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CITY OF LUDINGTON 
PLANNING COMMISSION 


MINUTES 02/06/06 
 


 
A meeting of the Ludington Planning Commission was held on February 6, 2006.  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:   Robert Garrett, Tom Coleman, Clay Olmstead, Joyce Usiak, Kaye Holman, Joe Moloney, Jerry Ponko, 
Alan Neushwander, and Bill Loforte 
 
Absent:  
 
Also Present: Recording Secretary, Carol Ann Foote, City Attorney, Roger Anderson and City Manager, John 
Shay 
 
AGENDA APPROVAL:  
Chairman Coleman moved to amend the order of the agenda.  Motion carried unanimously. 
 
APPROVAL OF MINUTES: 
Commissioner Olmstead made a motion to approve the minutes of January 5, 2006, as written, seconded by 
Commissioner Holman.  Motion carried unanimously.   
 
PUBLIC HEARINGS: 
Chairman Coleman addressed the audience regarding the rules of procedure.  He asked that all cell phones be 
turned off and to refrain from demonstrations opposing or approving public comments.  He stated that there was 
a speaker sign-in sheet and there would be a five-minute limit for each speaker.  The initiators of the rezoning or 
special land use would be allowed additional time to speak on the proposals.   
 
To consider a request from Fifth Third Bank to rezone the following described property from R2A (General 
Single Family Residential) to LC (Limited Commercial): ALSO UNPLATTED BEG 183 FT N & 33 FT E OF 
SW CORNER OF W 1/2 OF SW 1/4 OF SE 1/4 OF NW 1/4 OF SEC 14 T18N R18W, TH E 120 FT, N 64 FT, 
TH W 120 FEET, TH S 64 FEET TO P.O.B.  ALSO  UNPLATTED THE S 50 FT OF A PARCEL OF LAND 
DESC AS COM 247 FT N & 33 FT E OF SW CORNER OF W 1/2 OF SW 1/4 OF SE 1/4 OF NW 1/4, SEC 14 
T18N R18W, THENCE E 120 FT, TH N 100 FT, W 120 FT, TH S 100 FT TO P.O.B. ALSO  UNPLATTED 
COM 33 FT E & 133 FT N OF THE 1/8 POST AT SW COR OF W 1/2 OF SW 1/4 OF SE 1/4 OF NW 1/4, 
SEC 14, T18N, R18W, TH N 50 FT, E 120 FT, S 50 FT, W 120 FT TO BEG., also known as 907 E. Ludington 
Ave. 
 
Ken Neigh, architect for Fifth Third Bank, explained to the Commission that the rezoning of the three 
residential parcels would allow a 4,000 square feet building with two means of ingress and egress.  The 
building would be brick with columns and colonial elements.  It would have a warm residential type of 
atmosphere.  The site would be extremely limited if the additional parcels were not rezoned.  They had 
reviewed the prospect of developing the back of the property in order to gain access to the back.  He 
said that he thought it would be difficult for the medical facility or county to allow them to cut through 
their property. 
 
Scott Sitler, 202 N. Gaylord, has concerns with the safety in that area.  He stated that the without a 
light, the corner was terrible.  He said that he also had sensitivity to the neighbors having a commercial 
business there. 
 
Chuck Hagerman, 204 N. Park, said that he owns the property at 904 E. Ludington Ave.   With a high 
volume business, like a bank, it will be very difficult for anyone to turn on to Ludington Ave.  Having 
to make a left turn off Staffon St. is impossible.  That is a very bad corner. 
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Don Beeker, 812 Diana St., said that he has lived there for twenty-six years and the amount of traffic 
has picked up since all the developments like the mental health building, FIA, etc.  He stated that he 
has talked to the Department of Transportation engineer, the sheriff and to Chief Barnett.  They all 
agreed that that was the worst corner in Ludington and possibly in Mason County.  He said that his 
wife had an accident, some time ago, trying to make a left turn off Staffon St.  Since that time, there 
have been many accidents there. 
 
Gary Berk, 909 E. Ludington Ave., said that he was opposed to the rezoning.  There was no attempt for 
anyone to contact him for his input.  The additional traffic would have a negative impact.  Mr. Berk 
referred to the Ludington Comprehensive Plan regarding access control on Ludington Ave.  He said 
that this facility would have a higher impact on the goals of the City if it remained in the Central 
Business District. 
 
Dick Lorenz, 203 N. Staffon St., said that he has lived there for fourteen years and the traffic has gotten 
worse.  He stated that the Ludington school buses used Staffon St. at all time during the day.  He felt 
that locating a bank in this area was ridiculous.   
 
Alan Nichols, 707 Dexter St., stated that he was opposed to the proposal for different reasons.  He said 
between the strip malls being located east of Ludington and local businesses downtown this is a buffer 
in between.  A business at this location would destroy the residential buffer between the two.  He feel 
that they should move further out of Ludington or stay downtown. 
 
Close public hearing. 
 
Commissioner Moloney asked what the intent of the relocation was.  Dan Boomstra, Fifth Third Bank, 
stated that they were looking to consolidate the two branches at a site between the two to better service 
both markets.  Ken Neigh said that he was sympathetic to the downtown area, but this property was 
already commercial.  Think about what could go in there.   Commissioner Garrett stated that he felt that 
it was a very difficult place for ingress and egress.   
 
Chairman Coleman stated that this area was identified as a most problematic intersection.  A committee 
studying access control would like to eliminate as many new drives as possible in the high traffic areas.  
He asked that the zoning be rechecked on the site option #2.  He reported that a meeting was scheduled 
with the County to talk about the traffic volume and the left turns.  He would like the bank 
representatives to meet with the City, County, hospital officials and state officials.  Commissioner 
Moloney stated that it was a difficult situation.  He hates to see another empty building downtown.  
The hospital is going to keep growing and that the area was not ready to transition to commercial. 
 
Commissioner Garrett reported that the zoning committee met and would like to see a meeting with 
MDOT and the access management committee.  They would like to table the issue at this time. 
 
Commissioner Garrett made a motion to table Fifth Third Bank’s rezoning request until the March 
Planning Commission meeting, seconded by Commissioner Olmstead.  Motion carried, eight in favor, 
one opposed. 
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PUBLIC COMMENTS: 
City Manager, John Shay read a statement on the House of Flavors’ ammonia leak that occurred on January 27, 
2006.  This leak resulted in the evacuation of residents from the neighborhood surrounding the facility.  The City 
of Ludington takes the incident very seriously and shares the community’s concerns about how the leak affects 
the public’s health, safety, and welfare.  A committee has been formed to determine the cause of the ammonia 
leak and determine what steps House of Flavors must take to prevent such a leak from occurring again.  (A copy 
of this statement is on file with the official minutes.) 
 
Bob Neal, House of Flavors, publicly thanked all the agencies that responded to the accident.  He stated that he 
was very pleased that there were no injuries and apologized for the inconvenience.  He applauded the City for 
their efforts.  He reported a lose of one million gallons of ice cream production.  They hope to be back in full 
production by late Wednesday.  Mr. Neal read a letter from Michigan Mechanical Systems, Inc. explaining the 
exact cause of the ammonia leak.  (A copy of this letter is on file with the official minutes.)   
 
John Riedl, 202 N. Robert St., said that the existing building on Robert St. was a very large building.  He 
suggested putting a larger freezer in that building and taking more of the dry storage out.  He stated that 
obviously, the House of Flavors was not going to move and there would be some sort of compromise.  He stated 
that House of Flavors always gets anything they want.  
 
Scott Sitler, 202 N. Gaylord, stated that more and more trucks were parked on Lewis St. in front of the band 
shell.  He also said that the ammonia was a big concern.  He applauded the City for following up on this.  He 
asked what the effect would be if all the ammonia leaked out.  He felt that it was fortunate nobody was injured. 
 
Kathy Lindbloom, 203 N. Robert St., said that the trucks seem to be secondary at this point.  The neighbor, Mrs. 
Dillner, had to call in the leak.  Who in the plant was calling 911?  There needs to be another plan besides Mrs. 
Dillner.  She wanted to know if the employees had a way of calling in.   
 
Barb Sitler, 202 N. Gaylord, was concerned that this was not the first ammonia leak.  She applauded the City for 
their support.  She said that they should anticipate the problems that could arrive.  She told the Commissioners 
that the trucks continue to park in front of the band shell.  On February 4, 2006, she witnessed on parked one 
block west of the band shell.  She talked with Chief Barnett about the parking issue, and he was not aware that it 
was illegal.  She asked if this is what they wanted for the downtown. 
 
Marion Riedl, 202 N. Robert, addressed daytime trucking violations between January 7, 2006 and January 23, 
2006.  The posted signs along the 100 block of North Robert St. state: No Stopping, Standing or Parking of 
tractor-trailer trucks with three or more axles.  Mrs. Riedl read a list of days and times that there had been 
trucks there and had ignored the signs in place.  She said that all of these violations were prior to the ammonia 
leak.  The trucks stay parked from twenty-six to fifty-seven minutes, one staying an hour and fifty minutes.  
They leave the engine running and if it is a refrigerator truck, the reefer is left running.  This will only become 
worse, especially when the warmer air hits and we have ozone days. 
 
Close public comments. 
 
UNFINISHED BUSINESS: 
Comprehensive Plan:   
Commissioner Moloney reported that there had been progress made on a rental registration ordinance.  The 
committee should have a draft to present in March. 
 
Chairman Coleman said that there had been some activity on the West Ludington Ave. beach/waterfront project.  
There will be a meeting to discuss issues.  A recommendation for the parks citizen committee had been 
forwarded to City Council in November.  He also reported the access management program on Ludington Ave. 
was being discussed and the issue of the Coast Guard Station was ongoing. 
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Bryant Woods, LLC:    (Signage)   
No report 
 
House of Flavors: 
Chairman Coleman explained that one of the conditions from the January meeting was a monthly report from 
House of Flavors outlining the progress made toward meeting the 2002 special land use.   
 
Bob Neal, House of Flavors, presented the Commissioners with an equipment layout for the Robert St. building.  
He said that the company had been focusing on the trucks coming in at night, and will need to address the 
daytime trucking problems as well.  He said that the plant will build some freezer capacity in the east building, 
but said the business is still trying to pursue the idea of 24 hour trucking, which he said does help the rest of the 
community by spreading the truck traffic out over 24 hours, rather than all trucking being done during the day. 
 
Text Changes: M1 and M2:   
Kaye Holman reported that the City Council referred the M1 and M2 text changes back to the Planning 
Commission.  She explained that the committee had put some of the permitted principal uses into to special land 
uses.  They are making some changes and will sent it back to Council. 
 
Chairman Coleman said that they did not change much of the language, but moved many items to special land 
uses.  For example, fireworks plants, slaughterhouses, etc. may not be appropriate in the city anymore.  This 
section of the ordinance appears to be forty years old and needs updating. 
 
NEW BUSINESS: 
Proposed Text Changes:  Temporary Signs: 
Chairman Coleman told the Commissioners that the committee was proposing changes to temporary signs not 
requiring permits and adding community or special event signs to temporary signs requiring a permit.  Any signs 
that are placed on private property will require written permission from the property owner or tenant. A public 
hearing will be set for the March meeting.  
 
SITE PLAN REVIEW REPORT: 
House of Flavors Two site plan reviews were held for the House of Flavors on January 20 and January 23, 2006 
as a result of the January 5 Planning Commission meeting.  The review was for a proposed ammonia condenser 
and transformer.  The January 23 plan was approved with the following conditions: 


1. A legal description for the alley easements will be provided to the City Manager based on thirty-six 
inches wide with the length to be determined for the transformer and that shown on the survey for the 
condenser. 


2. No noise or odors be generated that exceed the Ludington Zoning Ordinance #23-00 provisions, 
applicable state or federal laws, rules and regulations.   


3. Special safety emphasis shall be placed on the construction, operation and maintenance of the ammonia 
condenser and related piping. 


4. Special Land Use is for the transformer and condenser locations only and will be limited to the areas 
outlined by dimensions on the surveyor’s certificate, as discussed. 


5. Protective devices shall be placed and positioned to prevent damage by trucks, cars or other equipment 
at each unit. 


6. Approved ladder and cage will be reworked in order to prevent vandalism. 
 
COMMENTS AND COMMUNICATIONS: 
Chairman Coleman discussed possible training sessions for the Planning Commission members.  He is looking 
into a joint venture with the Planning Commission and the City Council with Williams and Works as the 
presenter.   
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Commissioner Holman thanked the public for their input.  She commended Don Beeker and Gary Berk for their 
research on the Ludington Ave./ Staffon St. issue. 
 
ADJOURNMENT: 
The meeting was adjourned at 8:15 p.m. 
 
Respectfully submitted, 
Carol Ann Foote, Recording Secretary 
 
 
_______________________________ 
Tom Coleman, Chairman 









CITY OF LUDINGTON 
PLANNING COMMISSION 


MINUTES 04/10/06 
 


 
A meeting of the Ludington Planning Commission was held on April 10, 2006.  The meeting was held at the 
Ludington Municipal Building, 400 S. Harrison St., Ludington, MI and was called to order at 6:00 p.m. by Tom 
Coleman, Chairperson. 
 
ROLL CALL:  The roll call showed the following results: 
Present:   Robert Garrett, Tom Coleman, Joyce Usiak (6:10), Kaye Holman, Joe Moloney, Jerry Ponko, Alan 
Neushwander, and Bill Loforte 
 
Absent: Clay Olmstead 
 
Also Present: Recording Secretary, Carol Ann Foote, and City Manager, John Shay 
 
AGENDA APPROVAL:  
Chairman Holman made a motion to approve the agenda, as written, seconded by Commissioner Moloney.  
Motion carried unanimously. 
 
PUBLIC COMMENTS: 
Scott Sitler, 202 N. Gaylord, spoke about the House of Flavors trucking issue.  He pointed out that the issue was 
denied twice at the March 6 meeting by tie votes then tabled until the May 1 meeting.  .  He stated that he was 
frustrated with the action and all that had gone on through the years.  If it had passed, would it be tabled again 
until May?  It does not make any sense to him.  He said that the House of Flavors would agree to restrictions 
placed on them, but they are absolutely unenforceable.  Mr. Sitler feels that purchasing the homes in the 
neighborhood was not a good thing.  It shows that they are infringing on the neighborhood and this is their way 
of eliminating those that they are intruding on.  If they have to buy the neighborhood out, suggest to me that they 
are not good neighbors, or maybe they will have more property for future expansion.  Whit Gallager noted 
improvements that were made by tearing down the Dain house.  The house was both a visual and sound buffer 
for us and the fence that was put up is not a neighborly fence, it is pretty ugly.  He also said that there would be 
no more trucks parked on the street waiting to unload.  This is not true.  He said that he strongly feels that the 
House of Flavors needs to sacrifice, for once, not the neighborhood. 
 
Barb Sitler, 202 N. Gaylord, reported a tanker truck was staged on Court St. on March 11.  It was there for ten 
minutes and she called the non-emergency number given to her by Mark Barnett.  After ten more minutes, an 
officer arrived.  Forty-five minutes later, the same truck was parked diagonally on the Dain property.  The truck 
was not unloading.  I agree that the parking of trucks has not stopped.   
 
Jeremiah Peffer,  616 E. Dowland St., spoke on behalf of the Mason County Landlords Association.  He stated 
that the landlords were not opposing the rental ordinance issue because they have anything to hide.  The cost is 
the main concern.  The landlords have the same standards as other property owners and pay a higher tax rate.  
Door to door inspections will be a huge expense to the City.  He said that the landlords would be happy to work 
with the Planning Commission to come up with an achievable plan. 
 
Mary Simmon, 4353 S. Pere Marquette Hwy., explained to the Commission that rental properties pay non-
homestead tax rates which cuts into the operating capital.  In the last two years, she has sold four properties, 
two that are homesteaded single family homes.  Selling rental properties as single family homes would make a 
big dent in the school tax collected.  She said that it was her understanding that the implementation of a rental 
ordinance would help get a grant for the downtown business district.  Ludington is not Manistee.  The wage base 
will not support an inspection program.  The downtown needs help, but getting a grant is not going to solve the 
problem.  To get a grant at the expense of the landlords is not right.   
 
Jamie Conant, 605 6th St., Ludington Renter’s Association, said that she is one of a growing number of renters 
that are tired of being treated like second class citizens just because they do not own homes for financial or 
other reasons.  We are against the cost and privacy issues involved in rental inspections.  We know who to call if 
our landlord does not respond to problems and we are not so stupid that we can’t figure out if our home is safe 
or not.  Under the fourth amendment, renters have the same rights as homeowners.  We do not have to approve 
the search of our home. 
 
Deb Mannikko, 156 Nelson Rd, spoke against a rental ordinance.  She said that the City already has a property 
maintenance ordinance that is enforced on a complaint basis only.  An inspection program would be a huge cost  
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to the City.  Manistee’s program is helped by the casino.  It there any real evidence that an inspection program is 
needed.  She said that she would like to see the current ordinance enforced for all properties.   
 
Tom Tyron, 305 E. Ludington Ave., spoke about the liability the City would have with a rental ordinance.  Also, 
the extra cost would be passed on to the tenants.  He did not see the need for an ordinance.  He said that the 
landlords were good at what they did and were up to code.  He said that there were some bad units and that was 
not always the landlords fault.  He said that it was just more bureaucracy and he is against it.   
 
Bruce Sonnenburg, 610 W. Ludington Ave., stated that he was for and against the ordinance.  If you do not have 
inspections, how would you control the properties?  Renters should have a clean place to rent.  Landlords 
should not be exempt from taking care of their buildings.  Some landlords just collect the rent and run. 
 
James Zeman, 5909 W. US 10, asked what recourse a landlord has when a tenant turns the unit into a sty.  Do 
you wait until they turn you in, or do you clean up after their “cat box”?  There are tenants that are filthy.  
 
Lorie Borman, 308 N. William, stated that on inspection program would be an invasion of privacy and would be 
upset if it happened. 
 
APPROVAL OF MINUTES: 
Commissioner Holman made a motion to approve the minutes of March 6, 2006, seconded by Commissioner 
Neushwander.  Motion carried unanimously. 
 
PUBLIC HEARINGS: 
To consider proposed text changes to the Ludington Zoning Ordinance #23-00, Article 400.6, C-1 Old           
Town Business District.   
 
Chairman Coleman explained the permitted principal uses in the C-1 district.  He said that there had been 
inquires regarding retail uses in that district.  He stated that retail was more of an omission in that district.   
 
Open Public Hearing 
 
Close Public Hearing 
 
Commissioner Moloney made a motion to forward to City Council for approval, text changes to Article 400.6, 
C-1 Old Town Business District,  
 
To consider proposed text changes to the Ludington Zoning Ordinance #23-00, to allow bed and   breakfast 
establishments in some R2A areas along key street segments and to establish special land use standards for them 
in the R3A, R2A, LC, CBD, MC, M-R, W, WM1, and WM2, WCB districts. 
 
Open Public Hearing 
 
Sally Reed, 201 S. Washington, stated that she acknowledged the efforts of the Commission.  She said that she had 
housed the artist that worked on the murals and offered her home to any dignitaries that the City might have visit.  She 
appreciated the time and effort that went into the Commissions decision.   
 
Tom Tyron,  305 E. Ludington Ave, was in support of the text changes.  He said that it was the logical thing to do. 
 
Close Public Hearing 
 
Commissioner Holman reported that the committee has spent a lot of time on this issue, not just for Sally Reed, but 
for Ludington.  She read the proposed changes that would allow bed and breakfast facilities from Lakeshore Dr. to 
Staffon and on Washington Ave. from Ludington Ave. to Foster St.  Chairman Coleman stated that they had compiled 
information from other cities the size of Ludington and the planner had also helped. 
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Commissioner Holman made a motion to forward to City Council for approval, text changes to the Ludington 
Zoning Ordinance #23-00, to allow bed and breakfast establishments in some R2A areas along key street 
segments and to  
establish special land use standards for them in the R3A, R2A, LC, CBD, MC, M-R, W, WM1, and WM2, WCB 
districts, seconded by Commissioner Neushwander.  Motion carried unanimously. 
 
UNFINISHED BUSINESS: 
Temporary Signs: 
No report 
 
Comprehensive Plan:   
Chairman Coleman read the Comprehensive Plan action plan relating to the Neighborhood Association Pilot 
Program.   
 
Bryant Woods, LLC:    (Signage)   
No report 
 
House of Flavors: 
 
Commissioner Ponko made a motion to reconsider the motion made by Commissioner Olmstead and seconded 
by Commissioner Garrett to table the House of Flavor’s special land use request until May 1, seconded by 
Commissioner Holman.   
 
Chairman Coleman stated that there was a neighborhood meeting the following week.  Commissioner Ponko 
said that his motion would stand.  Chairman Coleman asked for a roll call vote.  Commissioner Usiak said that 
she did not understand what was being done and did not want to vote until she did.   
 
Commissioner Ponko explained that the original request was tabled until May.  This motion was to reconsider 
that tabling and reconsider the request tonight.  The procedure was spelled out in a letter received from the City 
Attorney.   
 
A roll call vote showed the following results: 
Coleman, Garrett, Moloney – No 
Loforte – Abstained 
Holman, Neushwander, Ponko, Usiak:  Yes 
Motion Carried. 
 
Commissioner Ponko made a motion to remove the special land use request from the table, seconded by 
Commissioner Holman.  A roll call vote showed the following results: 
Coleman, Garrett, Moloney – No 
Loforte – Abstained 
Holman, Neushwander, Ponko, Usiak:  Yes 
Motion Carried 
 
Chairman Coleman opened the issue for discussion.  He stated that the neighbors were meeting that night and 
that the House of Flavors would meet with the Planning Commission sub-committee on the 13th.  Commissioner 
Ponko said that the original vote had been scheduled for vote in April.  It then came up for vote in March.  This 
action is no different.  Chairman Coleman said that in March, he did not realize until the day before that there 
was language in the ordinance that stated a 100 day action period.  He stated that he did not pick and choose 
what ordinances to enforce.  He said that one thing that happened at the March meeting was that after 
discussion of the 100 day period, it was the opinion of the City Attorney that with the concurrence of the other 
party, the 100 days could be extended.   
 
Commissioner Ponko made a motion to amend the restrictions placed on the 2002 special land use by allowing 
trucking between the hours of 9 p.m. and 7 a.m. at the Robert St. truck bay only.  All other restrictions from the 
2002 and numbers 1, 2 and 4 from the January 2006 special land use, as follows, will remain in effect, seconded 
by Commissioner Holman. 
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1. That ingress and egress shall be on Robert St., Ludington Ave. and P.M. Highway only. 
2. That House of Flavors take action within applicable law to: eliminate casting of truck headlight 


beams onto occupied neighboring residential structures, provide that back up alarms shall not be 
active, provide reflection tape (conspicuity tape) be placed on trailers and trucks, to install roll up 
trailer doors, and install improved mufflers. 


3. The number of liquid tankers received between the hours of 9:00 p.m. and 7:00 a.m. will not exceed 
three in any one week. 


4. A truck log will be maintained by the House of Flavors and made ready to the City of Ludington, 
upon reasonable request, on all truck movement on and off the premises. 


5. There will be no other inbound or outbound trucks permitted to the premises between the hours of 
9:00 p.m. and 7:00 a.m.  The truck traffic, inbound or outbound, does not include any intra-facility 
transfer vehicles used by the House of Flavors to move its goods from one part of the plant to 
another part of the plant located in Blocks 28 and 29 of the Original Plat in the City of Ludington. 


 
Commissioner Garrett stated that there was a process set to allow discussion for something more reasonable, 
instead of being sandbagged.  All of a sudden the process is not good enough.  Voting before the meeting of the 
neighbors and the sub-committee is wrong.  Everyone here knew there was a process.  The people that are 
sharing their input are not here.  He stated that he liked to do things in the daylight, not the dark.  Commissioner 
Ponko stated that he had spent countless hours on this and does not think there will be any new light shed.  
Commissioner Moloney stated that he hoped that this was not motivated by one commissioner being absent.  
Commissioner Usiak stated that there were four or five qualifiers that needed to be met before further 
discussion.  Chairman Coleman said that he did not know the status of that.   Commissioner Neushwander 
asked what would happen after the vote.  Attorney Anderson explained the process after the vote.  If the vote 
was yes, there would be unlimited trucking.  If the vote was to deny, another request could be brought up.   
 
A roll call vote showed the following results: 
Coleman, Garrett, Holman, Moloney, Neushwander, Usiak – No 
Ponko – Yes 
Loforte – Abstained 
Motion denied 
 
Commissioner Neushwander made a motion to refer the special land use request back to the sub-committee for 
further discussion, seconded by Commissioner Holman.   
 
A roll call vote showed the following results: 
Coleman, Garrett, Holman, Moloney, Neushwander, Usiak – Yes 
Ponko – No 
Loforte – Abstained 
Motion carried 
 
Text Changes: M1 and M2:   
No Report 
 
NEW BUSINESS: 
Rental Registration: 
 
Commissioner Moloney spoke about the process used to adopt proposed text for a Rental Registration 
Ordinance.  He stated that he perceived the landlords as very hard-working people.  The Commission has no 
intentions to “stick it to you”.  He referred to the Comprehensive Plan and explained that it was used to guide 
them in achieving their goals.  He said that the City of Manistee had received grant money and used several 
tools to obtain it.  Commissioner Usiak said that they were very impress with what Manistee had accomplished.  
They took a tour around the lake and were shown affordably housing.  Commissioner Ponko asked the number 
of rentals in the City.  Commissioner Moloney stated that there were over 1,000.  Commissioner Neushwander 
wanted to know the cost of the inspections and Commissioner Moloney told him that cost was not set.  Chairman 
Coleman suggested that the issue of rental registration be returned to the sub-committee for further study.   
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SITE PLAN REVIEW REPORT: 
Chairman Coleman reported a site plan review was held on March 9, 2006 for a proposed addition to Memorial 
Medical Center.  The plan was for a 450 square feet addition and renovation to approximately 2,800 square feet.  
The addition will house new MRI equipment.  The plan was unanimously approved. 
 
COMMENTS AND COMMUNICATIONS: 
Chairman Coleman announced a training session would be held for both Planning Commission and City Council 
on April 24.   
 
Commissioner Moloney asked that one more member be appointed to the rental registration sub-committee.  
Chairman Coleman appointed Commissioner Loforte.  
 
Commissioner Garrett announced that the History Channel would be airing a segment on Michigan and 
Ludington would be one of the cities presented. 
 
ADJOURNMENT: 
The meeting was adjourned at 7:35 p.m. 
 
Respectfully submitted, 
Carol Ann Foote, Recording Secretary 
 
 
_______________________________ 
Tom Coleman, Chairman 








CITY OF LUDINGTON 
PLANNING COMMISSION 


MINUTES 05/01/06 
 
 


 
A meeting of the Ludington Planning Commission was held on May 1, 2006.  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:   Robert Garrett, Tom Coleman, Joyce Usiak, Kaye Holman, Joe Moloney, Jerry Ponko, Alan 
Neushwander, Clay Olmstead, and Bill Loforte 
 
Absent:  
 
Also Present: Recording Secretary, Carol Ann Foote, City Manager, John Shay and City Attorney, Roger 
Anderson 
 
AGENDA APPROVAL:  
Chairman Moloney made a motion to approve the agenda, as written, seconded by Commissioner Olmstead.  
Motion carried unanimously. 
 
PUBLIC COMMENTS: 
Whit Gallager, House of Flavors, spoke about the meeting that was held on April 10 with the neighbors of House 
of Flavors.  In that meeting, Marion Riedel submitted a list of concerns regarding the trucking issue.  Mr. 
Gallager said that House of Flavors was serious about addressing these concerns and has offered solutions.  
Some of the solutions discussed were signals on the garage, a strobe light that would go off if the door was open 
too long, a guard house, camera and intercom.  Since the meeting, House of Flavors purchased two new roll up 
door trailers.  They will be arriving in Grand Rapids soon.  They have also purchased quiet running Thermo King 
Reefer units.  City tractors with smaller engines have also been tested and purchased.  A decibel meter was 
placed in Marion Riedel’s home while the new tractor was pulled out of the bay.  The decibel reading was 50-52.  
The red/green signals have been installed on the garage and the plan to install the camera and intercom when 
the office is complete.  Mr. Gallager stated that with these changes, most of the neighbors’ concerns could be 
alleviated.  
 
John Shay, City Manager, read a letter that was submitted by Marion Riedl.  In this letter, Mrs. Riedl stated that 
she met with Bob Neal and Pat Calder to test the decibel readings from a new quite tractor made by Kenworth.  
The decibel reading was 50-52 where the House of Flavor’s tractor (The Beast) read 77 decibels.  Pat Calder 
and Bob Neal also measured the noise from a House of Flavor’s refrigeration unit running in the bay, with the 
door closed.  This reading was 65. 
 
APPROVAL OF MINUTES: 
Commissioner Moloney made a motion to approve the minutes of April 10, 2006, seconded by Commissioner 
Usiak.  Motion carried unanimously. 
 
PUBLIC HEARINGS: 
None 
 
UNFINISHED BUSINESS: 
Temporary Signs: 
No report 
 
Comprehensive Plan:   
No Report 
 
Bryant Woods, LLC:    (Signage)   
Chairman Coleman stated that a model unit was being contructed. 
House of Flavors: 
Chairman Coleman talked about decibel levels.  He read from decibel charts and compared different decibel 
levels.  He explained low noise levels were 55-65, medium noise was 65-75 and high noise was 75-85. 
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Commissioner Olmstead reported that the Ad Hoc Committee met to review all of the information.  The 
committee studied the neighbor’s comments and concerns.  He stated that the committee felt that House of 
Flavors was trying to address the concerns.  He said that with operational delays, they could not meet the May 1 
deadline for the temporary suspension of the 2002 SLU regulations.   
 
Commissioner Olmstead made a motion that the January 5, 2006 temporary suspension of the 2002 Special 
Land Use regulations and conditions at the Robert Street loading ramp be extended to July 1, 2006 due to 
construction and other operational delays, seconded by Commissioner Holman. 
 
Commissioner Loforte abstained from voting due to conflict of interest. 
 
Motion carried unanimously. 
 
Commissioner Olmstead made the following motion, seconded by Commissioner Usiak: 
 
That the 2002 Special Land Use Regulations and Conditions heretofore established be continued except as 
follows: 


1. That no noise or odors be generated that exceed the Ludington Zoning Ordinance provisions, 
applicable state or federal laws, rules and regulations. 


2. That House of Flavors delivery trucking shall operate in the Central Business District in accordance 
with the 2002 Special Land Use Regulations and Conditions except at the Robert Street loading 
ramp where twenty-four (24) hour trucking will be allowed but for no more than eight (8) round trip 
sets between the hours of 11:00 p.m. and 7:00 a.m.  A trip set is defined as an empty truck in and a 
loaded one out at approximately the same time. 


3. That ingress and egress shall be on Robert Street, Ludington Avenue and PM Highway only. 
4. That House of Flavors owned delivery vehicles shall not have a decibel level higher than 55 decibels 


when detected from neighboring lot lines from House of Flavors properties as required by Section 
44.9:6(6) of the Ludington Zoning Ordinance. 


5. That House of Flavors take action within applicable law to eliminate casting of truck headlight beams 
onto occupied neighboring structures, provide back up alarms not be active, and provide reflection 
tape (conspicuity tape) on trailers and trucks.  House of Flavors, as it has already done or intends to 
do, will provide two new trucks and trailers with refrigeration units having the appropriate technology 
to comply with the decibel level above. 


 
Chairman Coleman explained the definition of a trip set as an empty truck in the bay and a loaded truck out.  
There will be one driver involved that will be unloading at Fruit Packers while the empty truck is being loaded.  
When the driver gets back to the bay, there will be no delay.  Commissioner Ponko commented that eight sets 
was the maximum amount and would likely be less.  Commissioner Holman thanked the Commissioners for all 
of their efforts. 
 
Commissioner Loforte abstained from voting due to conflict of interest. 
 
Motion carried unanimously. 
 
Text Changes: M1 and M2:   
No Report 
 
Rental Registration: 
Commissioner Moloney reported that John Shay, Commissioner Usiak and himself, would meet with the 
Landlord’s Association on Tuesday, May 2. 
 
NEW BUSINESS: 
None 
 
SITE PLAN REVIEW REPORT: 
None 
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COMMENTS AND COMMUNICATIONS: 
Chairman Coleman thanked the Commissioners and City staff for all of their work and efforts in resolving the 
House of Flavor’s issue. 
 
ADJOURNMENT: 
The meeting was adjourned at 7:30 p.m. 
 
Respectfully submitted, 
Carol Ann Foote, Recording Secretary 
 
 
_______________________________ 
Tom Coleman, Chairman 








CITY OF LUDINGTON 
PLANNING COMMISSION 


MINUTES 06/05/06 
 


 
A meeting of the Ludington Planning Commission was held on June 5, 2006.  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:   Robert Garrett, Tom Coleman, Joyce Usiak, Kaye Holman, Joe Moloney, Jerry Ponko, Alan 
Neushwander, and Bill Loforte 
 
Absent: Clay Olmstead 
 
Also Present: Recording Secretary, Carol Ann Foote and City Manager, John Shay 
 
AGENDA APPROVAL:  
The work session for a proposed planned development, Schooner Pointe, was added to new business. 
 
Commissioner Moloney made a motion to approve the agenda, with additions, seconded by Commissioner 
Holman.  Motion approved unanimously. 
 
PUBLIC COMMENTS: 
City Manager, John Shay, introduced the City’s new building inspector, Jack Byers, to the Commission.  He said 
that Jack would be involved in building, site plan review, code enforcement and rental inspections, if the City 
adopts a new rental ordinance.  Mr. Byers addressed the Commissioners and stated that he was very happy to 
be here. 
 
APPROVAL OF MINUTES: 
Commissioner Holman made a motion to approve the minutes of the May 1 meeting, seconded by 
Commissioner Usiak.  Motion carried unanimously. 
 
PUBLIC HEARINGS: 
Open public hearing: 
 
To consider a request from Mike and Tanya Gasaway for a special land use for the expansion of a non-
conforming structure in order to construct an addition at the following described property: DANAHER & 
MELENDY'S ADDITION LOT 6, EXCEPT W 40 FT BLOCK 1, also known as 701 N. James St. 
 
Mike Gasaway, 701 N. James St., stated that they would like to construct a 450 square foot addition.  The 
existing house is 1,100 square feet with two bedrooms.  They would like to add a small bedroom and office 
space.  The addition would run on the same line as the existing structure.  The property is non-conforming due 
to the front yard setback.  The lot size is conforming. 
 
Close public hearing: 
 
The recording secretary reported fifty-two notices were sent with one response in opposition.  Chairman 
Coleman read the letter from Fred Hackert, who was opposed to the addition. 
 
Commissioner Usiak reported that the committee had met and recommended approval of the special land use.  
She thanked the Gasaways for submitting such detailed paperwork.  
 
Commissioner Usiak made a motion to approve the special land use for the expansion of a non-conforming 
structure at 701 N. James, seconded by Commissioner Holman.  Motion carried unanimously. 
 
Open public hearing: 
 
To consider a request from Sally Reed for a special land use in order to establish a bed and breakfast facility in 
the R2A ( General Single Family Residential) district at the following described property: ADDITION NO. 3 W 10 
FT OF N 1/2 OF LOT 10 & N 1/2 OF LOTS 11 & 12 BLOCK 128, also known as 201 S. Washington Ave. 
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Chairman Coleman explained that the Ordinance had been revised and new language was introduced to allow 
for bed and breakfast facilities in certain residential districts.  Ms. Reed’s request is the first one under the new 
ordinance. 
 
Sally Reed, 201 S. Washington Ave., submitted additional information that was needed under the bed and 
breakfast standards.  She explained that there were two exits off of the second floor, two full baths, approved 
smoke detectors and fire extinguishers.  She also pointed out her two driveways, one on the southeast side, was 
17 X 33 and the other on the south was 7 x 80.  These would be enough for five additional cars to park.  She 
also has a four stall garage for her personal vehicles. 
 
Close public hearing. 
 
The recording secretary reported sixty-seven notices were sent with one response in favor. 
 
Commissioner Usiak reported that the committee had met and had a question regarding signage.  Ms. Reed 
said that Barber Signs had designed a sign that was 312 square inches.  Commissioner Garrett asked if the 
smoke detectors were electric or battery operated.  Ms. Reed said that they were battery operated. 
 
Commissioner Usiak made a motion to approve the special land use to establish a bed and breakfast at 201 S. 
Washington Ave., seconded by Commissioner Holman.  Motion carried unanimously. 
 
UNFINISHED BUSINESS: 
 
Comprehensive Plan:   
No Report 
 
Bryant Woods, LLC:    (Signage)   
Chairman Coleman stated that the model unit may be ready for the Parade of Homes in June. 
 
Text Changes: M1 and M2:   
No Report 
 
Rental Registration: 
Commissioner Moloney made a motion to forward the proposed Rental Registration Ordinance to City Council 
for consideration, seconded by Commissioner Usiak.  Motion carried unanimously. 
 
NEW BUSINESS: 
 
Schooner Pointe: 
 
Chairman Coleman told the Commissioners that a Planning Commission Work Session was required for the 
proposed Planned Development.  He explained that the initial development meeting with City administrators had 
been held in May. 
 
Todd Radashaw, Caledonia Development and Engineering, described the proposed project to be located at the 
South end of James St.  There will be 120 condominium units and eighty-three private marina slips.  The tallest 
building will be either four and five stories.  A public boardwalk and a fish cleaning station will be constructed on 
the south end of the property.  There will be landscaping. Improvements on Laura St. will be made.  He stated 
that there were environmental issues on the site.  They will have spoiled material dredged on site and then 
capped.  The proposed docks will be floating docks.  A ten to twelve foot textured screen/retaining wall will be 
installed on the west side next to Reith-Riley’s aggregate stock piles.  There will be rain gardens to hold water 
with plants that will look nice.  A small boat house, tennis court, pool and a hot tub will be constructed.  They are 
trying to find options, such as joint participation in parking, to reduce to required number of parking spaces.  The 
larger units will have their own parking space and the smaller ones will find a space.   
 
Commissioner Ponko asked about the correspondence from Lake Michigan Carferry concerning the smoke, 
noise and traffic.  Mr. Radashaw said they know that Ludington harbor is a working harbor.  The future tenants 
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will know about these conditions in advance.  The Lake Michigan Carferry will view the condominium documents 
when  
 
 
 
they are drafted.  He stated that the proposed wall would alleviate some of the concerns.  He said that he had 
also been in contact with David Fields at Brill Manufacturing.  They have some ideas to soften the Brill building.   
 
Chairman Coleman stated that the Planning Commission did not have jurisdiction over the docks.  He wanted to 
know if any agencies had been contacted.  Mr. Radashaw said that they have contacted the DEQ and dredging 
will start very soon.  The brownfield will be complete on June 13.  Commissioner Moloney told Mr. Radashaw to 
anticipate public reaction to the docks.   
 
Chairman Coleman said that the Planning Commission did not need to take action at this time.  A public hearing 
will be set for the July meeting.  
  
SITE PLAN REVIEW REPORT: 
Commissioner Loforte reported a site plan review was held on May 4, 2006 for a proposed medical office for 
Drs. Ken Hill and Keri Leikert.  The building will be relocated from 1000 Lawndale to 907 E. Tinkham Ave.  The 
plan was approved with the following conditions: 


1. Label City Services on plan, as discussed. 
2. Cost of moving lines and trees during the building move will be at owner’s expense. 
3. Take a look at the number of parking spaces. 
4. Provide handicap accessibility on sidewalk. 


 
Commissioner Loforte reported a site plan review was held on May 22, 2006 for an addition to Kaines 
Manufacturing, 211 E. Dowland St.  The structure will be a 4,000 square feet steel building placed on an existing 
slab east of the warehouse.  The plan was approved with the following conditions: 


1. The property owner to work with the City to provide an outlet for storm water. 
2. The property owner to work with the City to replace the sidewalk on Delia St. 


 
COMMENTS AND COMMUNICATIONS: 
The July meeting will be held on Monday, July 10, 2006 at 6:30 p.m.  
 
ADJOURNMENT: 
The meeting was adjourned at 7:55 p.m. 
 
Respectfully submitted, 
Carol Ann Foote, Recording Secretary 
 
 
 
_______________________________ 
Tom Coleman, Chairman 








` 
CITY OF LUDINGTON 


PLANNING COMMISSION 
MINUTES 07/10/06 


 
 
A meeting of the Ludington Planning Commission was held on July 10, 2006.  The meeting was held at the Ludington 
Municipal Building, 400 S. Harrison St., Ludington, MI and was called to order at 6:30 p.m. by Tom Coleman, 
Chairperson. 
 
ROLL CALL:  The roll call showed the following results: 
Present:   Robert Garrett, Tom Coleman, Joyce Usiak, Joe Moloney, Jerry Ponko, Alan Neushwander, Bill Loforte , and 
Clay Olmstead 
 
Absent: Kaye Holman, excused  
 
Also Present: Recording Secretary, Carol Ann Foote and City Manager, John Shay 
 
AGENDA APPROVAL:  
Chairman Coleman announced that Caldonia Development and Engineering’s (Schooner Pointe) request had been removed 
from the agenda this month.  Commissioner Neushwander made a motion to approve the agenda, as amended, seconded by 
Commissioner Ponko.  Motion carried unanimously.  
 
PUBLIC COMMENTS: 
None 
 
APPROVAL OF MINUTES: 
Commissioner Neushwander made a motion to approve the minutes of the June 5, 2006 meeting, seconded by 
Commissioner Usiak.  Motion carried unanimously. 
 
PUBLIC HEARINGS: 
Open public hearing: 
 
(1) To consider text changes to Ludington Zoning Ordinance 23-00, Sections 900.2:4, 1000b.4, 1200.3:9, 1200.4:3, and the 


addition of Article 1200.6 in order to amend notice requirements for public hearings as required under the Michigan 
Zoning Enabling Act, PA 110 of 2006.  


 
City attorney, Roger Anderson, explained that the State zoning act was previously divided into three acts, cities, county and 
townships.  A law was passed to standardize the requirements.  Attorney Anderson said that two sample ordinances were 
reviewed and combined into the ordinance presented to the Commission.  He said that the biggest concern with the new act 
was the notice requirements.  Every occupant and property owner within three hundred feet of the subject property would 
need to be notified.  The City does not have a database of renters.   
 
Close Public hearing: 
 
Chairman Coleman announced that the text committee did not meet on this issue, but let Attorney Anderson handle the 
appropriate ordinance changes.  Commissioner Neushwander made a motion to forward to City Council for approval, text 
changes to Ludington Zoning Ordinance 23-00 to conform to the Michigan Zoning Enabling Act, PA 110 of 2006, seconded 
by Commissioner Moloney.  Motion carried unanimously. 
 
(2) To consider a request from Maja Wilson and Patrick McFarlane for a special land use for an expansion of a non-


conforming structure in order to construct an addition at the following described property:  C.E. RESSEGUIE'S 
SECOND ADDITION LOT 1 BLOCK 4, also known as 601 E. Ludington Ave. 


 
Open Public hearing: 
 
Kevin Moytka, Architectural Classics, represented the property owners at 601 E. Ludington Ave.  Mr. Moytka presented a 
Power Point presentation pointing out the existing set backs and the proposed garage addition.  The addition would be a two 
story structure that would include a master bedroom suite.  He stated that there was nothing that would impact the present 
setbacks. 
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Close public hearing. 
 
Chairman Coleman told the Commissioners that the existing structure did not meet setback requirements on the east and 
south side.  The proposed plan did not make the structure more nonconforming. 
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The motion to deny Ms. Anderson’s request for an expansion of a non-conforming structure carried unanimously. 
 
(5) To consider a request from Lynda Blankinship for a special land use for an expansion of a non-conforming structure in 


order to construct a 16 x 8 enclosed porch at the following described property: ADDITION NO. 4 LOT 5 BLOCK 144, 
also known as 413 N. Gaylord Ave. 


 
Linda Blakinship, 413 N. Gaylord, explained that they were proposing an extension to the existing front porch.  The last 
sixteen feet to the south and west would be enclosed.  The expansion would be as close as 11 feet 3 inches from the south 
property line.  The structure is nonconforming due to the front property line.   
 
Close Public Hearing 
 
Commissioner Usiak reported that the Special Land Use Committee met and would recommend approval of the special land 
use. 
 
The recording secretary reported 48 notices were sent with one response in favor. 
 
Commissioner Usiak made a motion to approve the special land use request for an expansion of a nonconforming structure 
at 413 N. Gaylord Ave., seconded by Commissioner Moloney.  Motion carried unanimously. 
 
UNFINISHED BUSINESS: 
 
Comprehensive Plan:   
Commissioner Moloney stated that the task that he was assigned to has been partially completed and he was ready to start 
another one.  Chairman Coleman said that they would take a look at the goals in another month or so. 
 
Bryant Woods, LLC:    (Signage)   
Ben Korendyke, Bryant Woods, LLC, told the Commissioners that a temporary sign had already been placed.  The 
permanent sign will be small to accent the rock walls. 
 
Commissioner Ponko made a motion to approve the sign, as presented, seconded by Commissioner Loforte. 
Motion carried unanimously.  
 
Text Changes: M1 and M2:   
No Report 
 
NEW BUSINESS: 
None 
 
SITE PLAN REVIEW REPORT: 
None 
 
COMMENTS AND COMMUNICATIONS: 
Chairman Coleman noted the City owned property that houses the water tower on Gaylord Ave., should be marked 
government services, not residential, on the zoning map. 
 
ADJOURNMENT: 
The meeting was adjourned at 7:2 p.m. 
 
Respectfully submitted, 
Carol Ann Foote, Recording Secretary 
 
 
 
_______________________________ 
Tom Coleman, Chairman 








` 
CITY OF LUDINGTON 


PLANNING COMMISSION 
MINUTES 08/07/06 


 
 
A meeting of the Ludington Planning Commission was held on August 7, 2006.  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, Tom Coleman, Joyce Usiak, Jerry Ponko, Alan Neushwander, Clay Olmstead, and Kaye Holman 
 
Absent:   Robert Garrett, excused, Joe Moloney, excused and Bill Loforte, excused 
 
Also Present: Recording Secretary, Carol Ann Foote  
 
AGENDA APPROVAL:  
Commissioner Holman made a motion to approve the agenda, as written, seconded by Commissioner Olmstead.  Motion 
carried unanimously.  
 
PUBLIC COMMENTS: 
Doreen Schreiber, owner of Bones and Butts, 106 N. James St., asked the Commissioners to look at the Ordinance 
concerning signs in the Central Business District.  She explained that she had to remove her sandwich board sign from the 
corner of Ludington Ave. and James St. to comply with the Ordinance.  Since the business is down the block, there is no 
foot traffic to the business.  Since the sign was removed, there has been a 50% drop in business.  She suggested that the 
Commissioner consider issuing a seasonal permit for small businesses in this situation.  She said that the Ordinance was 
very clear that the sign had to be placed fronting the business. 
 
Close Public Comments 
 
APPROVAL OF MINUTES: 
Commissioner Ponko made a motion to approve the minutes of July 10, 2006, seconded by Commissioner Usiak.  Motion 
carried unanimously. 
 
PUBLIC HEARINGS: 
Open public hearing: 
 
To consider a request from Daniel D. and Jacqueline R. Lalibert for a special land use in order to establish a home 
occupation at the following described property:  VILLAGE OF PERE MARQUETTE S 1/2 OF LOT 11 BLOCK 5, also 
known as 801 E. Melendy St. 
 
Jacqueline Lalibert, 801 E. Melendy, told the Commissioners that she would like to purchase and established engraving 
business that was currently housed at Closson’s Jewelry.  The work would be done out of the basement.  The clients are 
already established and the business would be phone call based.  There would be no increase in traffic.  Noise would not be 
an issue.  There may be a saw used to cut tubing, but being in the basement would reduce the noise.  Clients will call for 
orders, and then they will be picked up or delivered.  Commissioner Olmstead asked if these plaques would be wood.  
Would there be chemical smells?  Mrs. Lalibert said that some would be wood, some resin based, but there would be no 
chemical smells. 
 
Public hearing closed. 
 
The recording secretary sent out forty-three notices.  There were six inquiries, but no comment. 
 
Joyce Usiak reported that the special land use committee met and recommended approval of the special land use. 
 
Commissioner Usiak made a motion to grant the special land use for a home occupation in order to conduct an engraving 
business at the following described property: VILLAGE OF PERE MARQUETTE S 1/2 OF LOT 11 BLOCK 5, also 
known as 801 E. Melendy St., seconded by  Commissioner Holman.  Motion carried unanimously. 
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UNFINISHED BUSINESS: 
 
Comprehensive Plan:   
No report 
 
Text Changes: M1 and M2:   
No Report 
 
NEW BUSINESS: 
None 
 
SITE PLAN REVIEW REPORT: 
Tom Coleman reported that a preliminary sketch site plan meeting was held for Bob Neal’s proposed grocery store/wine 
shop.  A site plan review has been scheduled for Monday, August 14. 
 
COMMENTS AND COMMUNICATIONS: 
A training session will be held on August 14, 2006 for City Council and Planning Commissioners.  Williams and Works 
will provided information on special land uses and permitted principal uses. 
 
The September meeting is scheduled for Wednesday, September 6 at 7:00 p.m. 
 
ADJOURNMENT: 
Commissioner Olmstead made a motion to adjourn, seconded by Commissioner Holman.  The meeting was adjourned at 
7:15 p.m. 
 
Respectfully submitted, 
Carol Ann Foote, Recording Secretary 
 
 
 
_______________________________ 
Tom Coleman, Chairman 








` 
CITY OF LUDINGTON 


PLANNING COMMISSION 
MINUTES 09/06/06 


 
A meeting of the Ludington Planning Commission was held on September 6, 2006.  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, Tom Coleman, Joyce Usiak, Alan Neushwander, Kaye Holman, Bill Loforte and Robert Garrett 
 
Absent:   Joe Moloney, excused, Jerry Ponko, excused, and Clay Olmstead absent 
 
Also Present: Recording Secretary, Carol Ann Foote  
 
AGENDA APPROVAL:  
Commissioner Holman made a motion to approve the agenda, as written, seconded by Commissioner Usiak.  Motion carried 
unanimously.  
 
PUBLIC COMMENTS: 
No public comments 
 
Close Public Comments 
 
APPROVAL OF MINUTES: 
Commissioner Usiak made a motion to approve the minutes of August 7, 2006, seconded by Commissioner Holman.  
Motion carried unanimously. 
 
PUBLIC HEARINGS: 
Open public hearing: 
 
To consider a request from David Germain for a special land use in order to establish a bed and breakfast facility in the R3A 
district at the following described property:  ADDITION NO. 3 LOT 5 BLOCK 126, also known as 808 E. Ludington Ave.   
 
David Germain, 808 E. Ludington Ave., presented his proposal for a one suite bed and breakfast establishment.  He stated 
that was all the room and parking facilities they had.  The area had a small bedroom, bath and reading area.  All exits and 
equipment was in place.   
 
Commissioner Loforte asked if the neighbors had been contacted.  Mr. Germain said that the neighbor to the east have no 
problem with it.  They are pleased at the improvements to the property.  The neighbors to the west live in Grand Traverse 
and they also have no problem with it.  The neighbors behind them like the improvements to the property and landscaping. 
 
Close public hearing 
 
Commissioner Usiak reported that the committee met and recommends approval of the bed and breakfast. 
 
Commissioner Usiak made a motion to approve a one suite bed and breakfast facility seconded by Commissioner Holman at 
the following described property: ADDITION NO. 3 LOT 5 BLOCK 126, also known as 808 E. Ludington Ave.  Motion 
carried unanimously. 
 
Commissioner Holman commented that the house looked very beautiful. 
 
UNFINISHED BUSINESS: 
Pere Pointe Development: 
 
Sign:  Dan Diephuis, Pere Pointe Development, stated that he hoped that the Commissioners had seen progress being made 
at the site.  The response has been good from local and other areas.  He stated that the sign was 10 ft. wide and, at one point,  
stood 6ft. from grade.  The sign will have shakes on the columns, beige shingles and burgundy roofing materials.  Slate 
might be used on the sign.  There will be recessed lighting in the roof structure that will shine down, not cast light on the 
street. 
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Chairman Coleman said that it was recommended that the definition of child care be broken up into sub categories  He 
asked the Commissioners to review the proposed text changes and a public hearing would be set in November. 
 
SITE PLAN REVIEW REPORT: 
None 
 
COMMENTS AND COMMUNICATIONS: 
Chairman Coleman told the Commissioners that it was budget time and they asked for training, education and planning 
support.  He commented that they try to spend very carefully. 
 
Chairman Coleman told the Commissioners that the text committee met on Doreen Schreiber’s sign request and felt that the 
existing text is appropriate.   
 
Commissioner Holman reported that the City Council had awarded the engineering contract for the West Ludington Ave. 
project.  City Manager, John Shay said that the City received a $50,000 grant (50/50 match) for the project.  They have used 
$4,500 for a survey.  Proposals were sent out and the contract was given to Progressive AE from Grand Rapids.   
 
Commissioner Holman reported that there was a goal setting meeting on September 20.  She stated that Mayor Henderson 
thinks that the City should review condominium development. 
 
ADJOURNMENT: 
The meeting was adjourned at 7:43 p.m. 
 
Respectfully submitted, 
Carol Ann Foote, Recording Secretary 
 
 
 
_______________________________ 
Tom Coleman, Chairman 








` 
CITY OF LUDINGTON 


PLANNING COMMISSION 
MINUTES 11/06/06 


 
A meeting of the Ludington Planning Commission was held on November 6, 2006.  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 Clay Olmstead, Vice-
Chairperson. 
 
ROLL CALL:  The roll call showed the following results: 
Present,  Joyce Usiak, Alan Neushwander, Kaye Holman, Clay Olmstead, Joe Moloney, Bill Loforte and Robert Garrett 
 
Absent:  Jerry Ponko, excused and Tom Coleman, excused 
 
Also Present: Recording Secretary, Carol Ann Foote and City Manager, John Shay  
 
AGENDA APPROVAL:  
Commissioner Holman made a motion to approve the agenda, seconded by Commissioner Loforte.  Motion carried 
unanimously.   
 
PUBLIC COMMENTS: 
No public comments 
 
Close Public Comments 
 
APPROVAL OF MINUTES: 
Commissioner Holman made a motion to approve the minutes of the October 2, 2006, seconded by Commissioner Usiak.  
Motion carried unanimously. 
 
PUBLIC HEARINGS: 
Open public hearing: 
 


a. To consider a request from Roger Starr for a special land use for an expansion of a non- conforming structure in order to 
construct a 12 x 32 addition at the following described property:  ADDITION NO. 4 N 60 FT OF LOT 6 BLOCK 144, also 
known as 411 N. Gaylord Ave. 


 
Christian Cook, 315 Main St., Hart, MI, contractor for the project, represented Mr. Starr.  He explained to the commission 
that the property owners would like to extend the existing plane of the house in order to build a ground floor bedroom.  He 
said that they would be well under the allowable lot percentage.  He said that the side yard set back would be five feet with 
the eave overhang.   Commissioner Olmstead asked about the existing garage.   Mr. Cook said that the garage would be 
demoed and a new garage would be constructed that was conforming.   
 
Close public hearing. 
 
The recording secretary reported forty-six notices were sent with one response in favor. 
 
Commissioner Usiak reported that the committee met and recommended that the special land use be approved. 
 
Commissioner Usiak made a motion to approve the special land use for an expansion of a non-conforming structure in order 
to construct a 12 x 32 addition at 411 N. Gaylord, seconded by Commissioner Loforte.  Motion carried unanimously.     
 
To consider a request for a special land use for an expansion of a non-conforming structure in order to construct a 24 x 26 
attached garage at the following described property:  BEG AT SE COR LOT 8 BLOCK 11 TH N 89D 58M 14S W 139.95 
FT ALG S SIDE SD BLK TO SW COR SD LOT 8 TH N 00D 00M 49S E 84.75 FT ALG EAST SIDE ALLEY TH N 89D 
47M 55S E 139.91 FT TH S 00D 00M 53S E 85.31 FT TO POB, also known as 802 W. Pere Marquette St. 
 
Angelo Grano, 802 W. Pere Marquette St., explained that the property was non-conforming because it had two houses on 1 
½ lots.  His proposal is for a one story attached garage.  There will no living area above the garage.  Commissioner Usiak 
commented that many years ago, the second building was considered a home.  Commissioner Moloney asked about the 
garage access.  Mr. Grano said that the access would be south to Pere Marequette St.  Commissioner Garrett asked if both 
houses were on the same property description.  Mr. Grano said they were.  Commissioner Olmstead stated that the property 
was non-conforming because it had two residences on the same lot and there were side yard setback, rear yard and front 
yard setback issues.   
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Close public hearing. 
 
Commissioner Holman said that it was her understanding that a curb cut application would have to be obtained.  She asked 
the recording secretary to explain the circumstances to the original property split.  Carol Foote explained that the original 
property split request was denied by the Zoning Board of Appeals in 2002.  An appeal was filed in Circuit Court and a 
consent judgment was filed.  It was understood that two parcels would be created and each of the resulting parcels would 
contain non-conforming structures and uses.  Any future additions, buildings or structures would comply with the 
provisions of the Zoning Ordinance. 
 
Commissioner Usiak reported that the committee did quite a bit of investigation on the request.  Williams and Works was 
consulted and asked to review the request.  The committee recommended the approval of the special land use. 
 
Commissioner Usiak made a motion to approve the request for a special land use for an expansion of a non-conforming 
structure in order to construct 624 square foot attached garage at 802 W. Pere Marquette St., seconded by Commissioner 
Neushwander.  Motion carried:  six yes – one no by Commissioner Holman. 
 
To consider proposed text changes to Ludington Zoning Ordinance #23-00, Day Care Facilities. 
 
Commissioner Holman told the Commissioners that it had come to her attention that the definitions in the proposed text 
may not conform to the State.  Commissioner Holman made a motion to refer the proposed text changes back to the 
committee, seconded by Commissioner Usiak.  Motion carried unanimously.      
 
UNFINISHED BUSINESS: 
Comprehensive Plan:   
Commissioner Moloney reported that the Building and Licensing Committee tabled the Rental Registration Ordinance for 
six months.  There will be a follow-up meeting at the time.  Commissioner Olmstead asked what the concerns were.  
Commissioner Moloney stated that it was nothing out of the ordinary.  He said that he was going to research the criteria for 
grant money and how formal the Rental Registration program would have to be set up. 
 
Text Changes: M1 and M2:   
Commissioner Holman reported that the committee would bring something to the Commission in December.   
 
NEW BUSINESS: 
None 
 
SITE PLAN REVIEW REPORT: 
None 
 
COMMENTS AND COMMUNICATIONS: 
Schooner Pointe:  City Manager John Shay said that the City has met with potential developers.  At this point, they are 
waiting for a revised plan to be submitted. 
 
Commissioner Olmstead read a letter from Keith Kolfage requesting a meeting to discuss possible redevelopment of his 
property at 717 E. Ludington Ave.  A meeting has been set with Mr. Kolfage for November 16.   
 
Commissioner Usiak handed out a newspaper article regarding condominiums in Muskegon. 
 
ADJOURNMENT: 
Commissioner Holman made a motion to adjourn the meeting at 7:30 p.m., seconded by Commissioner Usiak.  Motion 
carried unanimously.   
 
Respectfully submitted, 
Carol Ann Foote, Recording Secretary 
 
 
 
_______________________________ 
Clay Olmstead, Vice-Chairperson 








` 
CITY OF LUDINGTON 


PLANNING COMMISSION 
MINUTES 12/11/06 


 
A meeting of the Ludington Planning Commission was held on December 11, 2006.  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 Clay Olmstead, Vice-
Chairperson. 
 
ROLL CALL:  The roll call showed the following results: 
Present,  Joyce Usiak, Alan Neushwander, Kaye Holman, Clay Olmstead, Joe Moloney, Bill Loforte and Robert Garrett 
 
Absent:  Jerry Ponko, excused and Tom Coleman, excused 
 
Also Present: Recording Secretary, Carol Ann Foote and City Manager, John Shay  
 
AGENDA APPROVAL:  
Commissioner Usiak made a motion to approve the agenda, seconded by Commissioner Holman.  Motion carried 
unanimously.   
 
PUBLIC COMMENTS: 
No public comments 
 
Close Public Comments 
 
APPROVAL OF MINUTES: 
Commissioner Holman made a motion to approve the minutes of the November 6, 2006, seconded by Commissioner 
Moloney.  Motion carried unanimously. 
 
PUBLIC HEARINGS: 
No public hearings 
 
Close public hearing. 
 
UNFINISHED BUSINESS: 
Text Changes Daycare: 
Commissioner Holman explained the proposed text changes to define day car facilities.  She said that Councilor Castonia 
was concerned about some of the language that the text committee had put together.  She explained that they had the State 
language was word for word like theirs.  The current language is not as definitive as the proposed.  She pointed out that they 
had also worked with William and Works to define the language better.  She said that Councilor Castonia did not think that 
day care facilities should be special land uses.   
 
Commissioner Moloney asked what the text would look like in form.  Commissioner Holman told him it would be exactly 
as it was.  Commissioner Olmstead stated that they were proposing new sections and defining each section.  Commissioner 
Neushwander asked why a group day care would be a special land use.  Commissioner Olmstead said that a group day care 
would be bringing a lot of children into a neighborhood.  Commissioner Holman stated that she was comfortable with it 
being a special land use.  Commissioner Usiak commented that if a daycare was operating with 6 to 12 children, it should be 
brought to someone’s attention.   She said that she would be comfortable with it as a special land use.  Commissioner 
Loforte said that he would have a problem with a neighbor having a day care with more than six children.  He said that it 
should be a special land use.  Commissioner Holman stated that when a day care facility accepted state aide, the state would 
have someone inspecting them.   
 
Commissioner Moloney made a motion to send to City Council with a recommendation for approval, proposed text changes 
to the Ludington Zoning Ordinance #23-00, Day Care Facilities, seconded by Commissioner Holman.  Motion carried 
unanimously.   
 
Comprehensive Plan:   
Commissioner Holman reported that Mayor Henderson made a suggestion that the Planning Commission take a look at the 
Comprehensive Plan in regards to the standards set in the Waterfront Maritime 1 and 2 districts.  He thinks that maybe the 
density should be lowered.  Commissioner Holman said that there will be nothing done at this time. 
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Text Changes: M1 and M2:   
Commissioner Holman reported that the proposed text changes had been referred back to them by City Council.  She said 
that there had not been any changes to this district since 1972.  The committee took out some things that they thought would 
not be a good idea to have in the City.  There was a lot of house cleaning.  She also presented a spreadsheet that would 
make it easier to understand the changes. 
 
Commissioner Holman made a motion to send to City Council with a recommendation for approval, proposed text changes 
to the Ludington Zoning Ordinance #23-00, Article 400.9, M-1, Article 400.10, M-2 and Article 900.2, General Provisions, 
seconded by Commissioner Usiak.  Motion carried unanimously. 
 
The January 2007 meeting was set for Tuesday, January 9, 2007 at 7:00 p.m. 
 
NEW BUSINESS: 
Article 500.17, Membrane Covered Structures: 
Commissioner Holman read the proposed changes to Article 500.17, Membrane Covered Structures.  She then read the 
definition of such structures from the Michigan Building Code.  Carol Foote explained to the Commission that there had 
been complaints of this type structure being erected around town.  There was an enforcement issue with these structures.  
The Commissioners discussed possible problems with the text such as screen houses, tents and construction tents.  
Commissioner Olmstead stated that there still should be tweaks in the proposed language. 
 
Commissioner Moloney made a motion to refer the proposed text back to committee, seconded by Commissioner Garrett.  
Motion carried unanimously. 
 
SITE PLAN REVIEW REPORT: 
None 
 
COMMENTS AND COMMUNICATIONS: 
Commissioner Loforte handed out newspaper articles regarding rental registration plans.  He pointed out a phone number on 
one of the articles in case anyone needed additional information.  Commissioner Moloney stated that he had researched 
rental registrations and presented it to the committee.  The building inspector asked for six months to see how the 
enforcement stood and the committee agreed.  Commissioner Moloney said that he would research the amount of money 
other municipalities have received in state grants.  
 
ADJOURNMENT: 
Commissioner Moloney made a motion to adjourn the meeting at 7:55 p.m., seconded by Commissioner Holman.  Motion 
carried unanimously.   
 
Respectfully submitted, 
Carol Ann Foote, Recording Secretary 
 
 
 
_______________________________ 
Clay Olmstead, Vice-Chairperson 





