Ganges Township Planning Commission

Regular Monthly Meeting Minutes DRAFT for August 25, 2009

Ganges Township Hall

119th Avenue and 64th Street

Fennville, MI, Allegan County

I. Call to Order and Roll Call


Chair Howard called the meeting to order at 7:00PM.


Roll Call:  Chair: Sally Howard – Present                    Vice Chair:  Barry Gooding- Present



      Secretary: Jackie DeZwaan – Present          Board Trustee:  Terry Looman - Present



      Commissioner: Ed Reimink – Present    



      Zoning Administrator Tasha Smalley was also present.

II.  General Public Comment


 Ann Gray – 1974 68th Street – The Agenda says that the Guidelines are on the back. There is 
  
 nothing printed on the back.  Howard went over those guidelines.


 Jim Birkes – 2344 70th Street – Stated he did not attend last Thursday's Special meeting, but 
  
 had read the notes from that meeting.  The Master Plan is not law, if it is violated it will not be 
 
 a civil infraction, but the Zoning Ordinance is based on the Master Plan.  Countless hours were 
 used to get the best consensus.  The Master Plan is a guide to make things consistent and does 
 
 not change with the Board.


 Andy Murch – 2384 Lakeshore – He was not present at the July 28th meeting concerning the 
 
 Commercial uses and referred to the decision on Section 8, siting quotes for the Master Plan 
 
 and questioned the singling out of one section.


 Robert Soltysiak – 6322 113th Avenue – Reiterated the comments by Birkes and Murch 
 
 concerning the Master Plan.  We should not forget the money and the public input into the 
 
 Master Plan.  If the Planning Commission goes against the Master Plan they need to explain 
 
 their decisions.  He also asked for a correction to be made to the July 23rd Special Meeting 
 
 minutes concerning his comment which was misquoted on spot zoning.


 Jean Phelps – 2369 68th Street – Moved here about 7 years ago and property was zoned 
 
 commercial that was not the main reason for purchasing it.  But now they are using it 
 
 
 commercially with resale shop/golfing lessons. Her concern is with the changes in zoning along 
 Blue Star that if they sell will new owners have a problem.  She asked how decisions were 
  
 made for the Blue Star corridor- Howard said this would be addressed later in the meeting.


 Bill Johnson – 6957 Lakeshore Court – Master Plan was a lot of work to establish – he asked 
 
 about the definition of the Master Plan-do we or don't we follow it, how does it fit.  Howard 
 
 explained that the Master Plan is a guide, the Township's look at how the citizenry wants it to 

 grow.  She stated that it seems many think the Master Plan is not being followed, but the 

 Planning Commission's decisions are to try and follow the Master Plan, which sets the 
 
 
 principals to follow.  Johnson stated he is not criticizing the Commission but the public needs 

 to be educated, maybe this is a good time to do it.  Howard stated that what the Commission is 
 doing at this time is making recommendations, and there will be public hearings.


 Diana Decker – 1705 Lake Michigan Drive -  There were public hearings done at the 

 
 recreation hall in Glenn regarding the Master Plan. Many were not for the Master Plan.


 Bill Johnson – 6957 Lakeshore Court – asked for an explanation of the colors on the Future 

 Land Use Map.  Smalley explained those colors.
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 Jim Birkes – 2344 Lakeshore Drive – regarding the meetings on the Master Plan held at the 
 
 Glenn hall, there were many negative comments, but majority did support the Master Plan.


 Andy Murch – 2384 Lakeshore Drive – There seems to be a lot of confusion concerning the 

 Master Plan.  The Map is of the Future Land Use.  It may have been helpful to have this 

 information on the Ganges Township website.  It is on the Ganges For All website.


 Ann Gray – 1974 68th Street – The Township Clerk also has the Master Plan available in the 

 Township office.


 Susan Pierson – 6944 Lakeshore Ct.- voiced concerns about Section 8 and the proposed 

 changes, would affect lot size, land is already saturated.  With increased density it will increase 
 the problems.  Asked that the section be reconsidered and leave it as is.


 Don Karaus – 2025 Brookhill – Concerning the Overhead Well Protection- there are a couple 

 documents from the Health Department that are available.  The Master Plan is a living 

 
 document, started in 2003, needs to be looked at every few years.  The Referendum is based on 
 the Master Plan.  A lot of work has been done and it needs to continue.


 Andy Murch – 2384 Lakeshore Drive – there is a lot of weight put on the Master Plan, the 

 Commission owes it to the people to make changes and represent the people.  The Enabling Act 
 requires a Master Plan. The group, Ganges for All, wants the Master Plan to guide decisions 
 
 made.






III.  Correspondence










 Howard presented a letter from Kathleen Schwegl asking about the zoning changes 
 
 
 concerning wind turbines will be implemented. It was felt the August would be premature and  
 
 that December would be more reasonable.  She also asked that Section 8 be left Res/Ag.


 An email was received from Dean Miedema, 6981 Lakeshore Court asking to keep Section 8 
 
 as Res/Ag.


 An email was received from Robert Lembeck, 6952 Lakeshore Court also asking the Section 

 8 remain Res/Ag.


 Looman had the same emails and several calls asking that Section 8 remain as is.


 Howard also stated that the Township had received a call from a company call Forest City, 

 interested in building wind turbine farms in our Township.  They would like to meet with 

 people of the township interested in wind turbines.  The Clerk was going to arrange for this 

 public meeting on Thursday, September 3 at 11:00AM at the Township Hall.

IV. Administrative Updates


A. Township Board:  Looman-There was nothing to report.


B.  Zoning Board of Appeals: Gooding-There was nothing to report















C. Zoning Administrator:  Tasha Smalley -There was nothing to report

      V.   Business Session


A.  Approval of prior minutes:


      July 23rd, 2009- A motion was made by DeZwaan to approve the minutes of the 


      July 23rd  Special  Meeting with corrections.  Seconded by Gooding. Motion carries.


      July 28th , 2009 – A motion was made by Gooding to approve the minutes of the 
 
            
      July 28th  Regular Meeting as written.  Seconded by DeZwaan. Motion carries.
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B.  Approval of Agenda





      Motion was made by Looman to approve the August 25th, 2009 Agenda with the


      addition of the July 23rd  Minutes for approval.  Seconded by DeZwaan. Motion carries 
 
      unanimously. 

VI.    Zoning Ordinance Workshop












        1.  Subcommittee Report – Proposed Special Land Use Standards.  A review was done of the 

 subcommittee report done by Howard and Looman for the Proposed Special Land Use 

 Standards.  Changes were as follows:                                                                                                                                



Assembly building, theaters, auditoriums, private clubs, # 1. Change “arterial or 


collector road” to be consistent with previous changes for access.




Automobile, motor vehicle wash, repair, fuel station, sales and service, #3. Change 


“2” bays to “3”, and #4 Change to read: “The buffer must be 50 feet from the property 


line and include 5 feet of natural landscaping material”.



Excavating, septic, well drilling, crane services, #1 Change to read “Equipment and 


materials(gravel, sand, piping) must be kept in an enclosed storage building when not in 

use OR if outside, must be at least 50 feet from the road frontage”.  Add #2 “Buffering 


must be provided between the facility and neighboring non-commercial uses.  The buffer 

must be 50 feet from the property line and include at least 5 feet of natural landscaping 


material.



Group Day Care – clarified to refer to child day care.



Restaurant without Drive-In Facility -#1 change to read “Trash and waste must be 


contained in a commercial container, and must be removed on at least a weekly basis.”



Sign Painting and Service Shop – Decided this would be permitted by right, not a 


SLU.  A Site Plan Review would be required for this.  Add to the Site Plan Review Page 

10-11 #27 to include  “storage and disposal of hazardous materials”.



Sports Facilities, indoor and outdoor (not including golf courses and race tracks), 


#2 changed rate to 1 per 3 persons.  Add #3. Buffering 50 feet to neighbor for enclosed, 


outdoor use would be 100 feet, could be reduced based on type of facility.



Truck terminals, with and without maintenance, Smalley was to have proposed 


language for this but it was not available at this meeting.



Wireless communications antenna when attached to a lawful existing 



telecommunications tower, water tower, or other structure, co-location – if added to 


existing structure would not be SLU.

2. Well Head Protection Gooding stated that the main concern is to protect the lakeshore. He referred to a sample Zoning Ordinance text which had listed agencies who need to review problems in requested areas and the conditions that would require those agencies to look at them.  DeZwaan referred to a 21 page Groundwater Protection Appendix from a seminar she had attended.  This is an important issue in many areas.  Howard stated we are concerned about the M-89/Blue Star area, but should it be extended to all areas. DeZwaan asked about adopting the text from MTS in our plan, Smalley suggested that the members need to re-read that text to see if it fits our township. More areas in our township have problems and we may need to extend to more than just commercial areas. Gooding and Reimink agreed to look at this issue and make a report.  They were also asked to look over the MTS language, Smalley can help them with this information and recommendations.

3. Section 8 -Gooding made a motion that Section 8 be left as it is now, with no change, Looman supported the motion.  Discussion- density is a real concern with roofs, patios, 
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       etc. creating even more problems.  Reimink said there is no agriculture area there, but there could be some things allowed under the Res/Ag zoning that would not fit well in that section.  It was felt that we do not want to increase density in this area, and do not want to change lot sizes.  Motion was stated again that Section 8 be left as it shows now on the Future Land Use map.  Vote was 4 in favor, 1 against.  Motion carries by majority vote.

4. Wind Turbines Heights are a concern.  Commission members have looked at different models from around the area.  The state is pushing hard to get in the forefront of technology in this area, we need to have ordinance in place to protect our township, but also not too stringent.  Looman and Gooding attended a seminar in Ottawa County, they are making smaller turbines now.  They referred to information on Mendota Hills Wind Farm.  DeZwaan had also looked at several model ordinances, some are easier to read than others.  Smalley asked about suggestion made by Brenda from LSL, but Howard said they wanted to look at some of the other suggestions also.  This needs to be completed, decided to leave information from planner but change the height to 300 feet.

5. Trucks – there was discussion about a place where trucking is used for a living, and where an owner/operator facility becomes to big for a residential area.  Smalley had definitions for “truck” but she needs to investigate this a little more.  Need to look at what we should encourage/allow, look at gross weight, number of trucks.  Are we looking at 1-1/2 ton trucks, which some farm vehicles would be, or semi-truck/trailers?  If there is more than one truck it would require SLU, but there are no standards for this.  Smalley will look at semi-trucks and information that was given at the August 10 Special Meeting.  Howard said that committee reports need to be to the Board next week.  Howard and Looman will present information to the Board explain that these items need to be completed.  There was discussion of moving the next Special Meeting, but it will remain on September 17th. 














      VII.      New Business


  Forest City – Public meeting possibly set for Thursday, September 3 at 11:00AM to be held at 
  the Township Hall.











  









     


 VIII.    Work Summary & Future Meeting Dates  


September Special Meeting will be Thursday, September 17th at 7:00PM at the Ganges 
Township Hall.


September Regular Meeting will be Tuesday, September 22nd at 7:00PM at the Ganges 
Township Hall.


Public Hearings on the Draft Zoning Ordinance could be held in October or November, we will 
need to get approval from the Township Board for a Recording Secretary.
It was suggested that 
two hearings be held, one concerning Commercial districts and the second one for other 
districts.



















IX. General Public Comment

Bill Johnson, 6957 Lakeshore Ct. -looking at the July 28th notes and the question of boundaries that were discussed by Dan Sutherland, what was discussed tonight would take care of this question?  Smalley stated that she had met with Sutherland and we will need to see his application, which had not been filed yet.  Mr. Johnson also stated he had concerns with water drainage and that PUD will have requirements.
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    Diana Decker, 1705 Lake Michigan Drive – stated there are drainage issues and that Mr. Johnson could contact the Drain Commissioner.  Mr. Johnson stated he had made many calls.

      Ross Wightman, 1209 66th Street -Asked what is considered a truck terminal.  Smalley stated that we do not have numbers yet.  Wightman stated that a truck terminal can be a good business and not detrimental to areas.

      Ann Gray, 1974 68th Street – applauded the efforts to accommodate Section 8 and would appreciate the same consideration for her section.


Carmen Behn, 2276 68th Street, stated that a gas station should be Special Land Use, it was 
clarified that it is.  Concerning Well Head Protection, looking at soil maps and vulnerable areas, 
sandy areas  should all be under Well Head Protection.






Andy Murch, 2384 Lakeshore – At Special Meeting trucks were not allowed in residential, it 
was not specific at this meeting.  Clarification is still being worked on.  He stated he is confused 
about the Commission/Board saying that the Health Department/DEQ will protect the water in 
the area, but nothing has been done to help.  The Planning Commission and Board have a duty 
to protect the people of the township.


Patricia Birkes, 2344 Lakeshore -regarding Gooding's statement about telling officials there 
are problems in the area and they will look more closely at issue, if there is no zoning to restrict 
they can't deny it.  Health department has many rules, if we follow the Master Plan everybody 
gets equal treatment.  Regarding the ToDoLLC commercial property issue, it was premature to 
change this zoning and there was no reason to do it at that time.


Jim Birkes, 2344 Lakeshore -Health Department has it's own guidelines.  Why are some wells 
protected and not others, whole township needs protecting.  We need to look at uses with two 
concerns already, those that are polluted and those that are not polluted yet.  We need to look at 
no uses with hazardous materials.


Carmen Behn, 2276 68th Street – When they looked at building a new jail at Township services 
sewer/water costs were near $4 million if we as a township had to put in water/sewer it would 
be very costly, we really need to protect our water.


 XI.    Adjournment











   
Motion was made by Looman and supported by Howard to adjourn.  Motion carries 
      

unanimously.  Adjourned at 10:15PM.

















Respectfully Submitted,

           

Diana VanDenBrink

           

Ganges Township Recording Secretary
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