GANGES TOWNSHIP PLANNING COMMISSION

Monthly Meeting Minutes FINAL for October 25, 2005

Ganges Township Hall

119th Avenue and 64th Street

Fennville, MI, Allegan County

Chairman Reimink called the meeting to order at 7:00 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 HEARING

Article VII, Section 7.3A Amendment
Public hearing postponed because it was not posted twice, as required by law.  

PUBLIC COMMENTS 
Susie Pierson, 6944 Lakeshore Ct, requested a reading of the above amendment, with Reimink complying.
CORRESPONDENCE

Letter dated September 29, 2005, and a brochure from Kathleen Schwegel, 6385 120th Ave., concerning water issues and the protection of our water resources.  She is opposed to new infrastructure and supports maintaining a rural environment in Ganges Township. 
Letter dated October 10, 2005, from Catherine Kaufman of McKenna Associates, regarding a fee estimate for the preparation of the updated Land Use Plan. 

Letter dated October 8, 2005, from Birkes to McKenna Associates, accompanying a data disk of the latest draft of the Land Use Plan and color versions of supporting maps. 

E-mail dated October 25, 2005, from Roxanne Seeber, Ganges Twp. lawyer, to Birkes stating she had reviewed the draft of the zoning ordinance amendment and placed it in “ordinance form.”

Letter dated October 21, 2005, from Al Ellingsen, Land Division Officer, to the Planning Commission (P.C.) requesting that the P.C. determine a procedure re: the approval review for private roads.

Memo dated October 21, 2005, from Reimink to P.C. re: the Section 7.3A amendment status, the suggestions from the township attorney, and a request that the P.C. read Ellingsen’s letter (above).

PUBLIC COMMENTS ON AGENDA ITEMS

The P.C. modified tonight’s agenda as follows:

1) Adding another section designated as Roman numeral V, Liaison Reports, with the subcategories of :

A. Report from the Township Board Liaison

B. Report from the Zoning Board of Appeals (ZBA) Liaison
C. Report from the Zoning Administrator
2) Changing the Business Session’s number to VI, with the subsequent sections also advancing by one Roman numeral

3) Adding Private Roads/Land Divisions to section D, New Business, becoming item number 2

LIASON REPORTS

Township Board Liaison Report

Looman, liaison, reported that the township board approved hiring the planning services of McKenna Associates to update the Land Use Plan.  The P.C.’s next meeting with McKenna Associates will be November 10, 2005.  The township board also approved $49,000 for the Ganges Twp. hall renovations, to be contracted with McKellips Construction.

Zoning Board of Appeals Liaison Report

Bellenger, liaison, reported that the ZBA met on August 29, 2005, approving four (4) requests and denying one (1).

Zoning Administrator Report

Paul Shamblin, Zoning Administrator, reported receiving mining reports from two sand mines.  He stated he went out to the Ciesla property, which he does on a monthly basis, and that a slip box at the end of the drive still needs to be installed.  Shamblin stated also that he still needs to receive a second quarterly report from Ciesla.

Reimink emphasized that the P.C. should be getting copies of the quarterly reports, per the ordinance, and Looman agreed.

Shamblin reported that the next ZBA meeting is scheduled for November 1, 2005.  And he is attempting to establish office hours at the township hall on Tuesdays from noon to 3:00 PM.

Phil Badra, 2230 Lakeshore Dr., inquired about the status of the Miller property.  Shamblin responded that it is still in process, that the owner had been cited for having a dangerous building.  The owner must comply within thirty (30) days.

BUSINESS SESSION

Gooding moved to approve the September 27, 2005 regular meeting minutes with one (1) modification on page one; Bellenger supported; motion carried.
Birkes moved to approve tonight’s agenda as modified above; Earl supported; motion carried.

UNFINISHED BUSINESS
Article VII, Section 7.3A Amendment
Birkes responded to township attorney Seeber concerning her E-mail about this amendment (see Correspondence), stating he agreed with her suggestions and changes.  The P.C. concurred.  Birkes moved to table any further discussion on the Section 7.3A amendment until the suggested language come back from the attorney; Looman supported; motion carried.

Birkes also recommended addressing more than one amendment at a time in a public hearing, as appropriate, as it would help keep expenses down.
Committee Reports
Land Use Plan Update
Looman reports attempting to get more information to McKenna Associates in the form of the 5-year road model; Reimink may be able to provide the information.  Kaufman of McKenna Associates is working on getting base maps from Land Information Services (LIS), which will assist in strategizing the Land Use Plan update.  The cost for the maps may be approximately $400.  Birkes will contact the Township Clerk, Yonkers, regarding the possibility that the township may have already contracted with LIS for this service, which would lower the cost. 

Bob Simonds, 2318 70th St., asked which features would be on the base maps, suggesting the P.C. get this clarified.

Looman reminded the P.C. of the October 31, 2005 LIS open house.  All P.C. members plan to attend except Bellenger and DeZwaan.

Section 3.2F1 Review

Committee chair DeZwaan reported that the committee met on October 3, 2005, and discussed the following:

1) The information from the survey, specifically the desire to restrict placement of single-wide mobile homes on standard residential lots
2) The increase of the square footage size of a home, making it comparable to surrounding townships

3) The possibility that Article IIA may be a more appropriate section of the Zoning Ordinance for the issues of dwelling size

The resulting recommendations for amending Section 3.2F1 (dwelling size) are as follows:  ground floor area of a dwelling not to be less than 960 square feet, and minimum width of a single-family dwelling to be 24 feet.

Shamblin questioned the wording of the amendment as it related to the committee’s intent of eliminating single-wide mobile homes on residential lots in the future.  The P.C. agreed that the wording does need to be altered to match the intent.
Gooding explained that the intent is to have single-wide mobile homes placed in parks, as opposed to on standard residential lots, and DeZwaan assured that the 960 square footage size for a dwelling was meant to be able to maintain reasonably affordable housing.

Reimink questioned if this amendment would apply to temporary dwellings or migrant housing, to which Shamblin replied the P.C. has no jurisdiction over either.

Michael O’Connor, 6635 118th Ave., disagreed with this amendment, postulating that it would not allow the upgrading of existing mobile homes, of which there are many in this township, and thus eventually leading to eyesores.  Shamblin assured that upgrading would be allowed if done according to the ordinance.

Susan Smith, 6247 122nd Ave., asked if a group of mobile homes could be placed on a parcel of land and call itself a park.  Shamblin responded that the current regulations prohibit this.  There are strict state regulations and guidelines for mobile home parks, which would more than likely prevent this situation.

Motion was made by Earl to send the Article III, Section 3.2F1 amendment draft to the township lawyer, Seeber, for appropriate wording and recommendations; DeZwaan supported; motion carried.
Reimink followed up with Seeber’s suggestion to address setbacks and side yards (parts B. and C. of Section3.2).  After much discussion by the P.C. with suggestions from Shamblin, the recommended footage for side yards for all zones was a minimum of 15 feet (presently 5 feet for residential), primarily for safety reasons.  Gooding reminded the P.C. that a variance could be requested of the ZBA, with Shamblin confirming this.  Birkes recommended reading the Zoning Ordinance to make sure that any new amendment cover everything, looking at rear yards as well.  The P.C. then recommended that the committee meet again.

Land Divisions—Review of Recent Activity
The P.C. has not received any more land division approvals to date; Ellingsen reports in his letter to the P.C. that there are several pending.  The P.C. reviewed the three (3) most recently approved divisions.

Shamblin will assist the P.C. with plotting the land divisions on the platte book once he acquires it from the county.  He also advised that the P.C. should be reviewing the land divisions prior to their being approved by the land division officer.  Birkes responded that the current procedure is based on the Land Division Act.  Birkes recommended keeping the Land Division section on all future agendas.

NEW BUSINESS
Potential Ordinance Revisions
Gooding suggested not adding any further amendments at this time; the other P.C. members concurred.
Private Roads/Land Division

Reimink read the letter from Ellingsen, Land Division Officer, to the public.  In the letter, Ellingsen asked if the P.C. wanted to approve private road placement or positioning on land division applications.  If the P.C. does, it must be done prior to his approving the land division.  If the P.C. is only interested in the physical construction of the road, Ellingsen stated he would be qualified to address this part without the P.C.’s involvement, then proceed with the land division part of the application.

Referring to Article VIIF, Section VI, Section 7F.05B and after much discussion, the P.C. determined that it must receive the land division applications and review them prior to Ellingsen approving them to determine compliance with the private road ordinance.  The zoning administrator would review the application as well, to assist the P.C. in determining compliance.  Birkes further emphasized that the necessity for the P.C. to review the applications was not a matter of wanting “control regarding specific placement or positioning of the road,” per Ellingsen’s letter, but a matter of following what the ordinance states.
Earl recommended scheduling a separate meeting to address the pending land division applications as a result of the increased involvement of the P.C. as required by the ordinance.  It was agreed that Shamblin would receive the applications from Ellingsen, review them, then present packets of information for the P.C. to review at this meeting.
Earl made the motion for Birkes to draft a letter to Ellingsen in response to his letter, stating that the P.C. will request that he send land division applications to the P.C. for review in determining compliance with the private road ordinance.  Looman supported and motion carried.
PUBLIC COMMENTS
Bob Simonds, 2318 70th St., expressed support for the P.C.’s determination to review land division applications, stating this is an approach from a “planning” standpoint and involving the P.C. in the actual planning process.  Simonds also expressed concern about the poor lighting in the township hall and the difficulty the public experiences in hearing the commissioners.

Rob Soltysiak, 6322 113th Ave., also supported the P.C. re: the land division applications.
Phil Badra, 2230 Lakeshore Dr., agreed with the P.C.’s decision to review land division applications.
ADJOURNMENT
Gooding moved to adjourn; Looman supported; motion carried unanimously. Meeting adjourned at 9:34 PM.
Respectfully submitted,

Elaine I. Troehler

Ganges Township Recording Secretary  
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