GANGES TOWNSHIP PLANNING COMMISSION

Monthly Meeting Minutes FINAL for September 27, 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 – absent



Commissioner Barry Gooding – present




Board Trustee Terry Looman – present

PUBLIC COMMENTS — None
CORRESPONDENCE

Letter from Planning Commission (P.C.) to Paul Shamblin, Zoning Administrator, regarding possible violations of Section 7E.11C of the Mineral Mining Ordinance, requesting clarification or advice, and enforcement of ordinance if applicable. 
Letter from P.C. to John Hebert, Ganges Township Supervisor, requesting that he, in turn, request that land division applications be passed on to the P.C. from the Land Division officer, Al Ellingsen, in order to assist the P.C. in developing the Land Use Plan.

Letter from Hebert to Ellingsen requesting that Ellingsen provide the P.C. with specific information from land division applications.
Memo from Birkes, P.C. Secretary, to P.C. reporting a follow-up telephone conversation with Ellingsen re: obtaining land division information.  Ellingsen expressed no objection to supplying information to the P.C. on land division approvals.
Letter from Neil Van Leeuwen sent to Cindy Yonkers, Ganges Township Clerk, forwarded to the P.C., expressing concern over the P.C.’s request from the August 23, 2005 regular meeting that they be given land division information.  Van Leeuwen understood that the P.C. would be involved in the decision-making process.  He also expressed concern about the discussion of a possible moratorium.

E-mail from Birkes to Yonkers following up on the Van Leeuwen correspondence, explaining the P.C.’s intent in obtaining land division information.  Birkes responded to Van Leeuwen in a letter with the same explanation.
Letter from John Lohrstorfer, Ganges Township lawyer, stating that Michigan does not have a moratorium provision in its zoning statute, therefore advising that the P.C. continue to process special use permits or rezoning requests while still devoting attention to the Land Use Plan development.  Lohrstorfer did note that applications may be delayed due to the work on the Land Use Plan.

BUSINESS SESSION

Looman moved to approve the August 26, 2005 regular meeting minutes as presented; Gooding supported; motion carried.
Birkes moved to approve the September 14, 2005 special meeting minutes as presented; Looman supported; motion carried.

Bellenger moved to approve the September 27, 2005 agenda, changing the order of the Committee Reports, to discuss Section 7.3A amendment first, followed by the Land Use Plan update, per Looman’s request.  DeZwaan supported and motion was carried. 
UNFINISHED BUSINESS
Section 7.3A Amendment
A Section 7.3A amendment committee report was submitted to the P.C. by committee members Birkes (chairperson), DeZwaan, and Gooding, summarizing the results of extensive discussion.  Intent is to decrease the amount of Zoning Board of Appeals (ZBA) involvement, i.e. decrease variance requests, and prevent smaller nonconforming structures from developing into larger nonconforming structures.  The committee developed four (4) provisions to address the above two (2) goals (refer to committee report). 
Reimink questioned the reason for the third provision, which states existing structures can be modified only one time.  DeZwaan explained its intent was to prevent an additive effect by adding enlargement onto enlargement, etc.
Birkes suggested the words “before the enactment of this amendment” be added to the third provision.  Shamblin assured that these provisions would be understood to be grandfathered in, and that additional wording typically leads to more confusion.
Birkes read the Section 7.3A proposed amendment drafted September 21, 2005 to the public, noting the change in the fourth line, second word, from “section” to “space.”  Shamblin was asked if this amendment would address the majority of the situations he handles as zoning administrator, to which he replied in the affirmative, that it is a “vast improvement” and clearer in content.  Discussion did ensue regarding the historical practice of the zoning administrator making “common sense” decisions, a concern that this is arbitrary decision making and could cause problems with future requests.
Gooding moved to approve the corrected Section 7.3A proposed amendment, send it to the township attorney for review, then schedule a public hearing on said subject.  Looman supported and motion carried.

Land Use Plan Update
Looman presented copies of the proposal from McKenna Associates for providing professional planning services.  The land use committee, Birkes, Looman, and Reimink, met with them September 14, 2005.  The proposal lists the professional tasks in seven (7) groupings, with the approximate number of hours each task may require, and the subsequent fees. 
Looman pointed out that some of the tasks have been addressed or initiated by the P.C. already.  Regarding the task of getting public input, Gooding noted the P.C. has some public input at this time from past surveys, and DeZwaan added that the P.C. meetings are well attended, resulting in additional information and feedback from the public.  Per Looman, Catie Kaufman of McKenna Associates recognized the benefit of these efforts made by the P.C. to obtain public input.  All commissioners concurred that continuing to encourage public input is essential in developing the Land Use Plan, including holding a public hearing at the appropriate time.
Looman also presented to the P.C. and read off a list of eight (8) major goals for the future Land Use Plan, as written by the land use plan committee (refer to written list).  Looman strongly advised going with McKenna Associates, stating they have experience with other townships that have similar concerns as Ganges Township, as well as already having a familiarity with this township.  He further supported using the professional service, stating they have the expertise and could get the Land Use Plan update completed in a timely manner.  The commissioners concurred, acknowledging that the allowed budget would adequately cover the expense.  McKenna Associates’ fees were acknowledged to be very reasonable, with the public at this meeting concurring.
Reimink opened the floor for public comment: 

Bob Johnson, 2295 70th St., advised that the P.C. consider Allegan County’s plan when developing its plan, and be in sync with it.

Shamblin, Zoning Administrator, asked what the time frame is for the Land Use Plan.  Looman replied that it is approximately twenty (20) years, with a review every five (5) years.
Bob Simonds, 2318 70th St., expressed concern that the technical zoning issues are not in sync with the present land use.  He advised that zoning should reflect land use as it is today, not as it is projected twenty (20) years from now.

DeZwaan presented a map showing the existing zones of Ganges Township (from the Allegan County Land Information Services), with an overlay of existing land use.  Birkes suggested the need for the P.C. to acquire updated map(s) to assist in the development of the Land Use Plan.

Birkes moved that the P.C. recommend to the township board that the P.C. accept the proposal by McKenna Associates to assist the P.C. in the development of the future Land Use Plan, potential costs not to exceed $10,000.  Gooding supported and motion carried.

Land Divisions
Birkes distributed to the P.C. copies of three (3) land division applications received from Ellingsen, Land Division Officer.  Reimink suggested the P.C. acquire a parcel map on which to designate the approved land divisions.  Following a suggestion from Shamblin, Birkes then advised using a platte book, as well, to record land divisions. The platte book is updated yearly by the county.
Bob Simonds, 2318 70th St., expressed concern that subdivision requests would not reach the P.C. for recording.

Phil Badra, 2230 70th St., offered that an owner could divide his property, but if he did not sell it, it would not be recorded with the county.  Shamblin disagreed, stating that it would be recorded by the administrator.  Badra countered that it was the landowner’s responsibility to have it recorded.  Per Shamblin, the State Land Division Act dictates that the administrator record the division.
It was stressed by the P.C. that the intention of acquiring information about land divisions and the subsequent recording on maps and/or in a platte book would be to follow trends and keep it abreast of public demands.

DeZwaan moved to authorize Shamblin to purchase a platte book and binder, cost not to exceed $125, and bill it to the township.  Birkes supported and motion carried.

Birkes recommended that the platte book be kept at the township hall.  A suggestion was also made that land divisions be recorded sequentially, as they are received, with the task of recording to be done by a different commissioner each month on a rotating basis.  Gooding proposed having a wall map, too, using pegs to designate the land divisions.

NEW BUSINESS
Potential Ordinance Revisions
The five (5) issues listed on page two (2) under New Priorities/Action Plans, in the August 23, 2005 meeting minutes, were reviewed.  Reimink expressed concern that the P.C. may be taking on too much at this time if it were to address these ordinance amendments.  DeZwaan noted that some are “simple,” while others are more complicated, suggesting that forming a special committee to do the initial work on the amendments may be appropriate.  Birkes concurred, stating that committees can devote more time to each issue.  Hence, a dwelling committee for the above ordinance amendments was created, consisting of Bellenger, DeZwaan, and Gooding.
Other
Reimink reported that there is a citizens’ planner meeting tentatively scheduled for January 2006.  DeZwaan and Gooding expressed interest in attending.

Looman attended an MTA seminar in Kalamazoo, reporting that there are a couple of state bills presently up in the state legislature on septic sewage.  The state is proposing that sewage no longer be allowed to be dumped, that it must be kept in holding tanks.  Looman is presenting to the P.C. that if this bill passes, where would the P.C. consider the holding tanks be located.

Another bill addresses the use of windmills as a power source.  The bill would not allow the township boards to regulate their location as it would relate to zoning.

Looman also received clarification at the seminar that the township is not required to get involved in a community septic system, as a Blue Star/Glenn developer has been requesting the township do. 
PUBLIC COMMENTS
Bob Johnson, 2295 70th St., brought to the P.C.’s attention that tonight’s agenda is not listed on the web site, that the last agenda listed is dated July 26, 2005.  Also, the meeting minutes from May through August, 2005, are listed, and the P.C. chairman is Bruursema.  Looman responded that he will address this with the township board, and Birkes suggested that past meeting minutes be archived, placing only current or updated P.C. information on the web site.
Rob Soltysiak, 6322 113th Ave., stated there is no state that has legislation that precludes a moratorium.  He stated that a moratorium would be allowed as long as there is a specific time length and appropriate reason, that courts have upheld them.  He cited the examples of South Haven implementing one and Douglas being in the process of initiating a moratorium.  Soltysiak also urged the P.C. to go forward with using the professional services of McKenna Associates to update the Land Use Plan.
ADJOURNMENT
Looman moved to adjourn; Birkes supported; motion carried unanimously. Meeting adjourned at 9:18 PM.
Respectfully submitted,

Elaine I. Troehler

Ganges Township Recording Secretary  
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