
	Meeting of November 17, 2008
Call to Order
Roll Call
**MOTION
Meeting Attendance
Consent Agenda
**MOTION
Comments on Non-Agenda Items
Reports of Officers, Boards and Standing Committees
Unfinished Business

New Business

Charlevoix County Planning presentation of the draft County Future Land Use Plan
Conditional Use and Development Plan Review for Kirtland Products, LLC 
**MOTION
**MOTION
Adopt 2009 Meeting Calendar
**MOTION
Referral of proposed  amendment to article  21.17 back to the Planning Commission by the City Commission
**MOTION
Harborage Heights Sign

Illumination

**MOTION
Staff Report

Good of the Order

Next Meeting

Adjournment

**MOTION

	Approved:  December 15, 2008
RECORD OF THE PROCEEDINGS OF THE REGULAR BOYNE CITY PLANNING COMMISSION MEETING HELD AT BOYNE CITY HALL, 319 NORTH LAKE STREET, ON MONDAY, NOVEMBER 17, 2008 AT 5:00P.M.

Vice Chair Neidhamer called the meeting to order at 5:00 p.m.



Present:  Gretchen Crum, Jerry Douglas,  Chris Frasz, Jane MacKenzie, Tom Neidhamer, and Joe St. Dennis
Absent:   Dan Adkison, George Ellwanger, and Jim Knurick
2008-11-17-02
Neidhamer moved, St Dennis seconded, PASSED UNANIMOUSLY a motion to excuse the absences of Adkison, Ellwanger and Knurick. 



City Officials/Staff:   City Planner  Scott McPherson, City Manager  Mike Cain, City Commission  Mike Cummings and Recording Secretary  Pat Haver
Public Present:           There were nine member(s) of the public present.



2008-11-17-03A
Douglas moved, MacKenzie seconded, PASSED UNANIMOUSLY a motion to approve the consent agenda. 

a. Approval of the October 20, 2008 Planning Commission minutes as presented.
b. Illumination of Harborage Heights Sign was pulled and moved to item 7G.


None


Planning Director McPherson indicated the Sign Committee had recently met with different downtown businesses; they had a productive session, with a lot of good input.  The Sign Committee will reconvene in the next couple of weeks, implement some of the ideas, and bring them back to the Planning Commission for recommendations. 


None
Dennis Jason and Mike Buttigieg, members of the Charlevoix County Planning Commission were on hand to ask this board to review and make any recommendation to the proposed draft Charlevoix County Future Land Use Plan.  The County Board would like to finalize their plan in January/February of 2009.  They are asking all governmental agencies to review and make comment.  This plan will be a working tool for the board to use county wide.  The draft plan can be viewed on the county website:  www.charlevoixcounty.org.  The city planning board will review and have agreed to place this on the December agenda for discussion.



Planning Director McPherson gave his staff report. Arete Industries Inc. has submitted an application for Development Plan Review and Conditional Use for Kirtland Products LLC to manufacture wood fuel pellets. The proposed use would be located at 1 Altair drive at the Arete Industries building owned by Tupper Enterprises LLC. The property is zoned Planned Industrial District (PID). The property is a square 10 acres and the exiting building on the property is 48,000 square feet. The parcel is mostly flat and cleared with some trees along the western edge of the property. Adjacent to the north of the property is the airport that is zoned Community Service. To the west of the parcel is zoned Regional Commercial\Industrial and the property is adjacent to parcels owned by Boyne Area Gymnastics, GCC Enterprises and St. Matthew’s Church. 

The proposed use would manufacture wood fuel pellets from wood chips that would be delivered to the site. The chips would be stockpiled, dried and milled outside and then transported inside to be pressed into pellets and packaged for shipment. Because of the outside activities on site the use is considered a conditional use. The proposal was presented to the EDC\LDFA on November 10, 2008; however the parcel is not within the boundaries of Phase I or II of the Air Industrial Park and is not subject to deed restrictions.
The proposed use meets ordinance requirements in regards to setbacks, lot coverage, height, and parking and loading. The primary concerns that staff has with the proposed use is that of noise and visual impact. The process will have several pieces of equipment outside that will produce noise. Of the outside equipment the milling machine produces the most noise and to abate this noise of the machine the applicant has proposed to enclose the equipment in a decoupled building. The applicant has provided estimates that the noise from the enclosed equipment would be approximately 24 decibels at the property line. The visual impact of the use will be from the outside equipment and storage of materials and the lighting that will be used. It is proposed that the plant will operate 24 hours a day and it will be necessary to illuminate the site. A specific site lighting plan has not been developed. Prior to the issuance of a zoning permit a site lighting plan needs to be approved. In addition to illumination, some landscaping should also be required. Screening of the north property line should be required with staggered rows of evergreen trees. To help the buffering and screening a berm should be installed if possible. 

The proposed use will also require approvals from several other agencies. Air quality permits will be required as well as approval from the FAA for the height of the stack. A soil erosion permit and storm water plan will be required to be reviewed by the County Drain Commissioner. 
The manufacture of wood pellets is not specifically listed in the PID district but uses with very similar characteristics are listed. Section 14.30 (O) states: Other industrial uses not specifically stated or implied elsewhere which, in the determination of the Planning Commission, are similar to the principal permitted uses provided herein, and in harmony with the character of the District and the purpose and intent of this Article and the Comprehensive Plan of the City. In section 14.30 Conditional Uses the following uses are listed:

G. Millwork lumber and power saw and planing mills. 

K. Outside storage of materials

If the Planning Commission determines the use is similar and in harmony with permitted use in the district, the planning commission needs to review the conditional use standards of approval criteria listed is section 2.70 and the development plan approval criteria as listed in section 19.40.

Tom Monley, Leon Tupper, and Mark Lange from Kirtland Products were on hand to answer any questions, and after a brief overview of the site, and the hopes to create 60 to 75 jobs, Mr. Monley turned the floor over to Mark Lange for the presentation.  During the slide presentation (the exact format of the proposal that was provided in the agenda packets), Mr. Lange made a few additional comments:
· A couple of corrections to the staff report.   The square footage of the current building is 66,900 square feet, and not the 48,000 square feet indicated, and the proposed abatement berms would be on the south side of the building, and not on the north side.

· No additional size increase for the sign, they anticipate the same as the current operations sign,

· There has not been an engineered lighting plan.  The directional signs will be for operations only,

· There has not been a grading plan engineered yet,

· The circle of chips must be on asphalt

· Retention ponds may need to be redesigned,

· Proposing a berm on the west side (closest to St. Matthew’s Church), and the south side, unsure as to the height

· They will not allow wet wood to ferment.  It will be turned over for stock materials every couple of days, they plan on working 5 days and upwards to 7 days, so hoping turn over will be quick.

· Proposing relative construction outside to begin April 2009, inside possibly earlier.  The goal is to have production begin mid summer 2009, and have products to customers and retail before the 2009 heating season.

· We have options into the FAA for placement of the smoke stacks.  Preferred location is next to the building somewhere at 35 ft in height, another possible location is closer to the south property line at 58 ft.

Public Comment opened at 6:03 p.m.

Mike Buttigieg - do you have a night sky initiative? A storm water retention plan, possibly you could do a rain guard pond.

McPherson – The current lighting standards are what will be followed.  The city follows the county storm water ordinance, and as far as the rain guard pond, I don’t have any information on them, but the Tip Of the Mitt maybe able to help
John McCahan – The sound graph provided, is that for inside the buildings?

Mark Lange – We will be erecting a decoupling enclosure around the equipment, or may move the louder pieces into the building.  You can be assured that we will abate the noise as much as possible.

McCahan – What time will the trucks arrive during the day?

Lange – The wood operations will happen during the day light hours.  A couple of the later trucks could arrive well after dark, maybe in the summer up until midnight.  We are using stock from a 75 mile radius.

City Manager Cain – The airport board has a couple of concerns that I would like to share; (1) stack heights and (2) the vapor production, will it obscure any of the runway?  I would like to share a couple of additional concerns:

· I am unable to envision size of the chip pile, I see width and length, not height,

· What is the time frame that the chips will remain in the pile,

· What is the noisiest piece of equipment,

· I understand the preference in the stack placement is closer to the building, if the south side location is needed, will the tube that is planned close to the property line, be buried so that emergency equipment can access from the South?

Lange – The vapor will be larger and taller in the winter due to the air structure, comparable in size to Lexamar, it will be double the size.  The pile size will be approximately 200 ft in diameter; we are unable to determine the height at this time.  However, the product will be turned over quickly.  The front end loader will be the noisiest piece of equipment, the back up indicator bell.

Denny Jason – If you have to clean the stack down to asphalt, it can’t be too high, as you indicate a quick turn over 

With no further public comments, closed at 6:14 p.m.

Board Discussion/Deliberation
Crum – Because this is a public hearing, the notices were sent out, have you received any comments?

McPherson – The 300 ft notice was sent out, and I have not received any comments.

St. Dennis – We don’t have a landscape plan with berm placement, these will help determine noise levels or a lighting plan, how are we going to decide?
Crum – Before we get to the decision on the development plan, we need to go through the Conditional Use Plan to see if they even meet the criteria of the zoning district. 
Neidhamer – Let us go through the Conditional Use Plan findings of fact

Frasz – The development plan findings of facts “O & P” specifically address the berms, landscaping and lighting.
At this point in the meeting, the Conditional Use Plan findings of fact were examined, and based on the findings under 2.70, the plan is compatible with other uses in the district.  (See results attached to the minutes)

Vice Chair Neidhamer facilitated the discussion on the Development Plan Review.  (See results attached to the minutes)

2008-11-17-7B – Development Review Plan
With no further discussion, Motion by MacKenzie, seconded by Crum for preliminary approval of the Development Plan for Kirtland Products, LLC as presented (11/17/08) with the conditions noted.  The final plan to come back to the Planning Commission for approval.
Roll Call:

Ayes:  Crum, Douglas, Frasz, MacKenzie, Neidhamer, and St. Dennis 
Nays:  None
Absent:  Adkison, Ellwanger, and Knurick
Motion Carried
2008-11-17-7B – Conditional Use
Motion by Crum, seconded by St. Dennis based on the findings of fact for the conditional use, the plan is similar to the principal permitted uses for the district, the plan meets all criteria, so to recommend as a conditional use.
Roll Call:

Ayes:  Crum, Douglas, Frasz, MacKenzie, Neidhamer, and St. Dennis 
Nays:  None

Absent:  Adkison, Ellwanger, and Knurick
Motion Carried


The 2009 meeting calendar was supplied in the agenda packet.  The schedule for the planning commission is the 3rd Monday of each month.
2008-11-17-7E
MacKenzie moved, Frasz seconded, PASSED UNANIMOUSLY a motion to approve the 2009 Meeting Calendar.


At the last City Commission meeting the proposed amendment language was referred back to the Planning Commission in order to give the Planning Commission the opportunity to review the comments submitted from Alaina Zanke-Jodway on August 26, 2008. The comments have been attached to the agenda for your review.  Planning Director McPherson believes the language is sound, and legal council has no concerns with the new language proposed.
Board Discussion
Questions were asked about the language and the reason for returning this to the Planning Commission by the City Commission.  It was felt that the Planning Commission should have the opportunity to review the comments submitted in August.
2008-11-17-7F 
After reviewing the attached comments and discussion, MacKenzie moved, St. Dennis seconded to refer to the City Commission recommending section 21.17 as written, with no changes.
Roll Call:

Ayes:  Crum, Douglas, Frasz, MacKenzie, Neidhamer, and St. Dennis 
Nays:  None

Absent:  Adkison, Ellwanger, and Knurick
Motion Carried


This item was pulled from the consent agenda, and presented now for public comment and board discussion.  There was no public in attendance at this time for comment.
Planning Director McPherson gave his staff report.  The applicant is proposing to use external illumination on both sides of the existing entrance sign for Harborage Heights at 701 W. Division St.  Exterior signs that are illuminated require Planning Commission review.  

A photo showing the existing sign, including a sketch showing the approximate height and location of the proposed flood light was attached in the agenda packet.  Also included is a catalog page showing the properties of the proposed fixture.  
The light fixtures are upward facing, but hooded to minimize light spill.  The proposed lights are 35 Watt floodlights.  
Board Discussion
Frasz –I requested to have this item pulled from the consent agenda, so that I can briefly advise that the sign committee has spent a great deal of time on lighting.  We, as a board in the past have proposed downward lit signs only, this proposal is for an upward lit sign, which is shielded to minimize light spill.  I do like that it is only 15” above the ground, and is directly aimed at the sign, this should decrease any spillage.  If we authorize this one, what about others in the future?

Neidhamer – Does it meet all the lighting standards?

McPherson – Yes, it meets them all as proposed.

2008-11-17-7G 
With no further discussion, motion by Frasz, seconded by Douglas to approve the lights for the Harborage Heights sign with conditions.  No light spillage allowed, and it must be reviewed by staff once installed.

 Roll Call:

Ayes:  Crum, Douglas, Frasz, MacKenzie, Neidhamer, and St. Dennis 
Nays:  None

Absent:  Adkison, Ellwanger, and Knurick
Motion Carried

 None


Discussion on the allotted time that it would take to view the DVD presentation of Planners moments, Unit 1 Introduction to Smart Growth and Unit 2 Affordable Housing.  Along with reviewing the Boyne City Comprehensive Plan, Chapter 7 – Energy and Smart Growth (Agenda items 7C and 7D), after board discussion, it was decided to have everyone watch the video on their own time, and prepare for discussion in December.  There are copies of the DVD in Scott’s office, and you should also be able to view it on line.  
Frasz – Expressed his disappointment that the Planning Commission did not have any input into the lighting at the memorial at Veteran’s Park.  The board indicated that because the Planning Commission did not have any input on the lighting, it is upward lit, against the Ordinance.
McPherson – Mike Wiesner, Director of the DPW was the staff liaison on that project, changes were made after the finalization of the plan.

Douglas – Could they use less wattage?  I will be in attendance at the Joint Boards meeting; I will bring it up then, to see why the decision was made without Planning Commission input.
Joint Boards Meeting, to be held on December 2, 2008 at 6:00 p.m. in the Auditorium at City Hall.  It has been requested that each board have a representative in attendance, although it does not need to be the chair.

MacKenzie left at 7:16 p.m.


The next regular meeting of the Boyne City Planning Commission is scheduled for December 15, 2008
2008-11-17-10

Crum moved, St Dennis seconded, Passed unanimously a motion to adjourn the meeting at 7:19 p.m.


                                                                     ____________________________






            Pat Haver, Recording Secretary
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