging: Hotel and motel AND INN
	N
	N
	N
	N
	P
	N
	SLU
	N

	Lodging: Inn****
	N
	N
	N
	N
	P
	N
	SLU
	N

	Lumber yard, builder supply, home improvement
	N
	N
	N
	N
	P
	P
	N
	N

	Machine, tool and die shop
	N
	N
	N
	N
	P
	P
	N
	N

	Manufactured home community
	N
	N
	N
	N
	N
	N
	N
	P

	Manufacturing, light
	N
	N
	N
	N
	N
	SLU
	N
	N

	Massage, licensed therapist
	N
	N
	N
	P
	P
	N
	P
	N

	Meat/Poultry processing, packing 
	N
	N
	N
	N
	N
	P
	N
	N

	Medical office, including clinic
	N
	N
	N
	P
	N P
	N
	P
	N

	Mini-storage, commercial
	N
	N
	N
	N
	SLU
	P
	N
	N

	Municipal and public service activities
	SLU
	SLU
	SLU
	P
	N P
	N P
	P
	SLU

	Noncommercial Wind Energy Conversion systems subject to Section 3.26
	P
	P
	P
	N P
	N P
	N P
	N P
	N P

	Nursing or convalescent home NEED HELP FROM TASHA SMALLEY
	N
	SLU
	SLU
	SLU
	N
	N
	SLU
	SLU

	Open air businesses
	N
	N
	N
	N
	P
	N
	N
	N

	Outdoor storage subject to Section 3.22

PLANNING COMMISSIONERS STOPPED AT THIS SPOT AND TO RESUME AT NEXT MEETING
	P
	P
	P
	N
	N
	N
	N
	N

	LAND USE
	AG
	RR
	RES
	C1
	C2
	I
	MUD
	Man.

Home

	Personal service establishment (e.g. salon, tailor, dry cleaning drop-off, etc.)
	N
	N
	N
	P
	N
	P
	N
	N

	Petroleum, propane storage
	N
	N
	N
	N
	N
	P
	N
	N

	Ponds subject to Section 3.24
	P
	N
	N
	P
	P
	N
	N
	N

	Pools subject to section 3.11
	P
	P
	P
	N
	N
	N
	N
	N

	Printing, retail and convenience
	N
	N
	N
	N
	P
	N
	P
	N

	Private roads subject to Section 3.25 in a cluster use development
	N
	P
	P
	N
	N
	N
	N
	N

	Private roads subject to Section 3.25 without cluster use
	P
	P
	P
	N
	N
	N
	N
	N

	Professional office
	N
	N
	N
	P
	P
	N
	P
	N

	Public park, playground, field or open space for recreation
	N
	N
	N
	P
	P
	N
	P
	N

	Public utility, service buildings
	N
	N
	N
	P
	P
	N
	P
	N

	Raising of fur-bearing animals or game
	SLU
	N
	N
	N
	N
	N
	N
	N

	Research and development
	SLU
	SLU
	SLU
	SLU
	SLU
	SLU
	SLU
	SLU

	Restaurant without drive-in facility
	N
	N
	N
	N
	P
	N
	SLU
	N

	Retail, general (<2,500 ft2)
	N
	N
	N
	P
	P
	N
	P
	N

	Retail, general (>2,500 ft2)
	N
	N
	N
	N
	P
	N
	N
	N

	 Riding stables and horse boarding
	N
	N
	N
	P
	P
	N
	N
	N

	Roadside stand
	P
	P
	P
	P
	N
	N
	N
	N

	Sawmill
	N
	N
	N
	N
	N
	P
	N
	N

	Schools and colleges:
	
	
	
	
	
	
	
	

	     K-12, public or private
	N
	SLU
	SLU
	P
	P
	N
	N
	SLU

	     Trade or industrial
	N
	N
	N
	N
	P
	P
	N
	N

	     Commercial (eg. dance, music, martial arts)
	N
	N
	N
	P
	P
	N
	N
	N

	Sexually oriented business
	N
	N
	N
	N
	N
	N
	SLU
	N

	Shooting range
	SLU
	N
	N
	N
	N
	N
	N
	N

	Sign painting and service shop
	N
	N
	N
	N
	P
	P
	N
	N

	Single family detached dwelling
	P
	P
	P
	P
	N
	N
	N
	N

	Single family development with 11 or more buildings
	N
	PUD
	PUD
	N
	N
	N
	N
	N

	Sports facilities, indoor and outdoor (not inc. golf courses and race tracks)
	N
	N
	N
	N
	P
	N
	N
	N

	State licensed residential facility with six (6) or fewer residents
	P
	P
	P
	N
	N
	N
	N
	P

	Studios:  photography, pottery, taxidermy, art, music
	N
	N
	N
	P
	P
	N
	N
	N

	Tailor, dress maker, shoe repair
	N
	N
	N
	P
	P
	N
	P
	N

	Tanning spa
	N
	N
	N
	P
	P
	N
	P
	N

	Temporary uses or buildings subject to Section 3.15
	P
	P
	P
	N
	N
	N
	N
	N

	Tools and gauges:  sales, service, testing
	N
	N
	N
	N
	P
	P
	N
	N

	Travel agency
	N
	N
	N
	P
	P
	N
	P
	N

	Truck terminals, with or without maintenance 
	N
	N
	N
	N
	SLU
	P
	N
	N

	Utility substations
	SLU
	SLU
	SLU
	N
	N
	N
	N
	N

	Veterinary hospital or clinic
	N
	N
	N
	P
	P
	P
	P
	N

	Warehousing and storage (not related to use):
	N
	N
	N
	N
	N
	P
	N
	N

	Wholesale sales/service
	N
	N
	N
	N
	P
	P
	N
	N

	Wind Energy Conversion Systems (commercial)
	SLU
	N
	N
	N
	N
	N
	N
	N

	LAND USE
	AG
	RR
	RES
	C1
	C2
	I
	MUD
	Man.

Home

	Winery
	SLU
	SLU
	N
	N
	N
	N
	N
	N

	Wireless communication tower over 75 feet in height
	SLU
	SLU
	N
	N
	N
	N
	N
	N

	Wireless communication tower under 75 feet in height wholly owned and used by a federally licensed amateur radio station operator
	P
	P
	P
	N
	N
	N
	N
	N

	Wireless communications antenna when attached to a lawful existing telecommunications tower, water tower, or other structure
	P
	P
	P
	N
	N
	N
	N
	SLU


Section 3.22 needs to be reviewed and then Planning Commissioners will resume at the section that was stopped at in the above table.

Looman stated that he went to a seminar on right to farm and there are some changes being made so Planning Commissioners need to be prepared for that to come to the table soon.  He also has some definitions of AG buildings to share with Commissioners.

5. Other business that may come before the Commission:  NONE

6. Future meeting dates

June 30th, Regular Meeting.  July 23rd, Special Meeting.  July 28th, Regular Meeting.

7. General Public Comment

Carmine Bain hopes that limits are not placed on C2 districts and maybe some things that are not being allowed in C2 districts should be re-looked at, example, campgrounds, storage yards, etc.

Bob DeZwaan stated that black top roads are being allowed to go back to gravel.  What is the Board thinking for the next 10years since most businesses are required to be on black top roads?  He also raised the issue with golf courses and where they are allowed.  Golf courses offer a buffer and have a lot of buffer areas so why deter from these?  If wind turbines are going to be the new thing of the future then size and scope should be looked at and this should be addressed soon since they are coming soon.

Motion to adjourn was made by Looman and supported by Howard.  Motion carried.  The meeting was adjourned at 10:03pm.

Respectfully submitted by Kyla Bare, Ganges Township Recording Secretary.
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