GANGES TOWNSHIP PLANNING COMMISSION

Special Meeting Minutes FINAL for November 10, 2005

Ganges Township Hall

119th Avenue and 64th Street

Fennville, MI, Allegan County

Chairman Reimink called the meeting to order at 7:02 PM.

Roll Call:
Chairman Ed Reimink – present




Secretary Jim Birkes – present




Commissioner Ron Bellenger – present




Commissioner Jackie DeZwaan – present  




Commissioner Dortha Earl – present



Commissioner Barry Gooding – present




Board Trustee Terry Looman – present

PUBLIC COMMENTS — None
CORRESPONDENCE — None

BUSINESS SESSION
Review and Discuss Master Plan (McKenna Associates)

Catherine Kaufman and Gregory Milliken, professional planners with McKenna Associates, were present.  They issued a compilation of goals and issues from the last special meeting’s “brainstorming” session (October 12, 2005) and a draft of goals and objectives for the Master Plan (Land Use Plan update).  Milliken listed the main themes from the goals and objectives draft, with discussion from the Planning Commission (P.C.) and public ensuing.  The main points presented were:
Rural Character

--landscape along roadways

--accommodate growth without sacrificing character

--adopt regulations to protect natural features

--enable purchase of development rights program

Agriculture/Residential


--protect valuable ag land


--growth should not conflict with ag uses


--provide alternatives to development for ag property owners


--residential providing quality housing for all members of community in areas designated on plan

Developed further from P.C./public discussion:

--Lakeshore Drive as Natural Beauty Road, also a Heritage Trail


--agricultural Renaissance (?) zones


--open space incentives

Reimink posed the question, “how to keep open spaces?”  Kaufman suggested one way was to offer density bonuses to developers, or “incentivize,” making it more desirable to protect natural features.

Commercial


--concentrate commercial growth in villages


--encourage high-quality developments through the use of architectural and site guidelines


--retain mixed use quality/character of the township


--limit future commercial development along M-89 and Blue Star Hwy. except as specifically designated on the plan

Developed further from P.C./public discussion:


--different levels of commercial


--M-89 and Blue Star Hwy. commercial is “nestegg” for some people—allow for some commercial 


--cluster commercial along corridors


--no commercial where there is a creek

Reimink asked the planners if there is a formula for determining how much land should be commercial.  Bob Simonds, 2318 70th St., responded that in a rural area such as Ganges Township, the percentage of commercial required (or needed) is small.  DeZwaan suggested redefining commercial use along the M-89 and Blue Star Hwy. corridors and having different levels of commercial use.  Birkes summarized that the township does not need high-density, intensive type of commercial activity (“big box”), but that Ganges Township should keep the scale and style of what it presently has.  He further emphasized that the commercial activity should not attract people to the area, but that it should serve the community as it grows.  Kaufman assured that establishing where commercial use is allowed and stating (in text) the type of commercial activity needed to support the community would help prevent “big box” commercial activity.

Industrial


--restrict industrial to the areas planned for it


--protect natural resources from potential impacts of industrial development


--provide for moderate industrial growth near current industrial uses

Natural Resources


--prevent environmental degradation


--preserve and enhance unique natural features

The P.C. and public specified that high-erosion areas and flood plains be considered under natural resources.

Community Facilities


--create a functional, safe circulation system throughout the township


--maintain rural character along roadways


--create opportunities for active and passive recreation in the township


--discourage (correct word/intent?) the extension of public water and sewer from adjacent communities

The P.C. added:


--provide access for all residents adequate public access to lake areas


--work with the county on community on-site waterworks systems

After presenting and discussing the above goals and objectives, Milliken proceeded to the parcel map that McKenna Associates had obtained.  On the map, commercial and industrial businesses were identified along the M-89 and Blue Star Hwy. corridors, with the intent of identifying “clusters.”  Isolated commercial parcels were recognized as important to the community, as well.  Discussion ensued as to whether these areas should be allowed to develop as commercial clusters or be designated as nonconforming parcels.  

Other issues recognized and discussed were the need to check soil and percs and that no interchange business be allowed west of the M-89 exit.  A possible option for both expressway interchanges is to not allow further commercial use until public water and sewer are installed, after which time it could be addressed.

At this time, it was agreed by both the P.C. and planners that another meeting would be required prior to the planned open house.  This meeting was tentatively scheduled for December 14 or 15, 2005.  Also, with the recommendation of Kaufman, the P.C. decided to send a Notice of Intent letter to other townships, stating that Ganges Township is reinstating the Master Plan process.
PUBLIC COMMENTS — None
ADJOURNMENT
Looman moved to adjourn; Gooding supported; motion carried unanimously. Meeting adjourned at 10:28 PM.
Respectfully submitted,

Elaine I. Troehler

Ganges Township Recording Secretary  
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