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CITY OF LUDINGTON 
PLANNING COMMISSION 


MINUTES – 02/04/02 
 
 
The regular meeting of the Ludington Planning Commission was held on February 4, 2002.  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, Joe Moloney, Mike 


Nekola, Dave Weston, Joyce Usiak, Randy Haight and Clay Olmstead 
Absent:  
 
Also Present: Building Inspector John Healy, City Attorney Roger Anderson, and Recording Secretary 


Carol Ann Foote. 
 
Chairman Coleman welcomed new member, Randy Haight and appointed him to the Zoning Committee. 
 
AGENDA APPROVAL: 
 
PUBLIC COMMENTS & COMMUNICATIONS:  
 
Scott Sitler, 202 N. Gaylord, as you decide on this issue tonight, I would ask that you remember all of 
the concerns and comments of the last meeting and consider our neighborhood.  He told the Commission 
that the Dain property still had all types of equipment that should not be there.  It is time to say no. 
 
Chuck Davis, Vice President of Operations, spoke in behalf of House of Flavors.  He stated that in the 
past four months $387,000 has been spent on plant improvements.  Last week they completed a project 
that would increase the ice cream mix-making process by 50%.  The changes were made within the 
existing wall of the facility.  They have cleaned up the area within a couple of days.  At the last meeting 
we made you a promise to be good neighbors and that we would strive to keep our buildings neat and 
clean.  He said that they were living up to that promise.  He told the Commission that they instituted a 
new work schedule with more days off and not as much overtime.  The only project left is the 120 
square foot addition.  By adding the addition, they can get the trucks in during the daytime and unload 
them in a timely manner.   They cannot use the new tanks until it is enclosed.  In an observation he made 
of the community, there are at least 8 buildings for sale or lease within 10 or 12 blocks of House of 
Flavors.  He does not want to see House of Flavors become one of them.  If House of Flavors leaves 
Ludington, it is very unlikely that they would relocate anywhere near Ludington.  It is time to think 
about the conflict that has existed between House of Flavors and the community all these years and put 
it behind us.   
 
John Riedl, 202 N. Robert, said enough is enough.  There have been mistakes made with House of 
Flavors for decades.  It’s not the 120 ft. addition that bothers me, but the 300 or 400 more trucks that are 
going to be coming out of there all summer long.  At one time there was a community with houses there.  
Now you’ve let a  business expand that should be in the industrial park.   
 
Commissioner Garrett asked Mr. Davis if there was an increase of 50% would that increase employees.  
Mr. Davis said that the 50% increase would be the mix making only.  The additional employees would 
be for the additional volume of finished product.   
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Barb Sitler, 202 N. Gaylord, asked the Commission to look at the whole picture, not just the small 
addition.  Obviously they are making plans to expand further because they are using more facilities to 
increase the mix.  We drove by the Dain’s property, the tanks that used to be on the A & W property are 
now there. There is a trailer, pallets, all kinds of things.  The only thing I see is the dumpster is no 
longer in the A & W parking lot.  She hopes the people that have been on the Commission let the new 
people know the past issues.   
 
Sue Russell, 807 E. Ludington Ave., said that she felt the current problem has evolved by not saying no.  
Growth and development are a good thing in the appropriate zone.  She said that she feels that people 
have been afraid to get up and do what is right.   
 
Jay Sherman, 417 N. Washington Ave., told the Commission that he has been an employee of the House 
of Flavors for twenty-six years.  The picture is a big picture, 130 families we are talking about.  We are 
doing the things we have to do to improve our efficiency and profitability.  Some of the growth we have 
had this year was from three ice cream companies in this country closing their doors.  If the House of 
Flavors cannot grow and prosper, they will move to another plant, and it won’t be here. 
 
Kathleen Bromley, 312 N. Gaylord Ave., stated that House of Flavors was not parked in her front yard, 
but it does affect her neighborhood.  I don’t think they have been a good neighbor.  I have seen trash, 
litter and have seen them break all the rules the Commission has tried to make them follow.  The three 
tanks have been brought in, stood up; no they have not been hooked up.  Legally they can’t do that 
without the building.  There must have been an assumption somewhere that the building was just going 
to happen.  I am opposed, it is time to say no, we must make it stop.  I am crushed that they would say, 
“If we don’t get this, we are leaving Ludington.”  It’s not good business. 
 
Paul Bromley, 312 N. Gaylord Ave., I am dissatisfied with the gentleman’s statements.  We have to look 
at the history, because the history says it all.  They have been dishonest in the past; there have been 
promises that have been broken  It is time to stop.  I am sympathetic to jobs and to the tax base it means 
to Ludington, but this plant does not belong in a residential neighborhood. 
 
Colleen Bowden, Director of Human Resources, gave the Commission a brief history of the beginning 
of House of Flavors.  She said that their 130 employees spend their money at downtown businesses.  If 
they were to move to the industrial park, there would be a significant change to the downtown.  She said 
that their employees deserved raises, benefits, better health insurance and life insurance.  These things 
could be provided only when the company makes more money.   
 
Tim Myer, 310 N. Rowe, said that the area needed to take some pride, for example, the ice cream served 
in the Hard Rock Café, Atlanta, GA, is made here.  It is not a threat, it is all good business.   
 
Tom Watkins, Technical Director, said that he was involved with the company’s food safety.  Internally 
they try to bring in transports and products in a  reasonable time to be good neighbors, and they spend a 
lot of time internally talking about it.  Our ability to be a good company and a good neighbor requires us 
to do this and we appreciate your consideration.  
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Dina Hackert, 421 N. Gaylord, told the Commissioners that she was Jeff Hackert’s wife.  One of the 
things she keeps hearing is the track history, the record.  One of the things the Commission has in front 
of them is the truck traffic is not going to increase that much.  I read what my husband gave you, and I 
was shocked to see the improvements.  Yes, if someone sits and watches 24-7, they are going to find 
that they are not perfect in anything they do.  If this were truly a community issue, more people would 
be represented.  Consider what the House of Flavors brings to Ludington. 
 
Sarah Holmes,  Vice-President of Finance, in the ice cream business there are a lot of fixed cost.  Fixed 
cost only improves when you have more volume.  We all try to make as much money as we can and 
keep cost down.  We have to find ways to make our products cheaper.  We need to grow our business to 
make ice cream more efficiently and more effectively than our fixed investment. 
 
John Riedl, 202 N. Robert, when I moved into that area, 1975, there were homes in that area.  They were 
moved.  When the people in that area move out, they will be empty or you will have a very low class of 
people moving in there.  He stated that the reason they are still there is that he has invested a lot of 
money in his house, and he was there before expansion began. 
 
Bill Kratz, Mason County Economic Development, stated that he felt that a lot of these issues had to do 
with conflicting land use concerns that arise when you have a manufacturing use in close proximity to a 
central business district or a residential area.  That puts the Planning Commission and City Council in an 
uncomfortable position, but more importantly it puts the neighborhood and House of Flavor’s 
management team in an uncomfortable position.  With the current recession or adjustment period that 
we find ourselves in, 130 jobs are a substantial number of jobs in Ludington, Mason County or the State 
of Michigan.  Relocation may look like an easy solution.  For House of Flavors to invest in a new 
facility would be a challenging task to achieve.  Other states would be very aggressive to attract a 
company like House of Flavors.  The best long-term solution is to work with the House of Flavors 
management to help them economically stage relocation within 10 or 15 years.  Hopefully to relocate in 
Mason County.  It is not realistic to think they could do so in the next twelve months.  The House of 
Flavors is a very important employer.   
 
Jeff Hacker, President, House of Flavors, told the Commission that it was unfortunate that they were 
there because of their success.  Recently they secured the LDI building as a means of helping the 
inbound traffic to the facility.  The last support we got from the City Commission and Council was in 
1999 when we asked for a 1 million dollar tax abatement.  Obviously our request to use the Dain’s 
property was rejected.  When we went for the Dain’s property we learned a lot about ourselves and have 
made improvements there.  The Daily News, as a manufacturer, came before you with two requests.  It 
was this body that granted the Daily News, a manufacturing facility, to expand in a residential district.  I 
believe, because there was no opposition.  They are a little smaller than me, fewer trucks, and people go 
get the newspapers to distribute them.  The people here tonight, as we watch the Daily News, maybe 
that will be the next House of Flavors.  I ask that you consider the 120 sq. ft.  There have been 
improvements.  I ask to allow a manufacturer to grow. 
 
Public Comment Closed 
 
 
MINUTES:  
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Commissioner Olmstead made a motion to approve the minutes of January 7 2001, with a change to the 
last page, seconded by Commissioner Garrett.  Motion carried unanimously. 
 
PUBLIC HEARINGS: 
 
To add provisions to the Ludington Zoning Ordinance 23-00 to allow Planned Development as a Special 
Land Use in the W (Waterfront), WS (Waterfront Shipping), M-1 (Wholesale and Light Industry) and 
M-2 (Heavy Industry) Districts and to provide for uses, conditions and restrictions applicable to Planned 
Development 
 
No Public Comment 
 
Chairman Coleman told the Commission that the Adhoc Committee did not meet that month, but they 
felt that they were there.  He went through the minor technical changes that had been made.   
 
Chairman Coleman made a motion to send the Planned Development ordinance to City Council, 
seconded by Kay Holman.  
 
Commissioner Nekola wanted to know if language would be added under the general provisions of the 
Special Land Use section.  Chairman Coleman said that there was work that would need to be done. 
 
Attorney Anderson agreed.  They recognize that there are some technical changes to be made. 
 
The motion to send the Planned Development ordinance to City Council carried unanimously. 
 
UNFINISHED BUSINESS: 
 
To consider a request from House of Flavors for a special land use for the expansion or rehabilitation of 
an existing light industrial, warehouse, or wholesale use in order to construct a 19 X 6 tank room and to 
install three new liquid tanks at the following described property: 
ORIGINAL PLAT LOT 8, AND PART OF LOTS 9 & 10, BLOCK 29 DESCRIBED AS COM AT SE CORNER OF LOT 10, BLOCK 29 
FOR THE POB, TH S 89 DEG 54 MIN 39 SEC W ALONG N'LY ROW LINE OF LUDINGTON AVE 180.09 FT, 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 FT, TH S 00 DEG 12 MIN 50 SEC E 40.35 FT, TH S 89 DEG 47 MIN 10 SEC W 160.00 FT,TH S 00 DEG 12 MIN 
50 SEC E 37.40 FT,TH S 28 DEG 50 MIN 26 SEC W 6.18 FT,TH S 00 DEG 12 MIN 50 SEC E 4.60 FT, TH S 47 DEG 11 MIN 20 SEC 
E 4.10 FT,TH S 00 DEG 12 MIN 50 SEC E 1.00 FOOT,TH N 89 DEG 47 MIN 10 SEC E 24.80 FT,TH S 00 DEG 12 MIN 50 SEC E 
11.30 FT, TH N 89 DEG 47 MIN 10 SEC E 21.80 FT,TH S 00 DEG 12 MIN 50 SEC E 9.90 FT,TH N 89 DEG 47 MIN 10 SEC E 26.50 
FT,TH N 00 DEG 12 MIN 50 SEC E 9.00 FT, TH N 89 DEG 47 MIN 10 SEC E 21.50 FT 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 un-table the House of Flavors request, seconded by Kaye 
Holman.  Motion carried unanimously.   
 
Chairman Coleman said that in the last meeting, the recording secretary reported that twenty-six notices 
were sent out with one reply in opposition. 
 
Commissioner Nekola reported that the Special Land Use Committee had met, but they had not 
contacted the House of Flavors.  Looking at the standards, they would like to recommend a couple of 







Planning Commission Meeting 
Minutes 
February 4, 2002 
 


 5


stipulations for a possible approval of the special land use.  First, trucks and forklifts would be limited 
on city streets between the hours of 7:00 a.m.-9:00 p.m.  That means that this would be the time they 
could operate.  After 9:00 p.m., trucks and forklifts would not be allowed down there.  Second, the 
House of Flavors would have to come up with a truck off site where they would be staged off site and 
called, as they were needed.  We have not approached the House of Flavors for such a plan, but would 
like discussion from the full board. 
 
Chairman Coleman stated that listening to neighbors, trucks, noise and cleanliness is the issue.  The 120 
sq. ft. addition was not a key issue. 
 
Commissioner Nekola said that if the increase is going to bring more trucks, they were trying to come 
up with some kind of solution.   
 
Commissioner Usiak wanted to know where the trucks would be directed from the LDI building, US 31 
or First St.  Jeff Hackert said that they had not decided yet.  Commissioner Usiak asked if they had any 
long term plans, for the next ten to fifteen years.  Mr. Hackert told her that there was no definite plan, 
but they had made substantial investments off sight.  We are the biggest user of the City Waste Water 
Plant.  We have to be hooked to a municipality.  If we move, it would make sense to be closer to our 
market.  Commissioner Usiak asked if there was any space left, where they were, to expand.  Mr. 
Hackert said that the only space left is the Dain’s property.  The USDA is currently in the process of 
requiring liquid unloading to be done under-roof.  We currently don’t have that.  When that day comes, 
we will have to come in and present our case.  We could not stay in business without that property.  
Commissioner Usiak asked Mr. Hackert why the tanks were brought in before anything was said to the 
Commission.  Mr. Hackert explained that he bought these tanks three years ago at an auction.  When the 
opportunity came with Weight Watchers they needed the tanks.  It could be six months before there was 
a yes or no to build the enclosure.  We continued with the project.  The tanks are not hooked up.  We did 
everything to the letter of the law, footings and so forth.  Commissioner Usiak wanted to know if one of 
the new tanks would replace an existing tank.  Mr. Hackert explained that the old tank would not be 
removed, but not used.  Commissioner Olmstead asked what would happen if truck traffic was limited to 
7 a.m. to 9 p.m.  Mr. Hackert explained about the liquids and the sugars.  The current trucks hauling to 
the freezer is from 6 a.m. to 4 p.m.  The inbound trucks hauling liquids and sugar are on an as needed 
basis.  He stated that there might be one truck or three trucks coming in, depending on the product.  
With the addition we can improve the inbound traffic.  Commissioner Olmstead asked how many more 
trucks, with the expansion, between the hours of 9 p.m. and 7 a.m.  Mr. Hackert said that he really did 
not know.  Chuck Davis said that he felt that they could almost eliminate the traffic between the hours of 
9 p.m. and 7 a.m.  There may be an occasion that we would need to bring in a truck. Maybe a couple of 
times a week.  Right now on inbound we might have four a week.  Commissioner Nekola said that is 
why they would put conditions on the special land use.  It would be a violation to bring trucks in 
between 9 p.m. and 7 a.m.  We could have some flexibility.  Commissioner Olmstead wanted to know 
how many more trucks, with the 20% increase, during the daytime.  Mr. Hackert said that they average 
three a day now and it would go to four.   
 
Commissioner Weston told Mr. Hackert that the LDI building was in the fourth ward, and he was 
Commissioner of the fourth ward.  He said that he gets complaints on trucks right now.  First Street is 
the worst.  I want to be involved with routing your trucks, because there is a problem now.   
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Commissioner Moloney said that it was important to remain focused on what Mr. Kratz said.  The 
House of Flavors needs to work with Mr. Kratz.  It is impossible not to expand if you want to survive.  It 
is not a minor issue.  It takes long term planning.   
 
Commissioner Nekola said the Committee recommended tabling the issue until they get a plan from the 
House of Flavors in black and white or they could turn them down.  Commissioner Olmstead stated that 
he would like to take action on the issue now.  He said that his major concern was the truck traffic and 
the litter.  Commissioner Nekola commented, they could say that this is the way it is going to be, but if it 
does not work for them, it will not do us any good.  Commissioner Olmstead stated that if they denied 
the slu request, they would still have the same amount of truck traffic.  This way, it would be reduced.   
 
Mr. Hackert said that he does not want to agree to conditions and not be able to hold his ground.  To say 
that he would never have a truck between those hours, he could never say that.  We are continually 
trying to be better.   
 
Chairman Coleman said, that after learning things tonight, he thought they might be close.  He said that 
he could call a Special Meeting.  He set the meeting for Monday, February 18th, at 7:00 p.m.   
 
Commissioner Nekola made a motion to table the issue until February 18, seconded by Commissioner 
Holman.  Motion carried unanimously. 
 
Chairman Coleman recessed the meeting at 8:40 p.m.  The meeting was called back to order at 8:50 p.m. 
 
Waterfront Adhoc Report: 
None 
 
Comprehensive Plan:  
Commissioner Garret reported that 1200 surveys would be sent out at the end of the week.  They would 
be back within a week to 10 days.   
 
Rules of Procedure: 
Commissioner Garrett made a motion to approve the Rules of Procedure, seconded by Commissioner 
Moloney.  Motion carried unanimously. 
 
NEW BUISNESS: 
 
Adult Business: 
 
Chairman Coleman told the Committee that they were drafting text to control the location of adult 
businesses within the City Limits.  He said that Hamlin and P.M. townships had just passed ordinances 
for control of adult businesses. 
Commissioner Holman explained that the City of Ludington did not have a plan for controlling adult 
businesses.  She presented a colored map that showed the distances that adult businesses had to be away 
from churches, day cares, parks, public buildings, etc.  The only district that could be used by adult 
businesses would be the industrial park.   
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Attorney Anderson said that adult businesses had to have a place that they could locate according to the 
first amendment.   
 
Chairman Coleman said that a public hearing would be set for the March meeting. 
 
SITE PLAN REVIEW: 
Nader’s Motel: 
Commissioner Garrett reported that a site plan review was held on January 18 for a 10-room addition to 
Nader’s Motel.  A very professional plan was submitted and approved unanimously. 
 
COMMENTS AND COMMUNICATIONS: 
None 
 
ADJOURNMENT: 
 
Motion was made by Commissioner Holman to adjourn the meeting at 9:15 p.m., seconded by 
Commissioner Olmstead.  Motion carried unanimously. 
 
 
Respectfully submitted, 
Carol Ann Foote, Recording Secretary 
 
 
______________________________ 
Tom Coleman, Chairperson 








CITY OF LUDINGTON 
PLANNING COMMISSION 


MINUTES – 03/04/02 
 


The regular meeting of the Ludington Planning Commission was held on March 4, 2002.  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, Joe Moloney, Dave Weston, Joyce 


Usiak, Randy Haight and Mike Nekola 
Absent: Clay Olmstead 
 
Also Present: Building Inspector John Healy, City Attorney Roger Anderson, and Recording Secretary Carol Ann 


Foote. 
AGENDA APPROVAL: 
Commissioner Holman made a motion to approve the agenda seconded by Commissioner Moloney.  Motion carried 
unanimously. 
 
PUBLIC COMMENTS & COMMUNICATIONS:  
None 
 
MINUTES:  
Commissioner Holman made a motion to approve the minutes of February 18, seconded by Commissioner Weston.  
Motion carried unanimously. 
 
PUBLIC HEARINGS: 
To consider text changes to the City of Ludington Zoning Ordinance #23-00 in order to add Article 500.18, Adult 
Businesses. 
 
Attorney Anderson explained the constitutional issues with adult entertainment establishments.  The first amendment 
does not allow prohibiting such establishments; therefore an ordinance could limit their location so that they would 
not have a significant impact on children.   
 
Commissioner Holman showed the Commission a map the indicated areas of the City that contained the schools, 
daycares, residences, churches, parks, etc., and pointed out the distances from each area that an adult business could 
be located.  She explained that with the distance limitations, the industrial park would be the only location that an 
adult business could go. 
 
Ralph Wheaton, WKLA Radio, wanted to know, if one adult entertainment establishment could only be 1,000 ft 
from another, how many could possibly be placed in the industrial park?  Commissioner Holman said two at the very 
most, and that was “iffy”. 
 
Gayle Lyons, Hallmark, 409 W Ludington Ave., asked if this would apply to tattoo parlors also.  Commissioner 
Holman told her that tattoo parlors were not considered adult entertainment.  Chairman Coleman said that the 
definitions described, did not include tattoo parlors. 
 
Close Public Hearing 
 
Commissioner Holman told the committee that the text committee had worked very hard on this ordinance and felt 
very comfortable with it.   
 
Commissioner Holman made a motion to approve the proposed text to add Article 500.18, Adult Businesses, to the 
Ludington Zoning Ordinance #23-00 and to send the proposal to City Council for approval, seconded by 
Commissioner Nekola.  Motion carried unanimously. 







Planning Commission Meeting 
Minutes 
March 4, 2002 
 


 2


 
UNFINISHED BUSINESS: 
Comprehensive Plan: 
 
Commissioner Garrett reported that 33.3% of the surveys that were sent had come back.  They are expecting to get 
back at least 40%.  He said that Dave Peterson had talked to the City of Ludington Department heads to get 
comments as well as the hospital.  Everything is going along as expected.  The census data should be back in April 
or the first of May.   
 
NEW BUISNESS: 
None 
 
SITE PLAN REVIEW: 
None 
 
COMMENTS AND COMMUNICATIONS: 


1. Chairman Coleman reminded the Commission of the Zoning Board of Appeals training session to be 
held on March 12, 2002. 


2. Chairman Coleman announced that the Lake Michigan Federation would present a program on March 
20, 2002 entitled Preserving Community Character for Future Generations. 


3. A copy of proposed Traffic Control Order #55-A was given to the Commissioners for comment.  
Commissioner Weston explained that Police Chief Barnett put this order together in order to control 
truck parking around the House of Flavors.  When this is approved, signs will be put up in the area.  
Commissioners Moloney and Nekola agreed that the order looked good. 


4. Commissioner Nekola commented to the Commission that in looking at the Zoning Ordinance, sections 
C2, CBD, etc., that he did not see tattoo parlors listed as permitted principal uses.  He asked if tattoo 
parlors should be listed under these sections.  Attorney Anderson explained that tattoo parlors were 
interpreted as personal services like barbershops and beauty parlors.  He stated that they could not 
prohibit a lawful use and that there was a danger in being overly restrictive in interpretation.  
Commissioner Nekola asked if they could be taken out of one district and put into another.  Attorney 
Anderson said that the Planning Commission could do that.  Commissioner Nekola suggested to 
Chairman Coleman that they take a look at this issue in the future.   


 
ADJOURNMENT: 
Motion was made by Commissioner Weston adjourn the meeting at 7:30 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 – 04/01/02 
 


The regular meeting of the Ludington Planning Commission was held on April 1, 2002.  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, Dave Weston,  


and Randy Haight. 
Excused: Joyce Usiak and Clay Olmstead. 
Absent: Joe Moloney and Mike Nekola. 
 
Also Present: Building Inspector John Healy and Recording Secretary Mary Beutell. 
 
AGENDA APPROVAL: 
Commissioner Coleman stated that he needed to add the Adult Business Ordinance under 
Unfinished Business in order to discuss a clarification for City Council.  Commissioner Holman 
made a motion to approve the agenda with the addition seconded by Commissioner Weston.  
Motion carried unanimously. 
 
PUBLIC COMMENTS & COMMUNICATIONS: 
None. 
 
MINUTES: 
Commissioner Garrett made a motion to approve the minutes of March 4, seconded by 
Commissioner Weston.  Motion carried unanimously. 
 
PUBLIC HEARINGS: 
None 
 
UNFINISHED BUSINESS: 
Comprehensive Plan: 
 
Commissioner Garrett reported that the data from the mailed surveys has been compiled and 
tabulated.  The data from the school is compiled and nearly tabulated.  Garrett stated that he 
intended to have a meeting this week to review the information and begin formulating goals, but 
postponed it until Commissioner Olmstead was back in town.  Garrett will schedule a meeting in 
the near future to begin setting a 20-year plan based on the information received.  Commissioner 
Coleman suggested that in the planning process, the committee should also review past plans, 
including vision statements, the Waterfront Master Plan and the addendum to the last 
Comprehensive Plan.  
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Adult Business Ordinance: 
 
Commissioner Coleman stated that the City Council had two readings of the Adult Business 
Ordinance, sent to them from the February meeting, which resulted in questions.  Since the 
second reading, members of the Planning Commission met with the Building and Licensing 
Committee of the City Council and Roger Anderson.  After discussion, it was determined that 
the questions were related to the definition of “stock-in-trade” which is found in section 500.18:3 
items A and F.  The concern was that “stock-in-trade” might also include warehoused items 
although the intent was to include only items on display.  Commissioner Coleman requested 
permission to have City Attorney Roger Anderson compose a letter to the City Council defining 
“stock-in-trade” as items on display in order to clarify the ordinances intent.   
 
Motion was made by Commissioner Holman seconded by Commissioner Weston to compose a 
letter defining “stock-in-trade” and to submit it to the City Council for the April 8, 2002 meeting.  
Motion carried unanimously.      
 
NEW BUSINESS: 
None 
 
SITE PLAN REVIEW REPORT: 
None 
 
COMMENTS AND COMMUNICATIONS: 


1. Commissioner Holman stated that Commissioners Coleman, Moloney and herself 
attended a training session in Grand Rapids sponsored by the Michigan State Planning 
Commission at which they learned valuable information regarding new rules and goals.  
Commissioners Coleman and Holman stated that they believed the training was 
advantageous and encouraged other members to attend future sessions. 


2. Commissioner Garrett stated that the Board of Review is done meeting and the growth of 
the City is 8%.   


 
ADJOURNMENT: 
Motion was made by Commissioner Holman to adjourn the meeting at 7:20 p.m., seconded by 
Commissioner Weston.  Motion carried unanimously. 
 
Respectfully submitted, 
Mary Beutell, Recording Secretary 
 
 
       
Tom Coleman, Chairperson 








CITY OF LUDINGTON 
PLANNING COMMISSION 


MINUTES – 05/06/02 
 
The regular meeting of the Ludington Planning Commission was held on May 6, 2002.  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, Dave Weston,  


Randy Haight, Joe Moloney, Joyce Usiak and Mike Nekola 
Absent: Clay Olmstead 
 
Also Present: Building Inspector John Healy and Recording Secretary Carol A. Foote 
 
AGENDA APPROVAL: 
Commissioner Nekola made a motion to approve the May 6 agenda, seconded by Joe Moloney.    
Motion carried unanimously. 
 
PUBLIC COMMENTS & COMMUNICATIONS: 
Corrine Johnson, Mason County Rental Home Association, thanked Commissioners Holman and 
Coleman for agreeing to speak at their May 20, 2002 meeting on growth and development in the 
community. 
 
MINUTES: 
Commissioner Holman made a motion to approve the minutes of  April 1, seconded by 
Commissioner Weston.  Motion carried unanimously. 
 
PUBLIC HEARINGS: 
None 
 
UNFINISHED BUSINESS: 
Comprehensive Plan: 
 
Commissioner Garrett reported that Mr. Peterson had been out ill, but was back now.  They 
would have a committee meeting next week.  They had received data to complete the written part 
of the plan.  He said that he would report back at the next meeting.  Commissioner Holman asked 
if the data was ready for release.  Commissioner Garrett said that he had no problems with 
releasing the information.   
 
NEW BUSINESS: 
None 
 
 







SITE PLAN REVIEW REPORT: 
Straits Steel and Wire: 
Commissioner Holman reported to the Commissioners that a site plan review was held on 
Thursday, April 11, 2002 to review a proposed 17,000 square foot addition and adjacent parking 
lot.  The building plan was approved unanimously and the parking lot plan was approved 
contingent on an alley abandonment that is in City Council. 
 
COMMENTS AND COMMUNICATIONS: 
Chairman Coleman read a communication from Scott Sitler regarding the House of Flavors.  In 
Mr. Sitler’s opinion, the House of Flavors is in violation of the recent special land use granted by 
the Planning Commission in regards to trucks in the area after 9:00 p.m.   
 
Commissioner Nekola stated that Building Inspector Healy had already cited the House of 
Flavors for that violation.  Commissioner Weston asked how the House of Flavors handled the 
citation.  Inspector Healy told him that they had responded to it.  Commissioner Nekola said that 
the system seems to be working.  Inspector Healy told the Commission that his complaint had 
come from the police department. 
____________________________ 
 
Commissioner Nekola asked the commission to be aware of the Washington Ave. Baptist Church 
building that was soon going to be vacant.  He said that he has seen other neighborhoods decline 
when the local churches relocated.   
                                  
ADJOURNMENT: 
Motion was made by Commissioner Holman to adjourn the meeting at 7:25 p.m., seconded by 
Commissioner Garrett.  Motion carried unanimously. 
 
Respectfully submitted, 
Carol Ann Foote, Recording Secretary 
 
 
       
Tom Coleman, Chairperson 









  
 
 


CITY OF LUDINGTON 
PLANNING COMMISSION 


MINUTES – 07/01/02 
 
The regular meeting of the Ludington Planning Commission was held on July 1, 2002.  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,  Robert Garrett, Clay Olmstead,   


Joe Moloney, and  Kaye Holman,  
 


Absent: Randy Haight, Joyce Usiak, Mike Nekola, and Dave Weston 
 
Also Present: Building Inspector, John Healy and Recording Secretary Carol A. Foote 
 
AGENDA APPROVAL: 
A motion was made by Commissioner Holman to approve the agenda, as written, seconded by 
Commissioner Moloney.  Motion carried unanimously.   
 
PUBLIC COMMENTS & COMMUNICATIONS: 
Scott Sitler, 202 N. Gaylord, said that he would like to thank John Healy and the Planning 
Commission for taking action on the House of Flavors trucking issue.  He said that he observed 
that in the past week there had not been any trucks there before 7:00 a.m.   
 
MINUTES: 
Commissioner Olmstead made a motion to approve the minutes of  June 11, 2002 seconded by 
Commissioner Holman.  Motion carried unanimously. 
 
PUBLIC HEARINGS: 
None 
 
UNFINISHED BUSINESS: 
 To consider a special land use request from Laurie A. Bowden for a home occupation in order to 
conduct business as a Certified Massage Therapist at the following described property:    
RESSEGUIE'S SECOND ADDITION N 1/2 OF LOTS 8, 9 & 10 BLOCK 12, also known as 
602 E. Resseguie St. 
 
Commissioner Garrett made a motion to un-table the issue, seconded by Commissioner Holman.  
Motion carried unanimously. 
 
Chairman Coleman explained to the Commissioners that Commissioner Nekola, special land use 
committee chair, had been called away on an emergency and Commissioner Usiak of that 
committee was not in attendance.  He then went through the Home Occupation stipulations.  He 
said that the request under discussion was questioning the sequence of ownership.  He said that 
the Bowden’s would be leasing this house while working on another.  Once the other house is 
complete, they would be moving back into it.  Commissioner Nekola talked to Council, Attorney  
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Anderson, and was told that the home occupancy would go with the land.  He stated that when a 
renter requested a home occupation, the owner should have a voice in what happens with the 
property.  Commissioner Garrett commented that he disagreed with Council.  He said that you 
could look back over the years and have 200 special uses.  It was hard to believe that the special 
use would go with the property.  Commissioner Olmstead said that if a person operates a home 
occupation and sells the home, the new owner, although they may want the same type of 
business, should come back to the Planning Commission with a new request.  Chairman 
Coleman agreed. Commissioner Garrett asked if the Bowdens had withdrawn their request, since 
they had not come to the meeting.  He said that he had specific questions for them.  Mr. Healy 
stated that he had not heard from them.  Commissioner Olmstead said that he thought they 
should tighten up the text of the ordinance.   
 
Commissioner Holman made a motion to table the issue again, seconded by Commissioner 
Moloney. 
 
Comprehensive Plan: 
 
Commissioner Garrett told the Commission that Mr. Peterson was ill and was on a six-month 
leave of absence.  He has contacted Michigan State and is trying to get the documents to Mr. 
Peterson.  He said that it was time to get on with this.  
 
Chairman Coleman asked the Commissioners to read the Goals on the comprehensive plan.  He 
said some of the goals had been done.  Look these over and feed information back to 
Commissioner Garrett.   
 
Commissioner Olmstead stated that he would like to see some of these plans implemented into a 
regular agenda item.  They should try to get some of these things accomplished.   
 
NEW BUSINESS: 
None 
 
SITE PLAN REVIEW REPORT: 
Harbor Front Office Building: 
Commissioner Holman report that a site plan review was held on June 20 for the new Harbor 
Front Office Building.  She said that it would be a two story, nine thousand square foot building 
and the site plan was approved unanimously. 
 
COMMENTS AND COMMUNICATIONS: 
Chairman Coleman read a letter of opposition for the 602 Resseguie home occupation request. 
                              
ADJOURNMENT: 
Motion was made by Chairman Coleman to adjourn the meeting at 7:30 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 – 08/05/02 
 
The regular meeting of the Ludington Planning Commission was held on August 5, 2002.  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,  Robert Garrett, Randy Haight, Joyce Usiak,  


Joe Moloney,  Mike Nekola, Dave Weston and  Kaye Holman,  
 


Absent: Clay Olmstead 
 
Also Present: Building Inspector, John Healy and Recording Secretary Carol A. Foote 
 
AGENDA APPROVAL: 
A motion was made by Commissioner Holman to approve the agenda, with the additions of 
sidewalk displays and new fence text under new business, seconded by Commissioner Usiak.  
Motion carried unanimously.   
 
PUBLIC COMMENTS & COMMUNICATIONS: 
None 
 
MINUTES: 
Commissioner Garrett made a motion to approve the minutes of July 1, 2002 seconded by 
Commissioner Moloney.  Motion carried unanimously. 
 
PUBLIC HEARINGS: 
To consider a special land use request from Lasley Management, LLC for an expansion of a non-
conformity in order to keep a garage for auto body shop use and create off-street parking at the 
following described property:  ADDITION NO. 3 W 44 FT OF LOT 10 & E 1/2 OF LOT 11 
BLOCK 132 EXCEPT S 54 FT OF E 1/2 OF LOT 11 and ADDITION NO. 3 N 86 FT OF W 1/2 
OF LOT 11 & N 86 FT OF LOT 12 BLOCK 132 AND THE S .5 FT OF N 86.5 FT LOT 12 
AND THE S .5 FT OF N 86.5 FT OF W 1/2 LOT 11, BLK 132. ALSO EASEMENTS OF 
RECORD, also known as 706 E Foster and 401 S Washington. 
 
Dean Lasley, 5569 S Lakeshore Drive, told the Commission that he was requesting to demo the 
house on the property and leave the existing garage for overflow.  He would like to consider the 
auto body shop as the principal structure.  Mr. Lasley presented pictures of the property to the 
Commission.   
 
Closed public hearing. 
 
The recording secretary reported that seventy notices were sent with two responses in favor. 
 
Commissioner Garrett asked if the existing garage was about a 14 X 18.  Mr. Lasley said that it 
was somewhere near that.   
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Commissioner Nekola reported that the committee met and it was their recommendation to grant 
the special land use with stipulations.  There would be no new structures on the property, the east 
side would be screened, and extra parking would be for daily use of customers and employees.  
There would be no parking of vehicles to be taken apart.  Chairman Coleman said that the 
parking lot would have to be hard surfaced.  Mr. Lasley asked if screening meant fencing.  
Commissioner Nekola said that there were several options that could be used.  Chairman 
Coleman told Mr. Lasley that it would be nice if he would work with the neighbors on the 
screening.   
 
Mr. Lasley asked if this meant that he could never come back and ask to add on.  Commissioner 
Nekola explained that with this special land use, he would not be able to expand on to that 
property.  Mr. Lasley asked if he could apply again later if he wanted to expand.  Chairman 
Coleman told him that he could after one year.   
 
Commissioner Moloney asked Mr. Lasley if cars would be able to exit out of the alley.  Mr. 
Lasley said that they could.   
 
Commissioner Usiak asked Mr. Lasley what his anticipation of the parking lot was.  Mr. Lasley 
said employee parking and customer parking.  Commissioner Weston asked if there would be 
any junk cars left in the parking lot or would they keep them moving.  Mr. Lasley said that they 
would not change their operation.  The cars to be repaired would be kept moving.  Mr. Garrett 
wanted to know what the maximum length one car would be parked.  Mr. Lasley said that he had 
loaners that may sit for ten days.  Mr. Lasley said that he could not imagine more than two 
weeks.   
 
Commissioner Nekola made a motion to grant the special land use to expand a non-conformity in 
order to keep a garage for auto body shop use and create off-street parking with the following 
stipulations: 


a. There will be no expansion of the existing structure on the residential property. 
b. The east side of the property will be screened. 
c. The extra parking would be for customers, employees, loaner vehicles and staged 


vehicles.  Staged vehicles will not be parked on this property longer than two weeks. 
d. The existing garage would stay. 


The motion was seconded by Commissioner Usiak.  Motion carried unanimously.   
 
UNFINISHED BUSINESS: 
 To consider a special land use request from Laurie A. Bowden for a home occupation in order to 
conduct business as a Certified Massage Therapist at the following described property:    
RESSEGUIE'S SECOND ADDITION N 1/2 OF LOTS 8, 9 & 10 BLOCK 12, also known as 
602 E. Resseguie St. 
 
Commissioner Nekola made a motion to un-table the issue, seconded by Commissioner Holman.  
Motion carried unanimously. 
 
Commissioner Nekola told the Commission that he talked to Attorney Anderson regarding home 
occupations.  He said that when a home occupation was approved that it attaches to the property, 
not the occupant.  If another occupant would apply for the same type of occupation, it would 
stay, but it would only be for what the Commission had approved 







Planning Commission Minutes 
August 5, 2002   


 3 
 


 
 
Commissioner Garrett wanted to know how long the applicant had to put the home occupation 
into place.  Commissioner Nekola told him one year. 
 
Commissioner Nekola made a motion to grant the special land use for a home occupation in 
order to conduct business as a Certified Massage Therapist with the following conditions: 


a. The owner of the property would sign the application for the special land use. 
b. The business would operate six days a week, Monday through Saturday.   
c. Only one consumer at a time with no overlap.   
d. No appointments would be set after six p.m. 
e. Consumers would park in the driveway. 


The motion was seconded by Joyce Usiak.  
 
Commissioner Garrett suggested that a starting time be put in the motion.   
 
Commissioner Usiak withdrew her support of the motion.  Comissioner Nekola withdrew his 
motion. 
 
Commissioner Nekola made a motion to grant the special land use for a home occupation in 
order to conduct business as a Certified Massage Therapist with the following conditions: 
   a.   The owner of the property would sign the application for the special land use. 


b. The business would operate six days a week, Monday through Saturday.   
c. Only one consumer at a time with no overlap.   
d. The hours of operation will be from 9:00 a.m. – 7:00 p.m. with the last appointment at 


6:00 p.m. 
e. Consumers would park in the driveway. 


The motion was seconded by Commissioner Usiak.  Motion carried unanimously. 
 
Comprehensive Plan: 
 
Commissioner Garrett reported that Mr. Peterson with Michigan State was sick and no longer 
able to work on the project.  He said that the project was 90% done.  His recommendation was to 
work with Larry Nix on the text.  He said that he was ready to get it done.  Chairman Coleman 
asked that Commissioner Garrett and Commissioner Weston set a meeting with City Manger, 
Jim Miller, to discuss the finances for the project. 
 
Fences: 
 
Chairman Coleman reported that the committee had been working on new text for the fence 
ordinance.  They are into the third draft.  The first two were taken from other ordinances and our 
own.  They are trying to cover as many types of fencing as possible.  They are trying to have 
flexibility.  They were also working on safety fences.  They hope to bring something to the 
September meeting. 
 
NEW BUSINESS: 
 
Sidewalk displays: 
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Gerry Genter, 804 Diana St., addressed the Commission.  He said that he would like to see the 
zoning change in order for the merchant to put merchandise on display on the sidewalk.  He said 
that he felt that it would increase business.  He said that he did not think it would get out of hand, 
and it would not block the sidewalk.  He would like to see the section of the ordinance that 
required enclosures to be eliminated.  Chairman Coleman told Mr. Genter that there was a 
temporary permit that would allow that. He also said that with the benches and tree planter some 
percentage would have to be retained for pedestrians.  Mr. Genter said that he would put his 
goods against the building.  Commissioner Holman asked if there would be tables.  Mr. Genter 
said that in his case it would be larger items that people would not stumble over.  Chairman 
Coleman asked what the other merchants thought.  Mr. Genter told him that he had not talked to 
the others, but did notice there were items on the sidewalks downtown.  Chairman Coleman 
asked the text committee to take a look at the ordinance.   
 
SITE PLAN REVIEW REPORT: 
None 
 
COMMENTS AND COMMUNICATIONS: 
Commissioner Usiak told the Commission that Ludington Woods would be having a ribbon 
cutting on Friday. 
 
Commissioner Nekola reported that he attended the House of Flavors ice cream social.  He said 
that Jeff Hackert spoke to the small gathering about a future exit plan.  He also told neighbors if 
they had any complaints to please call him.  There will be another gathering in September. 
 
ADJOURNMENT: 
Motion was made by Chairman Holman to adjourn the meeting at 7:50 p.m., seconded by 
Commissioner Usiak.  Motion carried unanimously. 
 
Respectfully submitted, 
Carol Ann Foote, Recording Secretary 
 
       
Tom Coleman, Chairperson 








  
 
 


CITY OF LUDINGTON 
PLANNING COMMISSION 


MINUTES – 09/04/02 
 
The regular meeting of the Ludington Planning Commission was held on September 4, 2002.  
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,  Robert Garrett, Randy Haight, Joyce Usiak,  


Mike Nekola, Dave Weston, Kaye Holman, and Clay Olmstead 
 


Absent: Joe Moloney (excused)   
 
Also Present: Building Inspector, John Healy and Recording Secretary Carol A. Foote 
 
AGENDA APPROVAL: 
Chairman Coleman made a motion to accept the agenda with the addition of  “Owner Restricted 
Open Space Preservation”.  Motion carried unanimously. 
 
PUBLIC COMMENTS & COMMUNICATIONS: 
None 
 
MINUTES: 
Commissioner Usiak made a motion to approve the minutes of the August 5, 2002 meeting, 
seconded by Commissioner Holman.  Motion carried unanimously. 
 
PUBLIC HEARINGS: 
None 
 
UNFINISHED BUSINESS: 
 
Comprehensive Plan: 
 
Commissioner Garrett reported that the committee met with Larry Nix, Planner, approximately 
ten days ago.  Until they receive a proposal to draw the information together, they are nowhere.  
Commissioner Nekola asked why this particular company was being used.  Commissioner 
Garrett said that Mr. Nix had worked with them on the zoning and in his opinion knew 
Ludington the best. 
 
Fences: 
 
Chairman Coleman presented draft number five of the new fence ordinance.  Commissioner 
Holman stated that they were finally getting there.  She said that the committee had traveled the 
City looking at the different fences.  She went on to explain the different sections of the draft and 
the different types of fencing that would be allowed.  She said that they would ask that fences be 
maintained and repaired.  The committee decided that the BOCA codes would continue to 
regulate fences around swimming pools and hot tubs.   
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Commissioner Garrett told the Commission that he was concerned that there would not be a clear 
view.  He said that safety was the issue.   
 
Commissioner Olmstead questioned three different types of structures that he had in his yard, a 
dog pen, a decorative barrier and a screen on his deck.  Chairman Coleman explained each one 
and stated that the new ordinance still would not answer all of the questions.  Commissioner 
Nekola stated that the only way to answer all the questions is to allow all of them or nothing.  
Commissioner Olmstead asked if they should regulate the outside look of a fence.  Chairman 
Coleman said that they could not legislate aesthetics.   Commissioner Nekola made the 
recommendation to bring the fence text to public hearing at the October meeting.   
 
Sidewalk Displays: 
 
Chairman Coleman told the Commissioners that the Downtown Task Force had identified the 
Planning Commission’s involvement in several items.  One was atmosphere, and the Planning 
Commission was to take a look at outdoor cafes.   This is a step in that direction.  It covers a little 
more, because we also found that we have some outdoor sales in the downtown area that are 
technically illegal.  MDOT owns the right of way, up to the bricks, so there are certain 
restrictions other than the vehicle code.  We will also be working with the architecture and 
signage, as far as the Downtown Task Force.   
 
Commissioner Holman explained the measurements from the curb to the building that the 
merchants could use.  She explained that the center would need to be kept open for pedestrians.  
Some people are talking about putting something in the back, to the alley.  They would also need 
to put up a protective area.   
 
Chairman Coleman asked Commission to think about the possibilities.  This is a shove, or 
encouragement,  to get going in that direction.  He also explained that adding words to the City 
of Ludington’s annual operations permit could permit activities in the State of Michigan right of 
way.   He would like to bring this to public hearing in October.   
 
Commissioner Garrett wanted to know what they would do with signboards in the vision 
clearance.  Chairman Coleman said that he felt that they did belong in that area, but if they had to 
regulate them, they would.   
 
Commissioner Nekola wanted to know why they would not keep these uses as special land uses 
so there would be some control.  If they are violating under a special land use, we can deal with 
it.  Now it would be a permitted principal use.  Commissioner Holman said that the problem was 
not the table and chairs, the problem is selling things.  Commissioner Nekola said add it to the 
special land uses.  Chairman Coleman said that they were trying to do something for the 
preservation of downtown.  If you go to Pentwater, you will find stuff all over the sidewalk.  
What is happening right now does not appear to be a problem.   Commissioner Olmstead said 
that he sees this as an encouragement.  Commissioner Nekola  stated that he did not disagree 
with that, but if they don’t adhere to this, what will be done.  Chairman Coleman said that it 
would be a violation of the ordinance.  Commissioner Nekola said that there are chairs and tables 
and are technically in violation.  We are going to open it up more.   Attorney Anderson stated 
that they had taken the position that if there were tables and chairs for the public to sit on, we did 
not object.  If tables and chairs were put out for patrons of the business, they could not do that.   
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Commissioner Nekola wanted to know about the deck ordinance and the amplified music.  
Chairman Coleman said that lets handle that as it occurs.   
 
Chairman Coleman asked that the text be taken to public hearing at the October meeting. 
 
  
NEW BUSINESS: 
 
Owner Restricted Open Space: 
Attorney Anderson addressed  the Commission and explained that the State of Michigan has 
changed a law that now requires any area with three or less units per acre with sewer and water 
you have to allow the developer the option of clustering his development.  There is only one 
section of Ludington with that much density to allow this and that is the R1A district, West of 
Lakeshore Dr.  He presented the Commission with language that he had drafted for Hamlin 
Township.  He went on to explain the draft and the percentage of area that was required.  
Chairman Coleman asked Attorney Anderson to draft the text and present to the Commission at 
the October meeting. 
 
SITE PLAN REVIEW REPORT: 
None 
 
COMMENTS AND COMMUNICATIONS: 
Commissioner Nekola wanted to know if the City had a representative attend the Mason County 
Planning Commission  with the House of Flavors.  Chairman Coleman said that he did not know 
about the meeting until it was over.  Commissioner Holman stated that the Planning Commission 
should have been notified of this.  She commented that this was what they had been talking 
about, the governments in the county not working together. 
 
ADJOURNMENT: 
Chairman Coleman made a motion that the meeting be adjourned at 8:05 p.m.  Motion carried 
unanimously. 
 
Respectfully submitted, 
Carol Ann Foote, Recording Secretary 
 
       
Tom Coleman, Chairperson 








  
 
 


CITY OF LUDINGTON 
PLANNING COMMISSION 


MINUTES – 10/07/02 
 
The regular meeting of the Ludington Planning Commission was held on October 7, 2002.  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,  Robert Garrett, Joyce Usiak, Mike Nekola, 


Dave Weston, Joe Moloney and Clay Olmstead 
 


Absent: Kaye Holman (excused) and Randy Haight  
 
Also Present: City Attorney, Roger Anderson, Building Inspector, John Healy and Recording 
Secretary Carol A. Foote 
 
AGENDA APPROVAL: 
Commissioner Usiak made a motion to accept the agenda with the following additions: 


a. Add Memorial Medical Center Site Plan Review 
b. Discuss downtown zoning (New Business) 


Seconded by Commissioner Weston.  Motion carried unanimously. 
 
PUBLIC COMMENTS & COMMUNICATIONS: 
George Sadler, 4033 N. Lakeshore Drive, told the Commission that he owned a drive-thru café 
on the other end of town.  He is interested in opening other business on this side of town.  We are 
proposing a drive-thru with outside seating as well.  Right now, neither is allowed in the city.  
Tonight is a big night for the people on the downtown side, with outside seating.  It will be a 
benefit for the downtown.  I think to allow people to not only shop, but sit within the streets, the 
sidewalks is a benefit for all businesses.  That is a big portion of what we are trying to do 
downtown, on the corner of Robert St. and Ludington Ave.  I hope when it comes time to go 
forward with our site plan review, it is considered.  Change is needed for everyone to expand out 
to the street.   
 
Commissioner Garret asked Mr. Sadler if he currently owned that property.  Mr. Sadler said no.  
Chairman Coleman pointed out that the Central Business District did not allow drive-ins.  That is 
something that would have to be worked through, as far a text change.  They would take it under 
consideration.  Mr. Sadler stated that they were allowed as long as it was proven to be accessory 
to what ever it is you are doing.  Chairman Coleman said it made a difference on what the to is.  
That is some of the things that would have to be worked through.  Commissioner Usiak asked if 
there would be walk up or if there would be service.  Mr. Sadler said that it would be a combo of 
both.  There would be someone available for service, clean tables.  Commissioner Moloney 
wanted to know if it would be year round.  Mr. Sadler said it would.  Commissioner Weston 
wanted to know if the lot was dirt or black top.  Mr. Sadler said it was a combo.  Chairman 
Coleman said there were certain steps to be taken. 
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MINUTES: 
Commissioner Weston made a motion to approve the minutes of the September 4, 2002 meeting,  
seconded by Commissioner Usiak.  Motion carried unanimously. 
 
PUBLIC HEARINGS: 
 
FENCE TEXT: 
To consider text changes to the Ludington Zoning Ordinance #23-00, Section 500.6, Fences, 
Walls and Hedges on Residential Property. 
 
Chairman Coleman reported that they had been working on the fence language since last winter, 
and he thought they had reached a point where they could consolidate the text and sketch.   
 
Opened public hearing to consider text changes.  No public comment.  Closed public hearing. 
 
Chairman Coleman made the suggestions to make a couple of changes to the sketch and to add 
the word corrugated in front of plastic in 500.6:3b.  Chairman Coleman stated that this would 
not solve all the problems, but a lot of them.  Commissioner Nekola asked if there would now be 
a right of appeal.  Chairman Coleman said yes. 
 
Commissioner Nekola made a motion to send the proposed text changes to Section 500.6, 
Fences, with stated changes, to City Council for approval, seconded by Commissioner Moloney.  
Motion carried unanimously.   
 
OPEN AIR DISPLAY: 
 
To consider recommendation to City Council to amend the Zoning Ordinance and to adopt a City 
Ordinance to allow open air retail merchandise display, tables and chairs in the CBD, WCB, 
WM1, WM2, C1, C2 and MC districts and to allow the use of sidewalks in these districts for 
such purposes.   
 
Attorney Anderson explained that this was being done in two parts.  They did not want to 
confuse the concept of zoning with the use of the sidewalk.  The City has to reserve the right to 
ask people to remove things from the sidewalk.  As the use of the sidewalk, we have it structured 
as part of the City Code. When we get into the private property, it is dealt with in the Zoning 
Ordinance.  Chairman Coleman told the Commission that another point was that James Street 
and Ludington Ave. are state highways.  Opened for public comments. 
 
Russell Blucker, 801 N. Rath Ave., told the commission that he was just moving into the 
neighborhood.  He said that he was born and raised here in Ludington.  He thinks that it would 
be great to be able to sit and have a cup of coffee and watch people.  He said that is was a great 
people watcher. 
 
Christopher Ponce, 109 E. Filer, said that he has had a business in town for a couple of months 
now.  He would like to see the viable resources that we have be used.  He said that he grew up 
here, and there have not been many changes made downtown.  Changes have been made to the 
East, and to bring back Ludington, we have to offer something.  Even the conditions of the  
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buildings are an eyesore.  What we need to address is how much money is in the downtown 
development fund.  George has a great idea with the coffee shop.  House of Flavors down the 
road, people like to hang out around there.  I would like to see this town grow.  You have to  
make concessions with your zoning laws.  You need to bring more people downtown.  I would 
suggest that you move forward with an open mind.  
 
Chairman Coleman stated that this was not directed at any one parcel.  This is for the use of 
sidewalks for the downtown central business district.  Retail areas.  Some of the things 
happening now, we are bringing into reality.  We are looking at a much larger area.   
 
Danielle Sadler, owner of Tropical Espresso, told the Commissioners that she was from San 
Diego and she thinks the downtown seating is very important.  When she moved here in March, 
the downtown looked like a ghost town.  Where I’m from, even if it is cold, they bring heaters 
out and people dine outside.  It makes it look more interesting and fun.  It brings more people to 
the area.  Every store closes here at 6:00.  If you let people outside for seating and displays 
outside, it would look like something is going on.  It would bring more people around. 
 
Public Hearing Closed. 
 
Chairman Coleman told the Commission that last year there had been a downtown taskforce 
assigned.   They looked at what could happen downtown.  There were different things assigned 
to different groups.  The Planning Commission had three and this is a start.  One of these was 
outdoor cafes.  This is a step in that direction.  It is our intent to get started on the downtown 
Ludington vision for the future.  Chairman Coleman then explained some of the restrictions 
placed on the merchandise display.   
 
Attorney Anderson asked if the Planning Commission wanted items on private property removed 
when the business was not open.  Chairman Coleman said that he did not think that was a 
problem, but they needed to discuss it.  Mr. Anderson asked if sporting goods would include 
boats, jet skis, etc.  Chairman Coleman said that was not their intent.  Commissioner Nekola 
stated that if boats where put out on private property and extended over the area, the Ordinance 
would take care of it.  If it is on the sidewalk, it has to fit.  Mr. Anderson said that with the 
present Ordinance, you cannot have outdoor displays of ATV’s, motorcycles, etc.  The question 
is do you want to allow this.  Chairman Coleman said that he felt that they needed to discuss it 
more.  Commissioner Nekola said that he felt the issue of amplified music needed to be looked 
at.   
 
Chairman Coleman made the recommendation to take open-air displays back to the text 
committee.  There was no opposition.   
 
UNFINISHED BUSINESS: 
 
Comprehensive Plan: 
 
Commissioner Garrett reported that since Mr. Peterson from Michigan State University was out 
ill, they had met with Larry Nix regarding writing the plan.  They gave him the materials and  
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asked for an itemized proposal.  The proposal was just received today.  The committee will now 
meet. 
 
 
Open Space Preservation: 
 
Attorney Anderson explained that the state passed legislation about a year ago that required all 
municipalities to allow clustering as an option when density requirements are zoned for three or 
fewer residential units per acre.  There is only one district in Ludington that would fall under this 
and that is R1A.  The intent is to preserve open spaces, to protect wetlands to encourage this kind 
of thing.   
 
Chairman Coleman stated that this was a requirement from the state.  It will be set up for public 
hearing in November.   
 
NEW BUSINESS: 
 
Downtown Zoning: 
 
Commissioner Nekola stated that the gentleman that came in with drive thru idea had a good 
idea.  We have a lot of limited commercial around the downtown.  A drive thru coffee shop 
makes sense.  As we all know, if we change zoning, that allows everyone to have drive ins.  I am 
not saying that is a bad thing.  Maybe people could come back to us and tell us what is limiting 
about our zoning ordinance.  We need to do something that makes the downtown grow and be 
vibrant and if our zoning ordinance is prohibiting that, we need to be taking a look at it.  
Chairman Coleman said that he thinks that you have to look at a bigger picture.  One thing in 
good planning is to remember that the downtown gives the neighborhoods someplace.  Do not 
want situations that poor planning creates.  There is no reason why we can’t take a look at it.  
This is a start, not a finish.  Commissioner Nekola said that instead of reacting to one individual 
proposal, he would like the Planning Commission to take a look at it, to be ahead of it.  Don’t 
look at it individually, but in general. 
 
SITE PLAN REVIEW REPORT: 
 
Lasley Management, LLC: 
 
Inspector Healy reported that a site plan review was held on September 11, 2002 for a proposed 
parking lot at 706 E. Foster.  The existing house was demoed and the garage remains.  The site 
plan was unanimously approved with conditions. 
 
Mason-Oceana 911: 
 
Inspector Healy reported that a site plan review that was held on September 11, 2002 for the 
MSO 911 communication tower was unanimously approved with conditions. 
 
Memorial Medical Center: 
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Inspector Healy told the Commission that a site plan review was approved for Memorial Medical 
Center’s parking area on October 4, 2002, with conditions.  
 
COMMENTS AND COMMUNICATIONS: 
 
None 
 
ADJOURNMENT: 
Commissioner Moloney made a motion, seconded by Commissioner Weston that the meeting be 
adjourned at 8:10 p.m.  Motion carried unanimously. 
 
Respectfully submitted, 
Carol Ann Foote, Recording Secretary 
 
       
Tom Coleman, Chairperson 









  
 
 


CITY OF LUDINGTON 
PLANNING COMMISSION 


MINUTES – 12/02/02 
 
The regular meeting of the Ludington Planning Commission was held on December 2, 2002.  
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, Robert Garrett, Joyce Usiak, Mike Nekola, Dave 


Weston, Joe Moloney, Kaye Holman and Clay Olmstead 
Absent:  
 
Also Present:   Building Inspector, John Healy and Recording Secretary Carol A. Foote 
 
AGENDA APPROVAL: 
 
Commissioner Garrett made a motion to approve the agenda seconded by Kaye Holman.  Motion 
carried unanimously. 
 
PUBLIC COMMENTS & COMMUNICATIONS: 
 
Danielle Sadler, 4033 N. Lakeshore Dr. asked the Commission if they would be discussing the 
drive-thru issue.  Chairman Coleman told her that they would be discussing the downtown area, 
not drive-thrus specifically.   
 
MINUTES: 
 
Commissioner Olmstead made a motion to approve the minutes of November 4, 2002, as written, 
seconded by Commissioner Usiak.  Chairman Coleman asked that the Recording Secretary to 
record the results of notices sent out.  Motion was approved unanimously. 
 
PUBLIC HEARINGS: 
 
To consider technical changes to Section 500.6, Fences, Walls, and Hedges on Residential 
Property, of the Ludington Zoning Ordinance #23-00.   
 
Commissioner Holman reported that the text committee met and recommends a technical change 
to Section 500.6 (6) of the Ludington Zoning Ordinance.  This change would read Fences for 
Lots with Alley Corner.  The standard for the corner lot 20 ft. vision triangles also applies at 
alley and street intersections.  
 
Chairman Coleman closed the public hearing. 
 
Commissioner Holman made a motion to recommend to City Council to approve a technical 
change to Section 500.6, Fences, Walls and Hedges on Residential Property, number 6 to read: 
The standard for the corner lot 20 ft. vision triangles also applies at alley and, seconded by 
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Commissioner Usiak.  Motion carried unanimously.   
 
UNFINISHED BUSINESS: 
 
Open Air Display: 
 
Commissioner Holman talked about open-air displays of merchandise and amplification of 
music.  Chairman Coleman stated that the major changes have been what type of merchandise 
and who is doing the display.  He said that Roger Anderson has that covered.   
 
Commissioner Nekola wanted to know who would be doing the enforcement.  Would it be the 
police department?  If the building department is closed on Saturday and Sunday who would do 
it?  He wanted to know if a decibel meter would be purchased.  Commissioner Weston said that 
the police department already had a decibel meter.  Commissioner Nekola also commented that 
the concerts that were held in the park would be way off the decibel level.  Chairman Coleman 
told him that this is not meant for park concerts but for retailers with open-air displays.  Park 
concerts are still by special permit.   
 
Commissioner Olmstead asked about Section 400.15:3 that prohibits equipment utilizing 
projectiles.  Would this include firearms?  Commissioner Coleman said yes.  this would also 
include things like bow and arrows, slingshots, etc.   
 
Commissioner Holman made a motion to recommend to City Council a zoning amendment to 
allow open air retail merchandise display, tables and chairs in the CBD, WCB, WM1, WM2, C-
1, C-2 and MC districts.  Also to recommend an ordinance in the City Code to allow use of 
sidewalks in certain areas of the City for retail merchandise display and tables and chairs.  The 
motion was seconded by Commissioner Weston.  Motion carried unanimously.   
 
Comprehensive Plan 
 
Commissioner Garrett reported that they have requested a proposal from Larry Nix to finish the 
comprehensive plan.  The Council should approve enough money in the budget with what is left 
over from this year to have it completed. 
 
Review of permitted uses in the business, commercial and retail zones: 
 
Chairman Coleman explained that they were looking at the downtown area in general.  He has 
talked to Commissioner Nekola and others to see what areas they needed to take a look at and 
what needed to be changed. 
 
Commissioner Nekola stated that there were different committees doing different things.  They 
should wait to see what is being done.  Commissioner Weston said that the Council has their own 
Committee working on the downtown, but he does not know what they are doing.  
Commissioner Nekola suggested that the Planning Commission meet with this committee so they 
are not all going in different directions.  Chairman Coleman said that they would request 
communication from the various committees.  Commissioner Holman suggested having the 
Mayor or Councilman Peterson come to a Planning Commission meeting.  Commissioner 
Weston said that he would get them here. 
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NEW BUSINESS: 
 
None 
 
SITE PLAN REVIEW REPORT: 
 
City of Ludington DPW: 
Commissioner Usiak reported that a site plan review was held on November 20, 2002 to review 
the proposed site of the new Department of Public Works building.  The site plan was 
unanimously approved.  (Site plan on file) 
 
Commission Weston told the Commission that some city employees were against the proposed 
site.  They do not think that the Council has looked at it enough.  Chairman Coleman stated that 
it was the Commissions function to look at the site for zoning requirements.  Commission Usiak 
said that the site did meet all qualifications of the zoning ordinance. 
 
Dr. Theresa Bartos-Halladay: 
Commissioner Usiak reported that a site plan review was held on November 20, 2002 for a 
proposed 68 X 36 (2,448 sq. ft.) single story medical office.  The site plan was unanimously 
approved, with conditions.  (Site plan on file) 
 
Memorial Medical Center: 
Commissioner Holman reported that a site plan review was held on November 5, 2002 to review 
a proposed 50,000 sq. ft. medical office building.  The site plan was unanimously approved, with 
conditions.  (Site plan on file) 
 
COMMENTS AND COMMUNICATIONS: 
Chairman Coleman set the January, 2003 re-organizational meeting for January 6 with no 
opposition. 
 
Chairman Nekola commented on Attorney Anderson’s letter of November 12, 2002 regarding 
the Obsolete Property Rehabilitation Act.  He said that the Web site was very interesting.  He 
told the Commission that the brown field not only applied to industrial property but also 
commercial and residential.  He said that he wanted to talk to the other committees at the first of 
the year. 
 
Commissioner Moloney spoke to the Commission about downtown parking concerns.  He 
contacted the Mayor and Councilor Dykstra to make sure that he was not “stepping on toes”.  He 
then contacted Mark Pherson, the downtown committee appointee.  The area identified as the 
crucial area was behind Sportsman’s.  It was difficult getting in and out and there were problems 
with routing from the businesses to the street.  They were looking at creating corridors through 
some of the existing buildings.  Mr. Pherson recommended an evaluation of the area and to see 
what kind of grants were available.   Commissioner Moloney contacted other cities and was 
given the name of Avon Marche group from Benton Harbor.  There will be a meeting on 
December 20, 2002 at the Old Hamlin Inn with Mr. Chris Cook who will be in Ludington for a 
gratis visit. 
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Commissioner Nekola asked if there had been an inventory made of what they had and what they 
needed.  He commented that he never seemed to have a problem.  Commissioner Moloney said 
that they would be looking at it. 
 
Chairman Coleman told the Commission that they had been asked to look at the sign issue.  He 
had been in Coopersville and noticed what a nice job they had done on their signs.   
 
Chairman Coleman commented on the large garage issue.  In light of the judge’s decision, the 
Planning Commission would take a look at garages. 
 
ADJOURNMENT: 
Commissioner Holman made a motion, seconded by Commissioner Moloney that the meeting be 
adjourned at 8:00 p.m.  Motion carried unanimously. 
 
Respectfully submitted, 
Carol Ann Foote, Recording Secretary 
 
       
Tom Coleman, Chairperson 





