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CITY OF LUDINGTON 
PLANNING COMMISSION 


MINUTES – 01/02/01 
 


 
 
The regular meeting of the Ludington Planning Commission was held on January 2, 2001.  The meeting 
was held at the Ludington Senior Citizen Center, 308 S. Rowe St., Ludington, MI and was called to 
order at 7:00 p.m. by Tom Coleman, acting Chairperson. 
 
ROLL CALL: The roll call showed the following results:  
 
Present: Commissioners: Tom Coleman, Ron Sarto, Paul Peterson, Jack Ereon Jack Scott, Jerry 


Ponko, Kaye Holman and Joyce Usiak. 
 
Absent: Commissioner Clay Olmstead 
 
Also Present: Bldg. Insp./Zoning Administrator John Healy and Recording Secretary Carol Ann Foote. 
 


                 AGENDA APPROVAL: Commissioner Peterson made a motion to approve the agenda.  Commissioner 
Coleman made a motion to amend the agenda to add House of Flavors under Old Business, seconded by 
Commissioner Sarto. Motion carried unanimously.   


 
PUBLIC COMMENTS & COMMUNICATIONS: Mayor Carol Pomorski wanted to publicly thank the 
new members of the Planning Commission and the Commissioners returning for another term.  She 
wished them all a Happy New Year. 
 
MINUTES: Commissioner Ereon made a motion seconded by Commissioner Holman to approve the 
minutes of December 5, 2000.  Motion carried unanimously. 
 
PUBLIC HEARINGS: NONE 
 
UNFINISHED BUSINESS:   Waterfront Report:  Commissioner Sarto reported that the Waterfront 
Committee had met since the last Workshop.  He stated that they still had a lot of work to do and hoped 
to have another draft at the next meeting.   
 
House of Flavors: Request to add text to the Limited Commercial District that would allow breakrooms 
and general office use in the Limited Commercial District.  Chairman Commissioner Coleman reported 
that the text committee had not met, due to the holidays.  He hoped that the issue would be on the 
agenda in February.   
 
NEW BUSINESS: Election of Officers:  Commissioner Ereon made a motion to nominate Tom 
Coleman as Chairman and close the nominations, seconded by Commissioner Peterson.  Motion carried 
unanimously. . 
 
Commissioner Ereon made a motion to nominate Ron Sarto as Vice-Chairman and close the 
nominations, seconded by Commissioner Peterson.  Motion carried unanimously.   
 
Time, Day and Place of meetings:  Commissioner Coleman explained that the February and March 
meetings would be held at the Senior Center.  After March, the meetings would probably be held at the 
new City Hall.  The following dates, times, and places were agreed on by the Commission: 
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Monday, February 5 and March 5; 7:00 p.m., Senior Center 
Tuesday, April 10, May 1, June 5, July 10, August 7, September 4, October 2, November 6 and Monday, 
December 3, 7:00 p.m., City Hall 
 
Chairman Coleman made the following committee appointments: 
Zoning:   Peterson, Ponko, Olmstead 
SLU/Home Occupation: Sarto, Scott, Usiak 
Text: Holman, Coleman, Ereon 
Waterfront Adhoc Committee:  Coleman, Holman, Scott, Sarto 
Zoning Board of Appeals liaison: Kaye Holman 
 
SITE PLAN REVIEW REPORT: Building Inspector, John Healy reported that a site plan review was 
held on December 6 for the new West Shore Bank.  The site plan was approved with a stipulation 
regarding the height of the entranceway. 
 
PUBLIC COMMENTS:  Commissioner Sarto wanted to thank the new members of the Commission and 
welcome back the returning Commissioners. 
 
A motion was made by Commissioner Coleman to adjourn the meeting.  Motion carried unanimously 
and the meeting was adjourned at 7:30 p.m. 
 
 
Respectfully submitted, 
Carol A Foote, Recording Secretary 
 
 
______________________________ 
Tom Coleman, Chairman 








CITY OF LUDINGTON 
PLANNING COMMISSION 


MINUTES – 02/05/01 
 


 
 
The regular meeting of the Ludington Planning Commission was held on February 5, 2001.  The 
meeting was held at the Ludington Senior Citizen Center, 308 S. Rowe St., Ludington, MI and was 
called to order at 7:00 p.m. by Ron Sarto, acting Chairperson. 
 
ROLL CALL: The roll call showed the following results:  
 
Present: Commissioners: Ron Sarto, Paul Peterson, Jack Ereon, Jerry Ponko, Kaye Holman, Clay 


Olmstead and Joyce Usiak. 
 
Absent: Commissioner Tom Coleman (excused) and Jack Scott (excused) 
 
Also Present: Bldg. Insp./Zoning Administrator John Healy and Recording Secretary Carol Ann Foote. 
 


                 AGENDA APPROVAL: Commissioner Ereon made a motion to approve the agenda, seconded by 
Commissioner Holman.  Motion carried unanimously.   


 
PUBLIC COMMENTS & COMMUNICATIONS:  
Scott Sitler, 202 N Gaylord, was in opposition to the proposed text change to the Limited Commercial 
district by the House of Flavors.  We have been through all this other stuff and everything was denied.  
Now they are trying to change the wording to fit what they want to do.   
 
Les Russell, 807 E Ludington Ave, was in opposition to any changes that would change the use of the 
House of Flavors property.   
 
Barb Sitler, 202 N Gaylord, was opposed.  We have been through a lot of issues.  Now they want to 
change the wording to suit what they want done on that property. 
 
John Riedel, 202 N Robert, was opposed to changing the wording.  It could leave you open for other 
properties.  We are a little concerned with the new members on the planning commission.  They have 
not been through what we have, with the House of Flavors, for the past three or four years.  We just 
have to say no. 
 
Jeff Hackert, 421 N Gaylord, thanked the planning commission for looking at the proposed text change.  
There are other business affected, in the same position we are in.  He said that he appreciated the time 
and effort. 
 
Public Comments were closed. 
 
MINUTES: Commissioner Peterson made a motion to approve the minutes of the January 2, 2001 
meeting, seconded by Commissioner Usiak.  Motion carried unanimously.   
 
PUBLIC HEARINGS: 
 
HOME OCCUPATION: 
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To consider a request from Theresa Amburgey for a special land use for a home occupation to operate a 
beauty salon at the following described property: ADDITION NO. 2 N 23 FT OF LOTS 4 & 5 EXCEPT 
R/W OVER E PORTION THEREOF. BLOCK 96, also known as 1001 S MADISON ST. 
 
Tom Peplinski, representing Ms. Amburgey, told the Commission that she had just moved to town and 
was now living at 1001 S Madison.  She is a single mom with two children, and would like to open a 
one-chair hair salon in her home.  He stated that she would only use the front 230 square feet, which is 
under the 20% requirement.   
 
Amy Maglothin, 1003 S Madison, told the Commission that she lived next door.  The lady across the 
street had a salon in her house, and had to put in a parking lot.  Ms. Maglothin works third shift and does 
not want car doors slamming while she is trying to sleep.  She is opposed to the SLU, and feels it is not 
necessary. 
 
Building Inspector Healy stated that off street parking was not a requirement anymore. 
 
Mr. Peplinski stated that Ms. Amburgey’s proposed hours would be Tue. 9-7, Wed. 9-4, Thurs. 9-7, Fri. 
9-4 and Sat. 9-1.  Commissioner Sarto wanted to know why until 7:00 p.m.  Mr. Peplinski said that Ms. 
Amburgey would be open for people that worked until 5:00.   
 
Commissioner Sarto reported that the SLU committee had met and they felt that this would be an 
acceptable use and recommended approval. 
 
3/5/01 Amended to strike the condition regarding parking only one or two cars at a time. 
 
Commissioner Holman made a motion to grant the special land use with the condition that there would 
be only one or two cars parking at a time, seconded by Commissioner Peterson. 
 
Commissioner Olmstead made a motion to amend the original motion to require that operating hours 
would be Monday through Saturday 9:00 a.m. to 7:00 p.m. with no business on Sunday, seconded by 
Commissioner Holman.  Motion carried unanimously.   
 
To consider a request from John Steinbach for a special land use to create residential units on the second 
floor in the CBD (Central Business District) at the following described property: ORIGINAL PLAT E 
20 FT OF LOT 8 & W 24 FT OF LOT 9 BLOCK 27, also known as 212 W Ludington Ave. 
 
John Steinbach, 18364 174th, Spring Lake, MI, explained that he would like to put in four, medium to 
upper scale, apartments on the second floor.  They would be monthly rentals with a common area in the 
center.   
 
Commissioner Ereon wanted to know if there would be an exit in the rear of the building.  Mr. Steinbach 
said not at this time.  Commissioner Olmstead asked if there would be room in the back for an exit.  Mr. 
Steinbach said there would be room, but it would be very costly.  Commissioner Holman said that she 
did not feel comfortable with no back stairway.  What if there was a fire. 
 
Commissioner Sarto reported that the SLU committee did meet.  They would encourage the proposal. 
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Commissioner Ereon made a motion to approve the request to build four residential units on the second 
floor with the condition that the Ludington Fire Department approves the exit, seconded by 
Commissioner Peterson.   
 
Commissioner Usiak wanted to know if it would be up to the Fire Department to approve or disapprove.  
Commissioner Sarto said that if they disapproved, it would come back to the Planning Commission. 
 
Motion carried unanimously. 
 
3-5-01 Add to the minutes:  The Planning Commission received a letter from the Ludington Fire 
Department, dated February 8, 2001,  approving the exit with the stipulation that the deck access would 
remain open. 
 
UNFINISHED BUSINESS:   Waterfront Report:  Commissioner Sarto reported that there had been 
much discussion and info back from the landowners.  They are still working on it, with not much 
progress.  Commissioner Holman said that the Waterfront Committee was planning a meeting with City 
Officials on February 19 in order to get some direction. 
 
Commissioner Peterson stated that this keeps dragging on.  The property owners have made it clear 
what they want. 
 
House of Flavors: Request to add text to the Limited Commercial District that would allow breakrooms 
and general office use in the Limited Commercial District.  Commissioner Holman gave a report of a 
tour that she was given of the property.  She suggested that they table the issue until the Committee 
could meet.  They should meet before the next meeting. 
 
NEW BUSINESS: None 
 
SITE PLAN REVIEW REPORT: None 
 
PUBLIC COMMENTS:  None 
 
ADJOURNMENT: 
 
A motion was made by Commissioner Holman to adjourn the meeting, seconded by Commissioner 
Olmstead.  Motion carried unanimously and the meeting was adjourned at 7:45 p.m. 
 
 
Respectfully submitted, 
Carol A Foote, Recording Secretary 
 
 
______________________________ 
Ron Sarto, Acting Chairperson 








CITY OF LUDINGTON 
PLANNING COMMISSION 


MINUTES – 03/05/01 
 


 
 
The regular meeting of the Ludington Planning Commission was held on March 5, 2001.  The meeting 
was held at the Ludington Senior Citizen Center, 308 S. Rowe St., Ludington, MI and was called to 
order at 7:00 p.m. by Tom Coleman,  Chairperson. 
 
ROLL CALL: The roll call showed the following results:  
 
Present: Commissioners: Tom Coleman, Ron Sarto, Paul Peterson, Jerry Ponko, Kaye Holman, 


Clay Olmstead and Joyce Usiak. 
 
Absent: Commissioner Jack Scott and Jack Ereon 
 
Also Present: Bldg. Insp./Zoning Administrator John Healy and Recording Secretary Carol Ann Foote. 
 


                 AGENDA APPROVAL: Commissioner Ereon made a motion to approve the agenda, seconded by 
Commissioner Holman.  Motion carried unanimously.   


 
 Commissioner Sarto made a motion to approve the agenda, seconded by Commissioner Olmstead.  


Motion carried unanimously.  (4/10/01) 
 


PUBLIC COMMENTS & COMMUNICATIONS:  
Scott Sitler, 202 N Gaylord, was in opposition to the proposed text change to the Limited Commercial 
district by the House of Flavors.  He feels that it is time to stop the House of Flavors to stop encroaching 
on the neighborhood.  
 
Barb Sitler, 202 N Gaylord, was also in opposition to any changes to the text.  She said that any change 
would just open the door for more expansion.  She stated that the Central Business District was not 
meant for manufacturing.   
 
John Riedel, 202 N. Robert, told the Commission that he was now retired and at home during the day.  
He heard trucks all day long.  He could feel the vibrations.  It was a hazard to have all the trucks there.  
Something has to be done. 
 
Sue Russell, 807 Ludington Ave, was opposed to any change in text.  She stated that since she has been 
in Ludington, you give the HOF an inch, they take a foot.  Enough is enough. 
 
Public Comments were closed. 
 
MINUTES: Commissioner Holman made a motion to amend the February 5, 2001 minutes to remove 
the condition that only one or two cars could park on the street at a time, that was placed on the special 
land use granted to Theresa Amburgey, seconded by Commissioner Sarto.  Motion carried unanimously. 
 
Commissioner Sarto made a motion to add to the minutes of February 5, 2001, the Ludington Fire 
Department sent a letter of approval with the stipulation of open deck access, for the exit at 212 W 
Ludington Ave., seconded by Commissioner Holman.  Motion carried unanimously. 
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Commissioner Olmstead made a motion to approve the minutes of February 5, 2001 with amendments, 
seconded by Commissioner Holman.  Motion carried unanimously. 
PUBLIC HEARINGS: 
NONE 
 
UNFINISHED BUSINESS:  House of Flavors: Request to add text to the Limited Commercial District 
that would allow breakrooms and general office use in the Limited Commercial District.  Chairman 
Coleman explained  that the House of Flavors did not have a formal request for a text change, therefore 
there did not have to be a public hearing.  The text committee did meet and will give their opinion.  
Commissioner Holman reported that the text committee looked long and hard at the issue.  They feel 
like they do not want to put general offices in limited commercial because that would just open it up.  
They would recommend not changing the text.  
 
Commissioner Holman made a motion to send a letter to the House of Flavors stating that they do not 
recommend changing the text in the limited commercial district seconded by Paul Peterson.   
 
Commissioner Olmstead stated that he agreed with Commissioner Holman.  Limited Commercial was a 
buffer.  Putting in general offices would be a mistake.  Commissioner Peterson asked if the City 
litigation was continuing.  Building Inspector Healy said that it had been resolved.   
 
Motion carried unanimously. 
 
 
Waterfront Report:  Chairman Coleman told the Commission that the Adhoc Committee had met with 
the Mayor and talked about what direction to go and how to do it.  They have received letters from 
interest groups.  One mistake that has been made is they looked at the waterfront as a whole. Now they 
are going to seek more professional advice.  They have interviewed two professional planners and one 
has been selected.   They will approach the waterfront one section at a time, starting with WCB. 
(Westshore Bank, City Hall, Harborview)  They hope to bring this to the April meeting with a public 
hearing in May.  Then they will go to the next section which will be the larger properties along Pere 
Marquette Lake.  They will leave the Car Ferry property like it is.  They will probably need the most 
help in the industrial areas along Dowland.  It is likely that there will be another workshop or two.   
 
Then they will go to the next section, W. Loomis/S. Rath to Dowland.  The will also review Waterfront 
Shipping.  (4/10/01) 
 
NEW BUSINESS:   Chairman Coleman read a letter of resignation from Commissioner Jack Scott.  
Commissioner Peterson made a motion to accept Commissioner Scott’s resignation, with regret, 
seconded by Commissioner Olmstead.  Motion carried unanimously. 
 
Chairman Coleman announced the appointment of Commissioner Ponko to the Waterfront Adhoc 
Committee. 
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SITE PLAN REVIEW REPORT: Building Inspector Healy reported that there was a site plan review 
held on February 26, 2001 for Charles Lange, 225 S. James Street.  His proposal was for a temporary 
parking lot, which was approved. 
 
PUBLIC COMMENTS:  None 
 
ADJOURNMENT: 
 
A motion was made by Commissioner Sarto to adjourn the meeting, seconded by Commissioner 
Holman.  Motion carried unanimously and the meeting was adjourned at 7:45 p.m. 
 
 
Respectfully submitted, 
Carol A Foote, Recording Secretary 
 
 
______________________________ 
Tom Coleman, Chairperson 








CITY OF LUDINGTON 
PLANNING COMMISSION 


MINUTES – 04/10/01 
 
 


 
The regular meeting of the Ludington Planning Commission was held on April 10, 2001.  The meeting 
was held at the Ludington Senior Citizen Center, 308 S. Rowe St., Ludington, MI and was called to 
order at 7:00 p.m. by Tom Coleman,  Chairperson. 
 
ROLL CALL: The roll call showed the following results:  
 
Present: Commissioners: Tom Coleman, Ron Sarto, Jerry Ponko, Kaye Holman, Robert Garrett, 


Jack Ereon and Joyce Usiak. 
 
Absent: Commissioner Clay Olmstead and Paul Peterson 
 
Also Present: Recording Secretaries Carol Ann Foote and Annette Dougherty. 
 


                 AGENDA APPROVAL: 
                  The agenda was unanimously approved, as written. 


 
PUBLIC COMMENTS & COMMUNICATIONS:  
Bonnie Vaught, 502 N. Robert, asked the Chairman what the procedure was for public comment 
regarding the West Shore Bank project.  Chairman Coleman said that she could comment during the 
public hearing. 
 
MINUTES:  
Commissioner Holman made a motion to approve the minutes of March 5, 2001, with amendments as 
follows:  Agenda approval:  Commissioner Sarto made a motion to approve the agenda, seconded by 
Commissioner Olmstead, and amendments to the Waterfront report.  The motion was seconded by 
Commissioner Usiak.  Motion carried unanimously. 
 
PUBLIC HEARINGS: 
To consider a request from West Shore Bank for a special land use of 1’ 1” (one foot, one inch) over the 
allowed 35’ feet in building height in order to construct an entry tower at the following location: 
BLOCK 55 OF THE ORIGINAL PLAT, CITY OF LUDINGTON, also known as 201 W Loomis 
 
John Fountain, Thompson-Phelan, Inc., explained to the Commission that the entry tower feature, which 
was 8% of the roof area, would exceed the height restrictions by 1ft, 1inch.  He responded to the nine 
conditions of Section 900 of the Zoning Ordinance.  He then presented drawings of the building and 
pointed out the area in question.  He asked the board to not deny this request.   
 
Bonnie Vaught, 502 N. Robert, told the Commission that she felt that the building and business was a 
very positive thing. 
 
Commissioner Sarto reported that the sub committee met and felt that the project was a very good one.  
It fit right into the transition from CBD to Waterfront.  They did not see where 1 ft, 1 inch was a 
problem and were in favor. 
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Commissioner Sarto made a motion to grant the special land use for one foot, one inch over the allowed 
thirty-five feet of height, seconded by Commissioner Holman.  Motion carried unanimously. 
 
UNFINISHED BUSINESS:  
Waterfront Report:  Commissioner Coleman reported that there were two drafts for the Waterfront 
Central Business District.  This takes three blocks, two being developed.  We had a meeting with our 
planner, Larry Nix, whom looked at the language and sent possible changes.  Chairman Coleman then 
read the March 23, 2001 draft and proposed changes. (Copy on file) 
 
Commissioner Garrett asked about Section 400.18.4 that prohibits the outdoor display of merchandise or 
advertising devices for retail stores or establishments.  What about outdoor restaurants?  They have 
tables, which display merchandise.  Outdoor restaurants are unique and this says you cannot do that.  
Chairman Coleman pointed out that except in public parks, or other publicly owned facility, you can 
have outdoor food or beverage service by special land use only. 
 
Chairman Coleman explained that the 45 ft. height was by BOCA definition and not by the ridge.  In 
addition, the Planning Commission could increase the setbacks by ½ ft. for every 1-ft. increase in 
building height.  Commissioner Ponko stated that he had a problem with that part of it.  We have given 
density and 45 ft., anything in access by special land use.  There are setbacks for all four sides.  Then to 
further encumber the potential development by shrinking that as they go higher, I do not think it should 
be a part of this.  I think that is too restrictive. Taking ½ ft. of open space is not significant, but taking 
away ½ or 1 ft. away of living area is very significant.  Commissioner Ereon stated that he agreed with 
Commissioner Ponko.    
 
Commissioner Sarto explained that they have given 10 ft. in height right from the start.  This will give 
us the opportunity to give more height.   Commissioner Ponko stated that he still stands, he does not like 
the language in there.   
 
Chairman Coleman went on to explain the different roof pitches, etc.  Commissioner Sarto noted that 
they were considering including sketches and examples.  Density was discussed.  Commissioner Garrett 
asked for a definition of unit.  Chairman Coleman said that it could be a studio, or three bedrooms.  
They have moved away from so many square feet per unit. 
 
Chairman Coleman said that there would be a public hearing set for the May Planning Commission 
meeting. 
 
Chairman Coleman then opened the meeting for public comment. 
 
Bonnie Vaught, 502 N. Robert, said that she used to be on the Planning Commission and had spent 
many hours on the current ordinance.  She told the Commission that they were laying the groundwork 
now. Be very cautious. 
 
Cal Prins, Ludington West LLC, thanked the Planning Commission for all their work.  He stated that 
they had come a long way and it looks very good.  His only question would be the same as 
Commissioner Ponko. 
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Tom Vanburen, West Shore Bank, stated that he feels the lifeblood is people.  He is a fan of density.  He 
is concerned about what is going to be happening on the Avenue.  The more people you can put closer 
to CBD, the better it is. 
 
John Fountain, Thomas-Phelan, Inc. said that there should be consideration for restricting building 
length.  That would mean that it would be more restrictive in the amount of square footage allowed.  We 
would not have been able to build on this site, if it was more restrictive. 
 
NEW BUSINESS:  
None 
 
SITE PLAN REVIEW REPORT:  
None 
 
PUBLIC COMMENTS:   
Chairman Coleman appointed Commissioner Garret to the Special Land Use Committee. 
 
ADJOURNMENT: 
A motion was made by Commissioner Ponko to adjourn the meeting, seconded by Commissioner Sarto.  
Motion carried unanimously and the meeting was adjourned at 8:00 p.m. 
 
 
Respectfully submitted, 
Carol A Foote, Recording Secretary 
 
 
______________________________ 
Tom Coleman, Chairperson 








CITY OF LUDINGTON 
PLANNING COMMISSION 


MINUTES – 05/01/01 
 
 


 
The regular meeting of the Ludington Planning Commission was held on May 1, 2001.  The meeting 
was held at the Ludington Senior Citizen Center, 308 S. Rowe St., Ludington, MI and was called to 
order at 7:00 p.m. by Tom Coleman,  Chairperson. 
 
ROLL CALL: The roll call showed the following results:  
 
Present: Commissioners: Tom Coleman, Jerry Ponko, Kaye Holman, Robert Garrett, Jack Ereon, 


Clay Olmstead, Paul Peterson and Joyce Usiak. 
 
Absent: Commissioner Ron Sarto 
 
Also Present: Building Inspector John Healy, Recording Secretary Carol Ann Foote, and City Attorney 


Roger Anderson. 
 
AGENDA APPROVAL: 


                  Commissioner Ereon made a motion to approve the agenda as written, seconded by Commissioner 
Peterson.  Motion carried unanimously. 


 
PUBLIC COMMENTS & COMMUNICATIONS:  
None 
 
MINUTES:  
Commissioner Ereon made a motion to approve the minutes of April 10, 2001, seconded by 
Commissioner Holman.  Motion carried unanimously. 
 
PUBLIC HEARINGS: 
To consider text changes to the Ludington Zoning Ordinance 23-00 in order to add Article 400.18, WCB 
(Waterfront Central Business). The intent of this District has a duel purpose.  The first is to permit an 
expansion of the Central Business District while encouraging pedestrian traffic to engage the natural 
assets of the waterfront during a shopping experience.  The second is to allow higher residential 
densities that foster preservation and enhancement of the neighboring business district and to encourage 
pedestrian traffic to and from the waterfront.  These regulations are also designed to promote physical 
developments that encourage land use developments, which are aesthetically, visually, and functionally 
compatible with an accessible waterfront. 
 
Chairman Coleman opened the public hearing by reading the intent of the Waterfront Central Business 
district.  He then asked for public comment. 
 
Jim Miller, City Manager, City of Ludington, congratulated the Planning Commission.  He said that he 
felt like they had done a great job.  He stated that the Commission had been through a lot of tough 
meetings and that they had done a great job of listening to the people.  The Commission has come up 
with something that he feels is very useful to the City of Ludington.   
 
Chairman Coleman closed the public hearing and opened the table for discussion.   
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Chairman Coleman said that he has discussed this draft with Larry Nix the Planner and they had been 
very active in putting it together.  The Ad Hoc Committee would like to discuss it to make sure 
everything is compatible with the Zoning Ordinance and this would be done in the next couple of weeks.    
 
Commissioner Peterson asked if this draft had any changes in it from the last draft that they received.  
Chairman Coleman told him that the major change had been to Section 400.18:5 (i) where it explained 
the over 45-ft. in building height.  Other than that, there were only minor text changes.   
 
Chairman Coleman stated that they would like to put this in final form before sending it to the City 
Council.  He said they also needed a rezoning for the three blocks- bank block, harbor front block and 
the old City hall block.  They would like to do both public hearings at the June meeting.   
 
City Attorney Anderson wanted to know if the increase in density would be by special land use or site 
plan review.  Chairman Coleman said that it would be by administrative review so that anyone entering 
into that density figure would know for sure what they had, going into it.   
 
Commissioner Olmstead wanted clarification on the section that referred to outdoor decks.  Chairman 
Coleman told him to refer to Section 400.18:3, sub 3.   
 
Building Inspector Healy wanted to know if there was going to be a minimum dwelling unit size for 
those thirty allowed or if that would be regulated through the building code.  Chairman Coleman stated 
that they wanted to move away from the square footage and it would be regulated through the building 
code. 
 
A motion was made by Commissioner Ponko to table the issue for technical changes until the June 
meeting, seconded by Commissioner Olmstead.  Motion carried unanimously.   
 
A motion was made by Commissioner Peterson to set a public hearing for the June meeting for the 
rezoning of the bank block, harbor front block and the old city hall block, seconded by Commissioner 
Usiak.  Motion carried unanimously.   
 


 
UNFINISHED BUSINESS:  
Waterfront Report: Chairman Coleman told the Commission that the first draft of the Waterfront 
Commerce District should be ready for review in June.  They would hope to set a public hearing for the 
July meeting.  Further, the Committee would be doing a mass study of the Pere Marquette Lake 
frontage.  
 
NEW BUSINESS:  
None 
 
SITE PLAN REVIEW REPORT:  
None 
 
PUBLIC COMMENTS:   
None 
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ADJOURNMENT: 
A motion was made by Commissioner Olmstead to adjourn the meeting at 7:22 p.m., seconded by 
Commissioner Usiak.  Motion carried unanimously. 
 
 
Respectfully submitted, 
Carol A Foote, Recording Secretary 
 
 
______________________________ 
Tom Coleman, Chairperson 








CITY OF LUDINGTON 
PLANNING COMMISSION 


MINUTES – 06/05/01 
 
 


 
The regular meeting of the Ludington Planning Commission was held on June 5, 2001.  The meeting 
was held at the Ludington Municipal Building, 400 S. Harrison St., Ludington, MI and was called to 
order at 7:00 p.m. by Tom Coleman,  Chairperson. 
 
ROLL CALL: The roll call showed the following results:  
 
Present: Commissioners: Tom Coleman, Jerry Ponko, Kaye Holman, Robert Garrett, Jack Ereon, 


Clay Olmstead, Paul Peterson and Ron Sarto. 
 
Absent: Commissioner Joyce Usiak (Excused) 
 
Also Present: Building Inspector John Healy, Recording Secretary Carol Ann Foote, and City Attorney 


Roger Anderson. 
 
AGENDA APPROVAL: 
Chairman Coleman made a change in the order of the public hearings and added height in the CBD and 
discussion  of the Comprehensive and Water Front Master Plan to new business.  Commissioner 
Peterson made a motion to approve the agenda with changes and additions, seconded by Commissioner 
Ponko.  Motion carried unanimously.   


 
PUBLIC COMMENTS & COMMUNICATIONS:  
Bob Manglitz, Unit 16, Harbor Front Plaza, wanted to know where he could go to see the sections that 
were referred to in the new text.  Chairman Coleman told him to refer to the Zoning Ordinance.  He also 
wanted to see on the map the properties being rezoned.  Chairman Coleman explained that it was the 
Old City Hall block, the West Shore Bank block and the Harbor Front Condominiums.  
 
MINUTES:  
Commissioner Ereon made a motion to approve the minutes of May 1, 2002, as written, seconded by 
Commissioner Sarto.  Motion carried unanimously. 
 
PUBLIC HEARINGS: 
To consider text changes necessary to make the remainder of the Ludington Zoning Ordinance 23-00 
consistent with the proposed text of the WCB (Waterfront Central Business). 
 
Bob Manglitz asked about the height of Harbor Front Plaza.  He was wondering if they were conforming.  
Chairman Coleman told him that this should cover it. 
 
Public Hearing closed. 
 
Commissioner Ereon said that he would like to address Attorney Anderson’s letter of May 14, 2001 to 
the Planning Commission.  He would like to pass everything as is.  If there is a change later on, then 
change it.  He wants it passed tonight.  Chairman Coleman said the intent was to do that.  Most of the 
technical changes would apply to the other districts. 
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Commissioner Ponko had a concern about the nonconforming issue.  Commissioner Sarto stated that 
Harbor Front was granted a special land use that would still be in effect anyway.   
 
Commissioner Sarto made a motion to refer the text for WCB (Waterfront Central Business) to City 
Council, seconded by Commissioner Peterson.  Motion carried unanimously. 
 


To consider rezoning the following from W (Waterfront) to WCB (Waterfront Central Business): 
1. UNPLATTED BEG AT INTERSECTION OF S LINE OF LOOMIS ST WITH W LINE OF 


ROBERT ST, TH S'LY ON AND ALONG W LINE OF ROBERT ST 300 FT TON LINE OF 
FILER ST, TH W'LY ON & ALONG NLINE OF FILER ST 300 FT TO THE E LINE 
OFWILLIAM ST, TH N'LY ON & ALONG E LINE OF WILLIAM ST 300 FT TO S LINE OF 
LOOMIS ST TH E'LY ON AND ALONG S LINE OF LOOMIS ST 300 FEET TO POINT OF 
BEG. 2.066 ACRES. (VACATED BLOCK 54 ORIGINAL PLAT) 


2. BLOCK 55 OF THE ORIGINAL PLAT, CITY OF LUDINGTON 
3. PART OF BLK 56 OF CORRECTED PLAT OF CITY OF LUDINGTON, MI AS RECORDED 


IN BOOK 1 OF PLATS, PAGE 17, MASON COUNTY RECORDS AND ALSO THOSE 
PORTIONS OF VACATED FILER ST, ROBERT ST AND FOSTER ST  ADJOINING SD BLK 
56 BEING DESC AS BEG ON NW COR SD BLK 56, TH N 0D 50M 42S E 35 FT TH S 89D 
07M 25S E 299.15 FT TH S 0D 50M 49S W 370.73 FT TH N 89D 04M 37S W 369.14 FT TH N 
OD 50M 42S E 335.42 FT TH S 89D 07M 25S E 70 FT TO POB. 3.08 AC +/-. EXCEPT PART 
OF BLK 56 AND ALSO PART OF VACATED FILER ST ADJ SD BLK 56 BEG AT NW COR 
SD BLK 56 TH N 0D 50M 42S E 35 FT TH S 89D 07M 25S E 299.15 FT TH S 0D 50M 49S W 
105.01 FT TH N 89D 08M 26S W 220.14 FT TH N 00D 50M 42S E 67.92 FT TH N 89D 07M 
25S W 79.00 FT TH N 0D 50M 42S E 2.16 FT TO POB. CONT .6 AC +/-. 


 
Commissioner Sarto stated that there was a lot of work and input into the WCB district.  They worked 
hard with the planner.   
 
\Commissioner Ereon asked why the next block, the marina, and the next block that had been rezoned 
for condominiums would not be considered WCB.  Chairman Coleman explained that the marina would 
stay, because it was public service.  The other block would be included in Waterfront Maritime. 
 
Attorney Anderson stated that Ludington West could not complete their project as currently zoned.  The 
Waterfront Maritime would enable more intense development.  
 
Commissioner Ponko made a motion to recommend to City Council the rezoning of the three parcels, 
seconded by Commissioner Holman.  Motion carried unanimously.   
 
UNFINISHED BUSINESS:  
Waterfront Maritime: 
Chairman Coleman explained the proposed area for Waterfront Maritime District.  He said that the Ad 
Hoc committee would meet with the Planner on Tuesday.  He planned to have a public hearing set for 
the July meeting.  Some of the major changes were density of 20 units per acre and height from 45 to 35.   
 
Commissioner Garrett wanted a clarification of the intent.  He questioned the wording of Community 
and City.  Chairman Coleman said that the objectives of the City are the same as the public.  
Commissioner Garret said that the way it was worded, perhaps things could happen that was not an 
enhancement to the Community.  He thinks that they should come to some conclusion of the definitions.  
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Chairman Coleman stated that their role was to send to City Council He said that he would take it to the 
Ad Hoc Committee for discussion.   
 
Chairman Coleman encouraged the Commission to take a look at the draft and comment before the July 
meeting. 
 
NEW BUSINESS:  
 
Chairman Coleman explained the height in the Central Business District.  He felt that it was something 
that needed to be looked at.  He recommended turning it over to the Text Committee for review. 
 
Chairman Coleman stated that the Waterfront Master Plan was dated 1997 and the Comprehensive 
Master Plan was dated 1987.  He was wondering if it was time to redo these and update them.  There 
would have to be money budgeted by City Council.   
 
Chairman Peterson wanted to know how often these were used.  Chairman Coleman stated that it should 
be a living document.  Commissioner Ereon said that the cost on these documents were approximately 
$80,000.  Chairman Coleman said that he was not drive by a dollar amount, but he did not want to ask 
for the money if they did not think it was necessary.  Commissioner Peterson said that they needed to 
wait and take a look at it.   Commissioner Ereon said that he would rather have the rezoning take place 
first.  Chairman Coleman said that he was looking at maybe a year down the line.  He wants everyone’s 
input to see what needs to be done.  Please take a look at both of the documents before July. 
 
SITE PLAN REVIEW REPORT:  
None 
 
PUBLIC COMMENTS:   
A letter was given to each Commissioner from the House of Flavors. 
 
ADJOURNMENT: 
A motion was made by Commissioner Sarto to adjourn the meeting at 7:50 p.m., seconded by 
Commissioner Holman.  Motion carried unanimously. 
 
 
Respectfully submitted, 
Carol A Foote, Recording Secretary 
 
 
______________________________ 
Tom Coleman, Chairperson 








CITY OF LUDINGTON 
PLANNING COMMISSION 


MINUTES – 07/10/01 
 
 


 
The regular meeting of the Ludington Planning Commission was held on July 10, 2001.  The meeting 
was held at the Ludington Municipal Building, 400 S. Harrison St., Ludington, MI and was called to 
order at 7:00 p.m. by Tom Coleman,  Chairperson. 
 
ROLL CALL: The roll call showed the following results:  
 
Present: Commissioners: Tom Coleman, Jerry Ponko, Kaye Holman, Robert Garrett, Jack Ereon, 


Clay Olmstead, Paul Peterson, Joyce Usiak and Ron Sarto. 
 
Absent: None 
 
Also Present: Building Inspector John Healy and Recording Secretary Carol Ann Foote 
 
AGENDA APPROVAL: 
 
Commissioner Sarto made a motion seconded by Commissioner Ereon to approve the agenda as written.  
Motion carried unanimously.   
 
PUBLIC COMMENTS & COMMUNICATIONS:  
NONE 
 
MINUTES:  
Commissioner Holman made a motion to approve the minutes of June 5, 2001, as written, seconded by 
Commissioner Usiak.  Motion carried unanimously. 
 
PUBLIC HEARINGS: 
To consider a request from Gordon Freeland to expand a non-conforming structure in order to 
expand the width of the front porch at the following described property: 
ADDITION NO. 4 S 15 FT OF LOT 20 & N 40 FT OF LOT 21, EXC THE S 2 FT OF THE W 
86.5 FT THEREOF, ALL IN BLOCK 7, also known as 322 N. Lewis 
 
Gordon Freeland, 322 N. Lewis, explained to the Commission that he simply wanted to expand his 
porch straight across the front.  The depth would be the same. 
 
Ron Gorzynski, 323 N. Lewis, stated that he would like to see Mr. Freeland get his front porch.  These 
porches were the “backbone” of Ludington. 
 
Public hearing was closed. 
 
Recording Secretary, Carol A. Foote, reported that 45 notices were sent out with one response that was 
given to the Chair.  Chairman Colman then read the response from Kevin Moytka, which was in favor of 
the project. 
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Commission Sarto reported that the Special Land Use Committee had met.  Although the porch would 
exceed the requirements, it was consistent with the rest of the neighborhood.  The Committee 
recommended support. 
 
Commissioner Olmstead made a motion to grant Mr. Freeland a Special Land Use to expand a non-
conforming structure in order to expand the width of the front porch at 322 N. Lewis, seconded by Jerry 
Ponko.  Motion carried unanimously.   
 
To consider text changes to the Ludington Zoning Ordinance #23-00 in order to add Article 
400.17 WM (Waterfront Maritime). 
 
Chairman Coleman stated that they would not be voting on this issue at this time in order to get further 
input and give reconsiderations. 
 
Bob Manglitz, 6671 Audobon, Holland MI, asked if Maritime Shipping would be discussed at this time.  
Chairman Coleman told him it would not with one exception, at the end of South Rath there were houses 
that were now zoned Maritime Shipping.  Mr. Manglitz stated that in reading the Waterfront Maritime, 
retail would be a special land use.  Most of the properties in that area would be retail or restaurants.  
There were very limited permitted uses.  Another concern, going by buildings starting at the Grand 
Hotel, most of those properties are 140 X 60.  You take a typical 60 X 140 lot; this comes to 8,400 sq. ft.  
If you are allowing 20 units per acre, you could not even get a four-plex on these lots.  The only size 
building you could get on one, with 10 ft. side setbacks, would be 120 ft., with one exception, the 2 acre 
parcel.  I am really opposed to the 120ft.   Two problems I can see, take the Star Watchcase property, 
you can only put twenty units on it, and the appraisal is 33% less.  This is the only parcel that would be 
affected.  It would make it look like an Army barracks.  Also, the signage.  I think the signage should be 
more that 10 ft. above the ground.  If illuminated signs cannot be within 100 ft. of residential, this would 
eliminate every illuminated sign on that street.  I would like to go record that I think that the 2 acres 
would be the only one affected by the 120 ft.  
 
Jim Claire, 720 S Washington, stated that he was not quite sure what property was effected by the 
Maritime district.  Chairman Coleman explained that W Loomis Street, W of Steamers, the south half of 
Robert St. To Filer St, the west half of the blocks, to Dowland Street, the small houses at the end of Rath 
Ave and the two acre parcel on the south side of the new Marina.  Mr. Claire said that he was concerned 
that as they move away from the WCB, there were more restrictions being placed.  We are heading more 
in the direction we just came from.  He said that he stood opposed to several things.  120 ft. was too 
short, the separation was too great, and the density was too low.  The WCB that just took effect should 
remain consistent as they move forward.  It is a lot better than it was. 
 
Bob Manglitz asked Chairman Coleman what he considered the Waterfront.  Chairman Coleman said in 
his opinion, the natural waterfront.  Mr. Maglitz said that he felt the 40 ft. gaps were too great.  There 
would be no windows and very unattractive.  John Healy explained that the closer the buildings got to 
each other, the greater the fire resistant rating got.  Mr. Manglitz said that he didn’t understand why they 
had to have the length.  He doesn’t’ think the density will help the City at all.  The City is to stand to 
lose a lot of money.  I understand they have to have firewalls.  I don’t argue with a required gap.  I don’t 
believe with those restrictions you will see 20 units.  These are tough restrictions.   
Public hearing closed. 
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Commissioner Sarto asked Inspector Healy what the current density was.  Inspector Healy said that the 
current density was based on the number of bedrooms.  It was approximately 15. 
 
Chairman Coleman told the Commission that the draft would be remanded back to the Adhoc 
Committee.  He stated that on July 24th, the Planner, Larry Nix would meet with the Committee, Bob 
Manglitz, Steve Abrahamson, and Jim Claire.   
 
UNFINISHED BUSINESS:  
NONE 
 
NEW BUSINESS:  
Height in CBD: 
Commissioner Holman reported the Text Committee had not met.  They planned to meet before the 
August meeting. 
 
Comprehensive and Waterfront Master Plans: 
Chairman Coleman told the Commission that the Comprehensive Plan had been last updated in 1987.  
He asked if the Commission would like to work on updating the Plan.   
 
Commissioner Ereon stated that he felt that the rezoning should be complete first.  Commissioner 
Peterson said that he could not see updating the Waterfront Master Plan.  The only sections of the 
Comprehensive Plan that were out of date were the census.  He did not have a problem with tweaking it.  
Commissioner Usiak agreed that the Plan should be updated.  Commissioner Ponko stated that the Plan 
was useless as it was.  It had to be tweaked.  Census info should not cost a fortune.  Chairman Coleman 
said that they would make the City aware so money could be put in the budget.  Commissioner Garrett 
wanted to know if current census stats were even out there.   
 
Commissioner Peterson said that the Waterfront Master Plan was not that old.  They should keep it as it 
stands at this point.  Commissioner Ponko said that they should update bits and pieces annually.  The 
older things got, the less useful they were.  Commissioner Sarto thought they should take a more 
regional approach.  Chairman Coleman stated that it was time to develop better relations with our 
neighbors.   
 
SITE PLAN REVIEW REPORT:  
Stanley Luspin, 703 First Street: 
Commissioner Holman reported that the Site Plan Review was for a proposed storage building in the M1 
district.  Mr. Luspin would build a 40 x 60 pole barn to be used for storage of personal equipment.  The 
Site Plan was approved. 
 
PUBLIC COMMENTS:   
NONE 
 
 
 
ADJOURNMENT: 
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A motion was made by Commissioner Holman to adjourn the meeting at 8:05 p.m., seconded by 
Commissioner Sarto.  Motion carried unanimously. 
 
 
Respectfully submitted, 
Carol A Foote, Recording Secretary 
 
 
______________________________ 
Tom Coleman, Chairperson 








CITY OF LUDINGTON 
PLANNING COMMISSION 


MINUTES – 08/07/01 
 
 


 
The regular meeting of the Ludington Planning Commission was held on August 07, 2001.  The meeting 
was held at the Ludington Municipal Building, 400 S. Harrison St., Ludington, MI and was called to 
order at 7:00 p.m. by Tom Coleman, Chairperson. 
 
ROLL CALL: The roll call showed the following results:  
 
Present: Commissioners: Tom Coleman, Jerry Ponko, Kaye Holman, Robert Garrett, Jack Ereon, 


Clay Olmstead, Paul Peterson, Joyce Usiak and Ron Sarto. 
Absent: None 
 
Also Present: Building Inspector John Healy and Recording Secretary Annette Dougherty. 
 
AGENDA APPROVAL: 
 
Commissioner Sarto made a motion seconded by Commissioner Holman to approve the agenda.  Motion 
carried unanimously.   
 
PUBLIC COMMENTS & COMMUNICATIONS:  
NONE 
 
MINUTES:  
Commissioner Ereon made a motion to approve the minutes of July 7, 2001, as written, seconded by 
Commissioner Holman.  Motion carried unanimously. 
 
PUBLIC HEARINGS: 
NONE 
 
UNFINISHED BUSINESS:  
 
Text changes to Ludington Zoning Ordinance #23-00: 
 
Chairman Coleman explained that the only changes that had been made to the Discussion Draft was 
Article 800.7 Signs  (3) should read; not less than 50 feet.  Also a change on density Section 400.17:5  
number (3) If Planning Commission approval was given and the text changes are sent on to City 
Council, a public hearing would be set in September for rezoning.  Chairman Coleman explained the 
areas that the ad hoc committee would recommend for rezoning. 
 
Commissioner Olmstead  stated that the 35’ height restriction  in this area is not enough and  would like 
to propose it to be 45’.  The development in that area, such as the bank and condominiums, is higher 
than that.  He stated that if we are going to give 20 units per acre as was discussed before, 35 feet is not 
adequate.  His belief is that each development will request a Special Land Use and believes we should 
provide the ability to have a reasonable height. 
 
Commissioner Peterson agreed that 35’ is unrealistic and rather than go through the exercise of 
changing this every time it would be smart to start out with something that is realistic. 
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Commissioner Sarto stated that one of the thought processes was to keep tier level as the developing 
goes. The consensus was that it is more fitting to be lower on West Loomis St and a little higher on Rath 
and Special Land Uses can be allotted for in other areas. 
 
Commissioner Ponko thinks an SLU is a hoop that one should not have to jump through. 
 
Commissioner Coleman explained that we have tried to build in some flexibility, but also indicate to 
developers that we have a concern for our neighbors in that area 
 
Commissioner Peterson stated that the 120’ building length is a little restrictive and could cause 
problems down the line. Commissioner Coleman stated that it came from the platted property. 
 
Commissioner Sarto said that the intent was not to create a continuous building along the whole block to 
the North side of Loomis St. right across from the existing marina. 
 
Commissioner Garrett asked what is the limiting factor with 20 units per acre. He stated that bringing 
people back down town is what saves the town. 
 
Commissioner Usiak said that it was her understanding that you couldn’t get more than 20 units per acre 
without going much higher. 
 
Commissioner Coleman explained that they are looking at moving in the direction of increased density 
but not to the extent of which we get for downtown business compared to waterfront. 
 
After much discussion Commissioner Coleman suggested to leave the height flexible and to increase the 
density to more than 20 and less than 30.  Chairman Coleman asked each Commissioner to give their 
opinion on height in the area with the following results:  Commissioner Peterson -45’, Commissioner 
Olmstead- 45’, Commissioner Ereon-45’,Commissioner  Ponko -45’,  Commissioner Sarto -45’ Rath , 
35’ Loomis, Commissioner Holman 45” Rath, 35” Loomis with no SLU on Loomis, Commissioner 
Usiak- 45’ and 35’, Commissioner Garrett -45, Commissioner Coleman - 45’ and 35’ Loomis.  
Commissioner Coleman told the Commission that these suggestions would be taken back to the Ad Hoc 
Committee.  They would meet with the planner and put it on the agenda, maybe slip it into our special 
meeting. 
 
Height in Central Business District: 
 
Commissioner Holman stated that height is 150’ and they are recommending that height be lowered to 
75’, primarily for purposes of fire safety.  A motion was made by Commissioner  Ereon to set a public 
hearing in September to reduce the building height in the Central Business District from 150’ to 75’, 
seconded by Commissioner Ponko.  Motion carried unanimously.  
 
 
Waterfront Master Plan/Comprehensive Plan: 
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Commission Coleman stated he would like to assign duty to the Ad Hoc Committee with regards to the 
Waterfront Master Plan  Comprehensive Plan .  To determine update needs. Also identify other areas of 
change with context to the text. 
 
NEW BUISNESS: 
 
Special Meeting, August 14: 
 
Commissioner Coleman told the Commissioners that the Special Meeting that was set for August 14 was 
for a request by Progressive Associates to rezone the property on Lawndale Street in back of the hospital 
from R3-A to G-1 
 
SITE PLAN REVIEW: 
 
Emanuel Lutheran Church: 
 
Commissioner Holman gave a site plan review report on 507 E Danaher, Emanuel Lutheran Church, for 
a proposed parking lot.  The site plan was approved. 
 
COMMENTS AND COMMUNICATIONS: 
 
Commissioner Coleman reported that the meeting of the County Planner would be Thursday, August 9, 
at 7 P.M. at Amber Township Hall.  They are just starting to look at rezoning for the entire county. 
 
ADJOURNMENT: 
 
A motion was made by Commissioner Coleman to adjourn the meeting at 8:45 p.m., seconded by 
Commissioner Olmstead.  Motion carried unanimously. 
 
 
 
Respectfully submitted, 
Annette M Dougherty, Recording Secretary 
 
 
______________________________ 
Tom Coleman, Chairperson 








CITY OF LUDINGTON 
PLANNING COMMISSION 


MINUTES – 09/04/01 
 
 


 
The regular meeting of the Ludington Planning Commission was held on September 4, 2001.  The 
meeting was held at the Ludington Municipal Building, 400 S. Harrison St., Ludington, MI and was 
called to order at 7:00 p.m. by Tom Coleman, Chairperson. 
 
ROLL CALL: The roll call showed the following results:  
 
Present: Commissioners: Tom Coleman, Kaye Holman, Robert Garrett, Jack Ereon, Clay 


Olmstead, Paul Peterson, Joyce Usiak and Ron Sarto. 
Absent: Jerry Ponko 
 
Also Present: Building Inspector John Healy and Recording Secretary Carol Ann Foote. 
 
AGENDA APPROVAL: 
 
Commissioner Sarto made a motion seconded by Commissioner Usiak to approve the agenda.  Motion 
carried unanimously.   
 
PUBLIC COMMENTS & COMMUNICATIONS:  
Bob Manglitz, 6671 Audubon Dr., Holland, MI. had questions concerning the Waterfront Maritime 
proposal.  He asked if retail would be allowed in that district.  Chairman Coleman read section 400.17:3, 
(3), Permitted Accessory Uses which allows retail uses subordinate to and used in conjunction with a 
principal permitted or special land use and when conducted entirely within an enclosed building.  Mr. 
Manglitz wanted to know it the two acres south of the marina would be included in the district.  
Chairman Coleman said that it would not and explained the exact area that would be included.   
 
Mr. Manglitz stated that height, length and density had become major issues.  Other than the Bonser 
property, it is obvious that there could not be a building longer than 120 ft.    He said that he also 
thought the height should be 45 feet.  He feels that the density issue is a mute point.  He could not get 
five units on the Rath Ave. properties because of parking.  If you had to have two parking spaces per 
unit, I feel it would restrict the density on those properties along Rath Ave.  I don’t think that 45 ft. is 
not unreasonable.   
 
MINUTES:  
Commissioner Ereon made a motion to approve the minutes of August 7, 2001, as written, seconded by 
Commissioner Usiak.  Motion carried unanimously. 
 
Commissioner Ereon made a motion to approve the minutes of August 14, 2001, as written, seconded by 
Commissioner Garrett.  Commissioner Holman asked to amend the minutes to include that she asked 
Mr. Hall to explain the difference in assisted living, adult foster care and nursing homes. 
Commissioner Garrett made a motion to approve the minutes of August 14, 2001, as amended, seconded 
by Commissioner Ereon.  Motion carried unanimously. 
 
PUBLIC HEARINGS: 
To consider a request from Tendercare of Ludington for a special land use to reconstruct a 
nonconforming structure that has been more than 50 percent destroyed at 1000 E Tinkham Ave: 
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Tim Burndt, Administrator, Tendercare of Ludington, explained to the Commission that they had a 
name change; therefore they needed a new sign.  Chairman Coleman commented that he was aware that 
the sign was already put up.  Mr. Burndt explained that the sign had been put up temporarily for their 
open house.  John Healy told the Commission that he had given them permission to put the sign up 
temporarily.   
 
Commissioner Peterson wanted to know what temporary was.  John Healy said that they did come in for 
permits.  They just did not know that the sign was non-conforming.  They were not going to put it up at 
all, but he gave them permission.  Commissioner Ereon said that he would like temporary defined.  Mr. 
Healy said that he did not give them a date.  They were agreeable not to put it up at all.  I allowed it to 
happen.  Commissioner Sarto commented that he thought it was a good call. 
 
Commissioner Sarto made a motion to approve the new sign as stated in the request, seconded by 
Commissioner Holman.  Motion carried unanimously.   
 
To consider a request from House of Flavors for a special land for the outdoor service of food and 
beverage service in the Central Business District at 402 W. Ludington Ave. 
 
There were no representatives from House of Flavors to present the request.  Chairman Coleman read 
the request for outdoor service of food and beverage to the Commissioners.  He stated that it left him 
confused on what was being requested.  Commissioner Sarto said that there were questions.  They 
needed more specifics.  Commissioner Garrett thought that there might be a traffic issue.  It needed to be 
checked out.  John Healy told the Commission that they were requesting an awning that would extend 
over the City right of way.  This would be an issue that would go to City Council.   
 
Commissioner Holman made a motion to table the request from House of Flavors for a special land use 
for the outdoor service of food and beverage until the October meeting, seconded by Commissioner 
Peterson.  Motion carried unanimously. 
 
To consider text changes to Zoning Ordinance 23-00 in order to change the building height in the 
CBD (Central Business District) and MC (Maritime Commercial) from 150’ to 75’.   


 
Chairman Coleman told the Commission that the only place in the Ordinance that would change if the 
building height were changed in the CBD and MC districts would be Section 400.14.   
 
Commissioner Holman made a motion to send to City Council the request to change the text in Zoning 
Ordinance 23-00 to change the building height in the CBD (Central Business District) and MC 
(Maritime Commercial) from 150 ft. to 75 ft, seconded by Commissioner Ereon.  Motion carried 
unanimously.   
 
UNFINISHED BUSINESS:  
 


 
To consider a request from Progressive Associates, Inc. to rezone the property at 502 Sherman 
from R3A (Multi-family residential) to G1 (Government): 







Planning Commission Meeting 
Minutes 
September 4, 2001 
 


 3


 
Commissioner Olmstead reported that the zoning sub committee had met.  The property was zoned 
Government before it was rezoned to R3A.  The sub committee would recommend the property be 
zoned back to G1 (Government).   
 
Commissioner Olmstead made a motion to send to City Council the request that the following property 
be rezoned from R3A (Multi family residential) to G1 (Government), seconded by Commissioner 
Holman: 
COM AT NE COR SEC 14, T18N, R18W, THENCEW ON N SECTION LINE 1324.5 FT TO E 1/16LINE, TH S 0 DEG 
28 MIN 28 SEC W 1300.59 FT TO N 1/16 LINE, TH S 89 DEG 21 MIN 35SEC W 1000.16 FEET TO P.O.B., TH N 0 
DEG28 MIN 28 SEC E 404.76 FEET, TH S 89 DEG59 MIN 57 SEC W 295.07 FT TO E R.O.W. OF SHERMAN ST, TH S 
00 DEG 42 MIN 01 SEC W408.09 FT ALG SHERMAN ST, TH N 89 DEG 21MIN 35 SEC E 296.72 FT TO P.O.B., 
EXCEPTR.R. R.O.W. RUNNING DIAGONALLY ACROSS SW CORNER THEREOF; 2.63 AC M/L AND SUBJ TO 
EASEMENT ACROSS S'LY 33 FEET FOR STREETAND UTILITY PURPOSES, also known as 502 N. Sherman 
Motion carried unanimously. 
 
To consider text changes to the Ludington Zoning Ordinance #23-00 in order to add Article 
400.17 WM 1 & 2 (Waterfront Maritime): 
 
Chairman Coleman stated that the adhoc committee determined that the revised text would be a good 
way to go.  The committee would recommend approval of this text. 
 
Chairman Coleman made a motion to send to City council the proposed text to add Article 400.17, WM 
(Waterfront Maritime 1 and 2) to the Ludington Zoning Ordinance #23-00, seconded by Commissioner 
Sarto.  Motion carried unanimously.   
 
Waterfront Master Plan/Comprehensive Plan: 
 
Commissioner Garrett reported that he had been in contact with Dave Peterson of the Michigan State 
University Extension to get an estimate for updating the Ludington Comprehensive and Waterfront 
plans.  The numbers came to approximately $2,000, not including printing, binders, paper, and a City 
clerk/typist.  He feels that the cost is minimal and recommends that they go with Michigan State.  
Chairman Coleman wanted to know what kind of time frame was involved.  Commissioner Garrett said 
about six months.   
 
Commissioner Garrett made a motion to ask the City Council for up to $4,000 to have Michigan State 
University Extension update the City of Ludington Comprehensive Plan, seconded by Commissioner 
Ereon.  Motion carried unanimously. 
 
NEW BUISNESS: 
 
Chairman Coleman asked that a public hearing be set for October for the rezoning of the Waterfront 
Maritime 1 and 2 districts. 
 
 
SITE PLAN REVIEW: 
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None 
 
COMMENTS AND COMMUNICATIONS: 
 
Chairman Coleman read communications from Pere Marquette Township on a presentation on zoning to 
be held October 7 at Pere Marquette Town Hall. 
 
Chairman Coleman presented a resume, for the record, from Mary Aitken, a professional planer that is 
moving to Ludington.   
 
ADJOURNMENT: 
 
A motion was made by Commissioner Holman to adjourn the meeting at 7:55 p.m., seconded by 
Commissioner Sarto.  Motion carried unanimously. 
 
 
 
Respectfully submitted, 
Carol Ann Foote, Recording Secretary 
 
 
______________________________ 
Tom Coleman, Chairperson 








CITY OF LUDINGTON 
PLANNING COMMISSION 


MINUTES – 10/02/01 
 


 
The regular meeting of the Ludington Planning Commission was held on October 2, 2001.  The meeting 
was held at the Ludington Municipal Building, 400 S. Harrison St., Ludington, MI and was called to 
order at 7:00 p.m. by Tom Coleman, Chairperson. 
 
ROLL CALL: The roll call showed the following results:  
 
Present: Commissioners: Tom Coleman, Kaye Holman, Paul Peterson, Joyce Usiak and Jerry 


Ponko. 
Absent: Ron Sarto (excused), Robert Garrett (excused), Clay Olmstead and Jack Ereon (excused) 
 
Also Present: Building Inspector John Healy and Recording Secretary Carol Ann Foote. 
 
AGENDA APPROVAL: 
 
Commissioner Peterson made a motion to approve the agenda with the addition of the November 
meeting date change and a waterfront adhoc committee report under old business, seconded by 
Commissioner Holman.  Motion carried unanimously.   
 
Commissioner Olmstead arrived at 7:05 p.m. 
 
PUBLIC COMMENTS & COMMUNICATIONS:  
 
Ron Robinson, 301 ½ N. Delia, stated that this committee approved, unanimously, to send to City 
Council the waterfront maritime zoning proposal.  At that Council meeting, Paul Peterson voted against 
it.  He said that he was not trying to single out Paul Peterson.  At the Council meeting a Councilman 
said that other committee member had contacted him to send it back to the Planning Commission.  
There doesn’t seem to be any new information concerning this proposal.  Why in the midnight hour, 
with no new information, did people change their minds?  Paul Peterson told Mr. Robinson that if he 
was at the last City Council meeting, he explained it to him.  Mr. Robinson asked him to talk about it a 
little more.  Commissioner Peterson said that he would prefer not to.  Mr. Robinson said that there were 
other members that were not coming forward to admit they were having second thoughts.  I think the 
Committee should be held accountable and not hide behind whatever they are hiding behind.  I don’t 
think there is anything shady, but people think there is something up and nobody is explaining why 
people changed their mind.  Commissioner Peterson told him that, for himself, he explained at the last 
City Council meeting.  Commissioner Olmstead said that the public comment portion of the meeting is 
an opportunity for the public to come in and express their concerns. The Commission does not have to 
sit here and justify any further.  That is not the purpose of this function.  I was one of those people who 
was at the meeting and voted in favor of it, but was not comfortable with it.  But there were meeting 
with give and take to reach a consensus on some property that was further down, so I voted in favor of 
it.  I’m still not comfortable with it and I’m happy to bring it back here.  I think it is an indication that 
this committee is very dedicated to coming up with the best plan we can.  I think it’s great that 
government would say, “Hey, let’s take another look at this”.  That’s my motivation.  It has nothing to 
do with any developer, or I don’t know what you are suggesting.  Mr. Robinson said that he was not 
insinuating anything, but a lot of people had been speculating when no one is explaining.  Commissioner 
Peterson wanted to know who was speculating.  Mr. Robinson said that several people called the radio 
station.  Commissioner Olmstead said to tell the people that are concerned to come to the public 
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meetings, because he has not heard many opinions from many people.  If they are concerned tell them to 
come down here that is why we are here.  Mr. Robinson said that he was not trying to headhunt, but as a 
committee they needed to be held accountable.  Chairman Coleman stated that in good faith the 
Commissioners acted, some did have thoughts after.  That is certainly appropriate.  The issue has gone 
to City Council and passed with a split vote.  That is what we are looking at now, what we are dealing 
with.   
 
Bob Manglitz, 6671 Audubon, Holland, MI, addressed Chairman Coleman by stating that he had been to 
as many meetings as Chairman Coleman had.  My opinion is not varied.  I am very much opposed to the 
way the zoning went down, especially on Loomis St.  I thought there should have been 45 ft. height and 
did not think there should be gaps or view corridors.  I am concerned about the number of empty 
buildings downtown.  I am concerned about downtown.  I am concerned that the build up on US 10 will 
draw even more from downtown.  We can’t pick or choose whom the storeowners or retailers are.  I 
think that West Shore Bank is one of the most important assets down there.  West Shore’s corporate 
office is going to put sixty people down there that will shop, go to John’s bakery, will go to some of the 
other restaurants down there, hopefully.  I would ask this Planning Commission, if there were any 
doubts, as to the passing of that, I would ask them to make an amendment to change the zoning that they 
sent to City Council.  Mr. Manglitz told Chairman Coleman, that he felt they shared the same dedication 
to the Waterfront.  They just had different opinions.     
 
Bob Neal, 6011 Birchwood, said that he would like to second what Bob Manglitz said.  He stated that he 
was not well versed in zoning, but he does operate a business downtown and it is pretty scary.  They are 
losing another downtown merchant this week.  There are going to be more empty buildings.  I think the 
only way we are going to help the downtown is to have more people downtown.  You have to have 
density to do that.  Seems to me, the thing that this government, Planning Commission, has to do is to 
find a way to develop this wonderful asset we have, get some tax base, some people and customers 
when we are really devoid of these things except for seven weeks during the summer. Any place you can 
put another family that is going to spend money in this community is going to be good for the 
community.   
 
Closed Public Comments 
 
MINUTES:  
Commissioner Peterson made a motion to approve the minutes of September 4, 2001, as written, 
seconded by Commissioner Olmstead.  Motion carried unanimously. 
 
PUBLIC HEARINGS: 
 


a) To consider a request from Joseph Lenius for a special land use in order to create a parking lot in 
a residential district at the following described property: UNPLATTED COM. AT A POINT 297 
FT N & 297 FT E OF THE SW CORNER OF SEC 10, T18N, R18W, TH W 93 FT 11 INCHES, 
TH N 214 1/2 FT, TH W 63 1/2 FT, TH N 60 FT, TH E 157 FT, TH S TO P.O.B.; BEING A 
PART OF THE SW 1/4 OF SW 1/4 OF SEC 10, T18N, R18W. ALSO UNPLATTED COM AT 
A PT 31 RDS N OF COMMON COR SEC 9, 10, 15 & 16 T 18N R18W TH N 60 FT TH E 140 
FT TH S 60 FT TH W 140 FT TO POB. ALSO COM AT A PT 18 RDS N OF COMMON COR 
SEC 9, 10, 15 & 16 T18N R18W TH E 203FT 1 IN, TH N 214 1/2 FT TH W 203FT 1 IN TH S 
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214 1/2 FT TO POB, BEING PART OF SW 1/4 OF SW 1/4 SEC 10 T18N R18W. ALSO 
UNPLATTED COM AT PT 571.5 FT N OF THE COMMON COR SEC 9, 10, 15 & 16 T18N 
R18W TH N 60 FT TH E 297 FT TH S 60 FT TH W 297 FT TO POB. SUBJ TO EASEMENTS 
OF RECORD, also known as 612 N Lakeshore Drive. 


 
Joe Lenius, 612 N. Lakeshore Drive, told the Commissioners that he operated a small motel, Nader’s.  
He would like to expand the vacant residential lot to the north into a parking lot.  I propose to use the 
existing drive.  I will shrub and brush the front.  The neighbor to the north doesn’t want shrubs, but I 
would prefer to put shrubs there.  Mary Lou Frank has a row of pines about 175 ft. back.  To access her 
property behind the pines she uses my property to take a trailer in or something like that.  I would like to 
put shrubs in up to that point.  That would still give her access and create a divider.  I think I meet all the 
other requirements.  Laman Asphalt will put it in.  As far as height of the shrubs, I am sure Mr. Healy 
will make sure that is done right.  I am asking for a special land use, not to have rezoned.   
 
Close Public Hearing 
 
The recording secretary reported that there were twenty-one notices sent with two replies.  The 
Chairman read the two responses, both in favor.  Mary Lou Frank asked that the access to her property 
remain. 
 
Commissioner Usiak reported that the Special Land Use Committee had met and was in favor of the 
special land use.   
 
Chairman Coleman asked Inspector Healy if there was any problem with the vegetative barrier or strip if 
it did not go all the way to the back.  Inspector Healy told the Commission that screening was a 
requirement.  Maybe you would want to require a fence or that type of a screening.  I don’t know, from 
the legal point, if you could make a condition later.  For example if the property were transferred, you 
would have to put that screening in place.  Chairman Coleman asked if there were any requirements on 
the spacing.  Mr. Healy replied yes.  Commissioner Holman wanted to know if it had to be all the same 
thing, could it be bushes and fence.  Mr. Healy said that it did not have to be the same.   
 
Commissioner Ponko made a motion to grant the special land use with the condition that there be a 
gated fence at the northeast corner of the property.  Motion carried unanimously.   
 


 
b) To consider a request from Thomas L. Anderson for a special land use for an expansion of a 


nonconforming structure in order to construct an addition at the following described property: 
QUEVILLON'S ADDITION LOT 4 BLOCK 5, also known as 905 St. Catherine St. 


 
Tom Anderson, 905 St. Catherine, told the Commission that he was asking for an addition to his house.  
He is on a corner lot and when it was built, the setbacks were different than they are now.  In order to 
accommodate a larger kitchen and dining area, I will need to extend the wall 5 ft.  This is an area of 
approximately sixty square feet of a 720 square foot addition.  This is less than 10 percent of the floor 
plan.   
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Chairman Coleman asked if he would be taking the west wall and extending it five feet to the south.  It 
would not go any further to the alley.  Mr. Anderson told him that was correct. 
 
Closed Public Hearing 
 
The recording secretary reported that thirty-six notices were sent with no reply. 
 
Commissioner Usiak reported that the Special Land Use Committee was in favor of the special land use. 
 
Commissioner Ponko made a motion to grant a special land use in order to expand a non-conforming 
structure, seconded by Commissioner Peterson.  Motion carried unanimously. 
 


c) To consider rezoning the following described property from W (Waterfront) to WM1 
(Waterfront Maritime 1): 
ORIGINAL PLAT LOT 3,4,5,6,7,& 8 BLOCK 42.                                                    
ORIGINAL PLAT W 1/2 OF LOT 3 & E 1/2 OF LOT 4 BLOCK 59.                          
ORIGINAL PLAT LOT 5 & W 1/2 OF LOT 4 BLOCK 59.                                   
ORIGINAL PLAT LOTS 6 & 7, BLOCK 59.                                              
ORIGINAL PLAT W 1/2 OF LOT 8 BLOCK 59.                                           
ORIGINAL PLAT LOTS 4,5,6,7 BLOCK 72.                                      
ORIGINAL PLAT W 45 FT OF LOT 3 BLOCK 74.                                         
ORIGINAL PLAT E 50 FT OF LOT 4 BLOCK 74.                                         
ORIGINAL PLAT LOT 5 & W 10 FT OF LOT 4 BLOCK 74.                                 
ORIGINAL PLAT LOTS 6,7,8 BLOCK 74.                                              


 
There was no public comment and no discussion from the Commissioners. 
 
Commissioner Holman made a motion to send to City Council the request to rezone the following 
properties from W (Waterfront) to M1 (Waterfront Maritime 1), seconded by Commissioner Peterson.  
ORIGINAL PLAT LOT 3,4,5,6,7,& 8 BLOCK 42.                                                    
ORIGINAL PLAT W 1/2 OF LOT 3 & E 1/2 OF LOT 4 BLOCK 59.                          
ORIGINAL PLAT LOT 5 & W 1/2 OF LOT 4 BLOCK 59.                                   
ORIGINAL PLAT LOTS 6 & 7, BLOCK 59.                                              
ORIGINAL PLAT W 1/2 OF LOT 8 BLOCK 59.                                           
ORIGINAL PLAT LOTS 4,5,6,7 BLOCK 72.                                      
ORIGINAL PLAT W 45 FT OF LOT 3 BLOCK 74.                                         
ORIGINAL PLAT E 50 FT OF LOT 4 BLOCK 74.                                         
ORIGINAL PLAT LOT 5 & W 10 FT OF LOT 4 BLOCK 74.        
Motion carried unanimously.   
 


d) To consider rezoning the following described property from W (Waterfront) to WM2 
(Waterfront Maritime 2)       ORIGINAL PLAT LOTS 6,7,8,9 & 10 BLOCK 47.  
ORIGINAL PLAT LOT 7,8,9,10,11 &12 BLOCK 48.                                                    


 ORIGINAL PLAT LOTS 9, 10, 11 & 12, BLOCK 49                                      
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Jack Bonser, 1520 Betty Ave, told the Commission that he owned all but two lots on block 48.  The new 
rules would have an adverse effect on his property.  Under the current zoning, lots 7, 9, 11 and 12 could 
be developed into upscale residential properties overlooking the City Marina.  Under the current 
proposal, it limits lots 7 & 9 to parking lots.  The proposal will have a value reversal on my lots.  I 
currently have an offer, but the prospective buyer will not proceed without the Loomis street lots.  I 
would ask you to reconsider the rezoning of that particular property. 
 
Chairman Coleman asked Mr. Bonser why the only use on lots 7 and 9 would be parking lots.  Mr. 
Bonser said that they were bought years ago for parking.  With the new zoning, there is very little 
chance of any sizeable building being put on these lots. 
 
Closed Public Hearing 
 
Commissioner Peterson asked Mr. Bonser what in particular did the potential developer find difficult 
about the ordinance.   
 
Jim McLachlan, Century 21-Bayshore Real Estate, said that he represented the property for sale.  A 
prospective buyer made an offer on the property in August.  He explained the lot sizes and that with the 
proposed zoning; you would have no room for development. The only real property to be developed 
would be lot 11 & 12.   The potential buyer wants the Ludington Avenue side and the Loomis side to 
make a financial return on their investment.  As I see it, by doing the math you can eliminate 7 and 9 as 
anything other than a parking lot.  That is our concern.  The option is that lots 8 and 10 could be 
purchased.  But I don’t see that happening overnight.  Commissioner Peterson asked if there was any 
concern about the properties on Ludington Ave.  Mr. McLachlan said that those lots are still 
commercial.  A year ago 7, 9, 11 and 12 could have been sold. 
 
Commissioner Olmstead asked what kind of ordinance change would they like to see, for example, in lot 
9.  Mr. McLachlan said that they would like to see the ability to use the present zoning.  Commissioner 
Peterson wanted to know if the developer wanted both sides of the alley.  Mr. McLachlan said that they 
did.  They want the whole package.  He also said that what he knows is there is a plan to take the 
existing building on the commercial side and develop it into a retail outlet.   
 
Chairman Coleman made a recommendation to send the rezoning back to committee to restudy.  
Commissioner Peterson made a motion to table the rezoning until the November meeting, seconded by 
Joyce Usiak.  Motion carried unanimously. 
 
UNFINISHED BUSINESS:  
 


a) To consider a request from House of Flavors for a special land for the outdoor service of 
food and beverage service in the Central Business District at the following described 
property:  
L-498 ORIGINAL PLAT LOT 8, AND PART OF LOTS 9 & 10, BLOCK 29DESCRIBED 
AS COM AT SE CORNER OF LOT 10, BLOCK 29 FOR THE POINT OF BEGINNING, 
TH S 89 DEG 54 MIN 39 SEC W ALONG N'LY ROW LINE OF LUDINGTON AVE 
180.09 FEET, TH N 00 DEG 01 MIN 58 SEC W ALG W LINE OF LOT 8, 150.14 FT TO 
NW COR OF LOT 8, TH N 89 DEG 58 MIN 11 SEC E ALG N LINE OF LOTS 8 & 9, 
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86.80 FEET, TH S 00 DEG 12 MIN 50 SEC E 40.35 FEET, TH S 89 DEG 47 MIN 10 SEC 
W 160.00 FEET,TH S 00 DEG 12 MIN 50 SEC E 37.40 FEET,TH S 28 DEG 50 MIN 26 
SEC W 6.18 FEET,TH S 00 DEG 12 MIN 50 SEC E 4.60 FEET, TH S 47 DEG 11 MIN 20 
SEC E 4.10 FEET,TH S 00 DEG 12 MIN 50 SEC E 1.00 FOOT,TH N 89 DEG 47 MIN 10 
SEC E 24.80 FEET,TH S 00 DEG 12 MIN 50 SEC E 11.30 FEET, TH N 89 DEG 47 MIN 
10 SEC E 21.80 FEET,TH S 00 DEG 12 MIN 50 SEC E 9.90 FEET,TH N 89 DEG 47 MIN 
10 SEC E 26.50 FEET,TH N 00 DEG 12 MIN 50 SEC E 9.00 FEET, TH N 89 DEG 47 MIN 
10 SEC E 21.50 FEET TO W ROW OF WILLIAM ST, TH S 46.50 FEET ALONG W ROW 
LINE OF WILLIAM ST TO P.O.B, also known as 402 W. Ludington Ave. 


 
Commissioner Peterson made a motion to un-table the House of Flavors request, seconded by Kaye 
Holman.  Motion carried unanimously.   
 
Bob Neal, House of Flavors, showed the Commission pictures of his proposed outdoor service area.  H 
would like to use the southwest corner of the building to install a cabinet and sink where scoop ice 
cream would be served.  There would be an awning that would extend over the city sidewalk by one 
foot.  John Healy told the Commissioners the awning issue would have to go through City Council.  He 
said that he had presented the issue to the Building and License Committee and they were taking it 
under consideration.  Mr. Neal said that the outdoor service would start on June 20 and go through 
Labor Day.   
 
The Commissioners discussed the proposal and had questions in regards to the measurements from the 
curb to the building.  Mr. Neal had not taken those measurements.  There were concerns with congestion 
on the sidewalk, bicyclers and overspill of people in the parking lot.  Chairman Coleman felt that there 
was not enough information.  He would like to see a better sketch with measurements.   
 
Commissioner Holman made a motion to table the request, seconded by Commissioner Olmstead.  
Motion carried unanimously. 
 
November Planning Commission Meeting: 
 
Chairman Coleman told the Commissioners that he felt that the November meeting should be changed 
from Tuesday, November 6 to Monday, November 5 due to the election on the 6th and he would also like 
Larry Nix to attend.  Mr. Nix could not attend the meeting on Tuesday. 
 
Commissioner Holman mad a motion to change the meeting to Monday, November 5, 2001, seconded by 
Commissioner Peterson.  Motion carried unanimously.   
 
NEW BUISNESS: 
None 
 
SITE PLAN REVIEW: 
Ludington Woods, 502 N. Sherman 
Commissioner Ponko reported to the Commission that a Site Plan Review was held on September 21, 
2001 for Ludington Woods, a new proposed assisted living facility at 502 N. Sherman St.  The site plan 
was unanimously approved. 
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COMMENTS AND COMMUNICATIONS: 
 
Chairman Coleman stated that he had recently received phone calls requesting that if any paths are built 
that they should be wide enough for bikes, wheelchairs and walkers. 
 
ADJOURNMENT: 
 
A motion was made by Commissioner Holman to adjourn the meeting at 8:18p.m. seconded by 
Commissioner Usiak.  Motion carried unanimously. 
 
 
 
Respectfully submitted, 
Carol Ann Foote, Recording Secretary 
 
 
______________________________ 
Tom Coleman, Chairperson 








CITY OF LUDINGTON 
PLANNING COMMISSION 


MINUTES – 11/05/01 
 


 
The regular meeting of the Ludington Planning Commission was held on November 5, 2001.  The 
meeting was held at the Ludington Municipal Building, 400 S. Harrison St., Ludington, MI and was 
called to order at 7:00 p.m. by Tom Coleman, Chairperson. 
 
ROLL CALL: The roll call showed the following results:  
 
Present: Commissioners: Tom Coleman, Kaye Holman, Paul Peterson, Joyce Usiak , Jerry Ponko, 


Jack Ereon, and Robert Garrett. 
Absent: Ron Sarto (excused) and Clay Olmstead (excused) 
 
Also Present: Building Inspector John Healy and Recording Secretary Carol Ann Foote. 
 
At this time, Chairman Coleman introduced the City Planner, Larry Nix. 
 
AGENDA APPROVAL: 
 
Chairman Coleman asked that Public Comments and Communications be made after the presentation by 
Larry Nix on the new waterfront proposal.  He also explained that there was a procedural problem with 
the text changes on WM1 and WM2.  There would need to be a public hearing set for the December 
meeting for the text changes before the rezoning of the properties.   
 
Commissioner Ereon made a motion to approve the agenda, with changes, seconded by Commissioner 
Holman.  Motion carried unanimously. 
 
PUBLIC COMMENTS & COMMUNICATIONS:  
None 
Closed Public Comments 
 
MINUTES:  
Commissioner Ponko made a motion to approve the minutes of October 2, 2001, seconded by 
Commissioner Usiak.  Motion carried unanimously. 
 
PUBLIC HEARINGS: 
 
UNFINISHED BUSINESS:  
 


a) To consider a request from House of Flavors for a special land for the outdoor service of 
food and beverage service in the Central Business District at the following described 
property:  
L-498 ORIGINAL PLAT LOT 8, AND PART OF LOTS 9 & 10, BLOCK 29DESCRIBED 
AS COM AT SE CORNER OF LOT 10, BLOCK 29 FOR THE POINT OF BEGINNING, 
TH S 89 DEG 54 MIN 39 SEC W ALONG N'LY ROW LINE OF LUDINGTON AVE 
180.09 FEET, TH N 00 DEG 01 MIN 58 SEC W ALG W LINE OF LOT 8, 150.14 FT TO 
NW COR OF LOT 8, TH N 89 DEG 58 MIN 11 SEC E ALG N LINE OF LOTS 8 & 9, 
86.80 FEET, TH S 00 DEG 12 MIN 50 SEC E 40.35 FEET, TH S 89 DEG 47 MIN 10 SEC 
W 160.00 FEET,TH S 00 DEG 12 MIN 50 SEC E 37.40 FEET,TH S 28 DEG 50 MIN 26 
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SEC W 6.18 FEET,TH S 00 DEG 12 MIN 50 SEC E 4.60 FEET, TH S 47 DEG 11 MIN 20 
SEC E 4.10 FEET,TH S 00 DEG 12 MIN 50 SEC E 1.00 FOOT,TH N 89 DEG 47 MIN 10 
SEC E 24.80 FEET,TH S 00 DEG 12 MIN 50 SEC E 11.30 FEET, TH N 89 DEG 47 MIN 
10 SEC E 21.80 FEET,TH S 00 DEG 12 MIN 50 SEC E 9.90 FEET,TH N 89 DEG 47 MIN 
10 SEC E 26.50 FEET,TH N 00 DEG 12 MIN 50 SEC E 9.00 FEET, TH N 89 DEG 47 MIN 
10 SEC E 21.50 FEET TO W ROW OF WILLIAM ST, TH S 46.50 FEET ALONG W ROW 
LINE OF WILLIAM ST TO P.O.B, also known as 402 W. Ludington Ave. 
 


Commissioner Ereon made a motion to take the House of Flavors issue off the table, seconded by 
Commissioner Peterson.   
 
Commissioner Usiak reported that the Special Land Use Committee had met on the issue.  They would 
like Bob Neal to put into writing, exactly what he was going to do.  Other than that, the Committee was 
for it.  Commissioner Ereon wanted to know who was going to enforce the line of people in the parking 
lot.  Commissioner Garrett said that he would also like to see exactly what he was proposing in writing.  
Commissioner Coleman made the suggestion to table the issue.  
 
Commissioner Peterson made a motion to table the issue until the December meeting, seconded by 
Commissioner Garrett.  Motion carried unanimously.   
 


b) To consider rezoning the following described property from W (Waterfront) to WM2 
(Waterfront Maritime 2)    ORIGINAL PLAT LOTS 6,7,8,9 & 10 BLOCK 47.  
ORIGINAL PLAT LOT 7,8,9,10,11 &12 BLOCK 48.                                                    


 ORIGINAL PLAT LOTS 9, 10, 11 & 12, BLOCK 49                                      
This issue was not taken from the table at this time. 
 


c) Proposed text change to Waterfront Maritime 2. 
 
Chairman Coleman explained the proposed text change.  He stated that the original text did not read 
properly.  He said that Maritime 1 and 2 text had been changed and approved through City Council.  
The rezoning of property to Maritime 1 had been approved, Maritime 2 had been tabled.  Now they were 
considering text changes to Maritime 2.  A public hearing would be required, so that would be done in 
December.  He asked for discussion on the text change.   
 
Commissioner Garrett asked if there would be room for creativity.  Chairman Coleman said that he felt 
there would be some flexibility. 
 
Commissioner Ponko asked Chairman Coleman to clarify, to the public, the distance between buildings, 
where it was and where it is now.  Chairman Coleman said that originally there was a minimum of forty 
feet between buildings.  On the Bonser property, it would not work.  By taking that away, we are 
basically back to the 10 ft. setback.  Commissioner Usiak asked Commissioner Coleman to go through 
some examples for the public.   
 
Commissioner Holman made a motion to set a public hearing for the December meeting, seconded by 
Commissioner Peterson.  Motion carried unanimously. 
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NEW BUISNESS: 
 
Planned Development Proposal: 
 
Chairman Coleman explained that this was a different approach to zoning as seen in the City of 
Ludington.  The properties south of the new marina on S. Rath Ave. around to Copeyon Park are usually 
unplatted and fairly extensive in size ranging from two acres to thirteen plus.  We have searched for a 
good middle ground, and our planner, Larry Nix has suggested looking at a different approach.  He then 
introduced Mr. Nix. 
 
Mr. Nix said that he had worked on a lot of the waterfront areas and the most difficult remained the 
property on the south side of the downtown area.  He said that he attended a public hearing last 
December and the property owners basically said to leave them alone and let them do what they want to 
do.  That is contrary to zoning, but at the same time we have to appreciate what the property owners 
want to do.  They want to make money, and there is nothing wrong with making money.  At the same 
time we need to balance that with good development in this community.  He then explained the zoning 
technique called a performance based zoning plan.  He said that he was presenting this idea because it is 
new, innovative and different.  The sub committee wanted to get feedback from the Planning 
Commission and the public before that went further with the idea.  He said that they had a concept, an 
idea, they are looking for direction.  Mr. Nix went through the outline of the Planned Development.  He 
explained the Planned Development suggested 14-step process.   
 
Commissioner Peterson wanted to know what could be changed after City Council approved such a 
plan.  Mr. Nix said that general standards might allow a five percent change in the general floor area.  I 
couldn’t move any closer to the property lines; setbacks would have to be the same.  The use can’t 
change.  Usually we define minor/major changes.   
 
Commissioner Garrett wanted to know if the first one that builds, would that be the theme.  Mr. Nix said 
that most of the property owners that he talked to wanted to do something residential in nature.  
Commissioner Garrett asked if the Commission could set the theme.  Mr. Nix said that there would be a 
lot of individual ideas.  I am not sure we would way want to do this. 
 
Commissioner Peterson asked about the section on artificial lighting.  Mr. Nix explained lighting, such 
as parking lot lighting, would be a more muted lighting, not obnoxious lighting.   
 
Ed Thompson, 510 E Lake St., wanted to know what kind of time frame would you be looking at when 
going through the fourteen-step process for a planned development.  Mr. Nix said that there were only 
two extra steps from a normal site plan submission and rezoning request.  Commissioner Ponko asked if 
he thought it would be about 1-3 months without snags.  Mr. Nix said that in his opinion, that would not 
be uncommon.  Mr. Thompson suggested a fictitious plan to test drive to see how it works.   
 
Ron Robinson, WKLA Radio, if someone came along and built a five-story building (trendsetter), would 
a four-story building a year later already is be to code?  Mr. Nix stated that every piece of property 
would be treated on its on merit given the same set of standards being presented. 
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John Steinbach, Springlake, MI, wanted to know what other communities were using this plan.  Mr. Nix 
stated that South Haven used it.  It is also used in inland communities. It is a flexibility of zoning.  Mr. 
Steinbech also stated that as zoning boards change, ideas change.  You are going to have completely 
different ideas and go in completely different directions as these parcels develop.  Mr. Nix told him that 
there would be a continuity of people from one term to the next.  As people rotate in and rotate out, 
there is always a veteran(s) sitting on the Planning Commission.  Is it perfect? I am not proposing it as 
perfect.   
 
Bob Manglitz 6671 Audubon, Holland MI, stated that as he is listening, it sounds good.  In reading it, it 
sounds good until you get to the bottom of the first page, a PD shall meet the following performance 
standards:  Why do you have standards if you have a PUD?  I call it PUD, you call it PD.  You have 
standards, you have variances and that puts us back to what we were talking about.  Mr. Nix that this 
was to provide a guideline, not standards, but guidelines.  How would what you are proposing to do fit 
in the area?  Another suggestion is no rules.  How does it fit?    I will assume you would not want 
standards.  Mr. Manglitz stated that if you are going to have the standards and you talk about distance 
between buildings, to me that is view corridors, and if you are going to have a PUD, you have to sell the 
Planning Commission on everything anyway.  You would be asking for a variance on practically 
everything.  I think once you have a standard, that’s going to become the zoning.  To me this is more 
restrictive than what we have had in the past.   
 
Mr. Nix said that he tried to give a lot of different variations.  It could work either way, and I have no 
preference to which way it goes.  Mr. Nix said that from what he hears from the property owner’s is lets 
move to the next step.  Mr. Manglitz said that he did like it until he got to the bottom of page one.   
 
Gregg Prafke, Grand Rapids, MI, in regards to the site line; the concern is what property line are you 
going to use to define the site line.  On a long narrow piece of property, if a developer wanted to put a 
six-foot tower, you have restricted them from doing that.  Not much more than a two story could go on 
some, because of the site line.  Mr. Nix explained the site line concept and said that quite a tall building 
could go there. 
 
Steve Abrahamson, Ludington, asked about the architectural break.  Would that break be the 
construction?  Mr. Nix explained that the break would be windows, shutters, anything to keep it 
interesting.   
 
Jack Harper, 931 Maple St., wanted to know if by taking each project by itself, how could the first 
project builders to come in be assured that someone else to come in would not devalue their property.  
Mr. Nix said that one assurance is this group would not let that happen, the second is the people already 
there would step forward.  Mr. Nix said that with no use restrictions, this could be possible.  But at the 
same time, with the City officials, elected or appointed, would they let that happen?   
 
Commissioner Peterson wanted to know if the Planning Commission would dictate the use of the land 
and who sets the theme?  Mr. Nix said that the applicants would set the use and the theme.   
Cal Prins, Holland, MI, told the Commission that he had three Planned Developments in Holland.  He 
said that PUD’s are about all you can get in Holland anymore.  As far as timing, the fastest is about 8 ½ 
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months.  The devil is in the detail, so be careful about how many details you put in ahead of time.  It has 
worked real well for us.   
 
Dean Anderson, 1012 N. Robert, I think that it would be wrong to have a standard.  I would prefer a 
range.  Overall, I would say it seems to me a plan for the waterfront would be like in the City.  It would 
create orderly development.  I think the whole concept is good, but let look at ranges to make the job 
easier.   
 
Chairman Coleman stated that the Waterfront Master Plan has a deep-water port, which to me is the 
marina, the car ferry is a deep-water port, and Abrahamson has a deep-water port.  It encourages the 
continuance of a deep-water port.  Mr. Manglitz said that they hoped that it would continue as a deep-
water port.   
 
The Commission was in agreement that the Ad Hoc committee should continue to pursue this. 
 
Due to conflict with Mr. Nix’s schedule, the Board agreed to change the December meeting to 
Wednesday, December 5, 2001.  Motion was made by Commissioner Ereon to change the meeting date 
to Wednesday, December 5, 2001, seconded by Commissioner Holman.  Motion carried unanimously. 
  
SITE PLAN REVIEW: 
 
None 
 
COMMENTS AND COMMUNICATIONS: 
 
Commissioner Garrett told the Commission that they were working on redoing the land use plan.  MSU 
was contracted to do the update.  Public hearings were set for December 5 and December 6, 2001. 
 
ADJOURNMENT: 
 
Motion was made by Commissioner Ponko to adjourn the meeting at 8:35 p.m., seconded by 
Commissioner Holman.  Motion carried unanimously. 
 
 
Respectfully submitted, 
Carol Ann Foote, Recording Secretary 
 
 
______________________________ 
Tom Coleman, Chairperson 








CITY OF LUDINGTON 
PLANNING COMMISSION 


MINUTES – 12/05/01 
 
 
The regular meeting of the Ludington Planning Commission was held on December 5, 2001 .  The 
meeting was held at the Ludington Municipal Building, 400 S. Harrison St., Ludington, MI and was 
called to order at 7:00 p.m. by Tom Coleman, Chairperson. 
 
ROLL CALL: The roll call showed the following results:  
 
Present: Commissioners: Tom Coleman, Kaye Holman, Ron Sarto, Joyce Usiak , Jerry Ponko, 


Clay Olmstead, and Robert Garrett. 
Absent: Jack Ereon(excused) and Paul Peterson  
 
Also Present: Building Inspector John Healy, City Attorney Roger Anderson, City Planner Larry Nix 


and Recording Secretary Carol Ann Foote. 
 
 
AGENDA APPROVAL: 
 
Chairman Coleman asked that Planned Development be added to the agenda under unfinished business.  
Commissioner Sarto made a motion to approve the agenda, with the addition, seconded by Kaye 
Holman.  Motion carried unanimously.   
 
PUBLIC COMMENTS & COMMUNICATIONS:  
 
None 
Closed Public Comments 
 
MINUTES:  
 
Commissioner Garrett made a motion to approve the minutes of November 5, 2001 with the correction 
of a typo on page 3 (change way to want) and a typo on page 4 (change is to be), seconded by 
Commissioner Olmstead.  Motion carried unanimously.   
 
PUBLIC HEARINGS: 
 
To consider a request from Roger and Robin Chlebana for a special land use in order to place a   6 ft. 
fence on the property line of a corner lot at the following described property:  
QUEVILLON'S ADDITION LOT 10 BLOCK 11, also known as 801 New William 
 
Roger Chlebana, 801 New William, told the Commission that he wanted to put up a privacy fence on his 
property line.  He said that they intended on opening a daycare.  He also has a car to store and a boat.  
He wanted his kids to have a nice size yard. 
 
Mike Didur, 803 New William, said that he did not have a problem with a privacy fence next to him 
except where the alley comes out at Quevillon.  He feels that there would be a visibility and safety issue 
there.  On the other side there is a three-foot hedge and he has a feeling there would be a problem with 
traffic.  Numerous neighbors use that alley to get to their property.  If there could be some kind of 
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compromise with that corner so he could still have his fence twenty- five feet up into the side street with 
maybe a corner there so that visibility would be opened up.   
 
Frances Boehnlein, 804 St. Catherine, said that she would like to support what Mr. Didur said.  The 
main issue is about safety and if you would have visibility on the road for pedestrians, bicyclists and if 
you where going to hit a car.  I would agree with a compromise if a corner would be put in there so the 
visibility would still be available.   
 
Edith Harrison, 808 St. Catherine, stated that with the bushes and the fence, you would be in the street 
before you could see cars coming. 
 
The recording secretary reported that there were 30 notices sent, with three responses in opposition.   
 
Closed public hearing. 
 
Commissioner Sarto reported that the Special Land Use Committee met and they too are very concerned 
with the safety issue.  You have to pull up right at the corner, and could not see if there are people on the 
sidewalk, riding bicycles, walking etc. and with ingress and egress in and out of that alley. Being very 
much concerned with a six-foot privacy fence we recommend that it not be allowed to happen. 
 
Chairman Coleman stated that he shared the same safety concerns.  The special land use section 900.2.6 
requires that the  SLU not be granted if it would be detrimental to or endanger the public health, safety 
or general welfare.   
 
Commissioner Sarto made a motion to deny the request for a special land use in order to construct a six-
foot fence on the property line of a corner lot, seconded by Commissioner Holman.  Motion carried 
unanimously.   
 
To consider a proposed text change to the Ludington Zoning Ordinance 23-00, Article 400.17, WM1 
and WM2 (Waterfront Maritime). 
 
Chairman Coleman explained that because of the way the original text was worded, the property along 
Loomis Street would have an extreme problem being developed.  What we are recommending is to 
change item number seven which is Building Bulk and Separation to fit both Waterfront Maritime1 & 2.  
The text would read: Building Length:  The maximum length of a building shall not exceed one hundred 
and thirty (130) feet.   
 
Close Public Hearing. 
 
Chairman Coleman stated that it did work on both S. Rath and Loomis and would recommend, as an 
Adhoc Committee, to send the text on to City Council.   
 
Chairman Coleman made a motion to send the proposed text changes to Ludington Zoning Ordinance 
23-00, Article 400.17, WM1 and WM2 (Waterfront Maritime) to City Council, seconded by 
Commissioner Holman.  Motion carried unanimously. 
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UNFINISHED BUSINESS: 
 
To consider a request from House of Flavors for a special land for the outdoor service of food and 
beverage service in the Central Business District at the following described property:  
L-498 ORIGINAL PLAT LOT 8, AND PART OF LOTS 9 & 10, BLOCK 29DESCRIBED AS COM 
AT SE CORNER OF LOT 10, BLOCK 29 FOR THE POINT OF BEGINNING, TH S 89 DEG 54 MIN 
39 SEC W ALONG N'LY ROW LINE OF LUDINGTON AVE 180.09 FEET, TH N 00 DEG 01 MIN 
58 SEC W ALG W LINE OF LOT 8, 150.14 FT TO NW COR OF LOT 8, TH N 89 DEG 58 MIN 11 
SEC E ALG N LINE OF LOTS 8 & 9, 86.80 FEET, TH S 00 DEG 12 MIN 50 SEC E 40.35 FEET, TH 
S 89 DEG 47 MIN 10 SEC W 160.00 FEET,TH S 00 DEG 12 MIN 50 SEC E 37.40 FEET,TH S 28 
DEG 50 MIN 26 SEC W 6.18 FEET,TH S 00 DEG 12 MIN 50 SEC E 4.60 FEET, TH S 47 DEG 11 
MIN 20 SEC E 4.10 FEET,TH S 00 DEG 12 MIN 50 SEC E 1.00 FOOT,TH N 89 DEG 47 MIN 10 
SEC E 24.80 FEET,TH S 00 DEG 12 MIN 50 SEC E 11.30 FEET, TH N 89 DEG 47 MIN 10 SEC E 
21.80 FEET,TH S 00 DEG 12 MIN 50 SEC E 9.90 FEET,TH N 89 DEG 47 MIN 10 SEC E 26.50 
FEET,TH N 00 DEG 12 MIN 50 SEC E 9.00 FEET, TH N 89 DEG 47 MIN 10 SEC E 21.50 FEET TO 
W ROW OF WILLIAM ST, TH S 46.50 FEET ALONG W ROW LINE OF WILLIAM ST TO P.O.B, 
also known as 402 W. Ludington Ave. 
 
Commissioner Usiak made a motion to take the House of Flavors issue off the table, seconded by 
Commissioner Sarto.  Motion carried unanimously. 


 
Bob Neal, House of Flavors, told the Commission that this proposal was to serve ice cream outside.  At 
the last meeting he was asked to describe exactly what he would be doing.  He submitted his proposal in 
writing to the Commission.   
 
Commissioner Garrett stated that he thought the idea was great.  He wanted to know how traffic in the 
parking lot would be handled.  Mr. Neal told him that he was trying to eliminate the line waiting to get 
inside.  There would be less people waiting to be served.  He could not imagine a line to the parking lot.    
Commissioner Garrett said that it was a concern.  Would there be someone out there?  Mr. Neal said that 
he could imagine it being an issue.  Commissioner Olmstead said that the line would need to head east.  
Mr. Neal said that there would not be a line of any substance.  Commissioner Usiak commented that she 
visualized the line going east.  In the summer the whole section is congested.  It couldn’t get any more 
congested.   
 
The recording secretary reported that 25 notices were sent with no response. 
 
Commissioner Sarto reported that the Special Land Use Committee had met and felt that this was a 
positive thing.  The only concern was what if there is overflow in the parking lot.  Attorney Anderson 
said that there could be conditions put on the Special Land Use for a trial period.  If other conditions 
were needed, another public hearing could be held. 
 
Commissioner Sarto made a motion to approve the Special Land Use for outdoor service of food and 
beverage in the Central Business District with the contingency that it not become a safety concern or 
traffic concern to the immediate area, seconded by Commissioner Olmstead.  Motion carried 
unanimously. 
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To consider rezoning the following described property from W (Waterfront) to WM2 (Waterfront 
Maritime 2)    ORIGINAL PLAT LOTS 6,7,8,9 & 10 BLOCK 47.  
ORIGINAL PLAT LOT 7,8,9,10,11 &12 BLOCK 48.                                                    
ORIGINAL PLAT LOTS 9, 10, 11 & 12, BLOCK 49                                      
 
Commissioner Holman made a motion to take the rezoning issue off the table, seconded by 
Commissioner Ponko.  Motion carried unanimously.   


Commissioner  Sarto made a motion to send the proposed rezoning of the following properties from W 
(Waterfront) to WM2 (Waterfront Maritime 2) to City Council:  ORIGINAL PLAT LOTS 6,7,8,9 & 10 
BLOCK 47, ORIGINAL PLAT LOT 7,8,9,10,11 &12 BLOCK 48, ORIGINAL PLAT LOTS 9, 10, 11 
& 12, BLOCK 49 , seconded by Commissioner Usiak. Motion carried unanimously.   
 
Planned Development: 
 
Chairman Coleman introduced the City Planner, Larry Nix.  Mr. Nix stated that they took the outline 
that was presented at the last meeting and “put a little more meat on the bones”.  They are working on a 
more extensive intent, discussing proper procedures of how it actually works, and what has to be 
submitted.  We also put more in the review criteria.  These are probably the most important elements of 
this.  Mr. Anderson and I are discussing proper procedure of how this works.  We are trying to keep the 
process as streamline as possible under the guidelines of the law.  This is a working document.  None of 
this is cast in stone.  There is a lot of room for movement.  Mr. Nix went through each of the sections of 
the Planned Development draft.  He explained the different modifications that had been made to the 
draft.  He asked the Commission if they felt they were heading in the right direction. 
 
Chairman Coleman stated that they had thought a lot about it.  He feels pretty sure it is a good way to 
go.  This is a different area and they need a different approach.  It is a tough area.  There will be 
flexibility yet they will develop standards so they will have some guidelines.   
 
Larry Nix told the Commission that the way this is drafted, it would be a development opportunity 
anywhere in the city.  It is not restricted just to the waterfront property.  There could be multiple zoning 
districts within a PD.   
 
Commissioner Ponko said that one thing that is being looked at, to avoid the fear of a PD in a residential 
area, is to have a two-acre land minimum.   
 
Commissioner Garrett wanted to know how you would exclude residential.  Commissioner Ponko said 
that the two-acre minimum would do that.  That would be a whole City block and there would not be 
many places you could purchase a whole City block.  Larry Nix said that they could put a declaration 
right in it that says that it would be applicable in only non-residential areas.   Commissioner Garrett said 
that he would like to see that. 
 
Commissioner Sarto asked if a PD would be added as that or would it have to be rezoned a PD.  Mr. Nix 
said that he was working with Roger Anderson on that.  He is having him look at the legal aspects of it.   
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Bob Manglitz, 6671 Audubon, Holland, MI, commented that when this was first talked about, he was 
excited about it because he thought the zoning down there would be Planned Development.  It seems 
like you just could not let that happen.  You had to have performance standards. The performance 
standards become the zoning.  Mr. Nix  stated that this could happen in any place.  But you are going to 
come up with performance standards, square footage, and height restrictions.  To me it is going to be a 
transparent vehicle for you people to come back and say we want a walkway around the waterfront.  If 
you are going to do a Planned Development, why don’t you do a Planned Development?  Your 
standards are going to be your zone.  I don’t know what you will call it.  I thought we were going to be 
able to come to the Planning Commission and say, “We have got this idea.”  And we would not have 
someone saying “Whoa”, that is bigger than the footprint or that is bigger than the recommendation we 
have in there.  I guess I am really disappointed.  I really thought that you were going to have planned 
development zoning and you would not be saying you are exceeding this and exceeding that, but we 
might ok it as long as you give us our water walk or gaps.  Mr. Manglitz asked clarification on the 
section of outdoor storage, did that include unattached garages.  He also wanted to know about the 
section on Performance Guarantees.  He stated that performance bonds were not cheap and not easy to 
get.   
 
Larry Nix stated that the PD was going to be a balance between developers and property owners 
wanting no regulations at all.  This PD would give the City an idea of some standards that the 
developers would have to meet.  Walkways and separation has not even been a subject at the sub 
committee level.  We have been concentrating more on the flexibility that this provides us.  If we 
wanted a public walk, we would make that a standard.  I don’t think it is an agenda item. 
 
Bob Manglitz suggested that if Mr. Nix did not receive the Ludington newspaper, maybe he should.  A 
City Council member has come out in the paper to support a water walkway around Copeyon Park.  
Also the editor had an article saying he thought they were a great idea.  This is not something paranoia 
has dreamed up, this is real.   
 
John Steinbach, 115 S. James, stated that you had to worry about the CBD, too.  Height restrictions and 
stuff.  You need to make sure that downtown stays strong with a view of that water.   
 
Linus Thalman, Ludington Boat Club, stated that the walkway keeps popping up all the time.  I thought 
it was dead.  We, the membership, of the Ludington Boat Club strongly oppose it.  We oppose any kind 
of walkway across our property because of the liability that will be involved, so consider that. 
 
Chairman Coleman said that they had considered it and it was not one of the things they were going to 
do.  They would leave that up to the City Commission.   
 
NEW BUISNESS: 
 
SITE PLAN REVIEW: 
 
Harbor Front Plaza Office: 
Commissioner Holman reported that a site plan review was held on November 7, 2001 for the Harbor 
Front Plaza Office Building.  The site plan was approved unanimously.   
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COMMENTS AND COMMUNICATIONS: 
 
Commissioner Garret reported that there would be a public input session on the Comprehensive Plan on 
Thursday, December 6 and Thursday, December 13.  Surveys were being sent out. 
 
Chairman Coleman announced that the January, 2002 meeting needed to be rescheduled due to the New 
Year holiday.  It was unanimously agreed to hold the meeting on Monday, January 7, 2002 at 7:00 p.m. 
 
Chairman Coleman told the Commissioners that Commissioner Sarto would not be serving another term 
on the Planning Commission.  He thanked Commissioner Sarto for a job well done for the last four 
years. 
 
ADJOURNMENT: 
 
Motion was made by Commissioner Holman to adjourn the meeting at 8:15 p.m., seconded by 
Commissioner Usiak.  Motion carried unanimously. 
 
 
Respectfully submitted, 
Carol Ann Foote, Recording Secretary 
 
 
______________________________ 
Tom Coleman, Chairperson 





