
LUDINGTON CITY PLANNING COMMISSION 
SPECIAL MEETING 

APRIL 18, 2000 
 

 
The regular meeting of the Ludington Planning Commission was held on April 18, 2000.  The meeting 
was held at the Ludington Senior Citizen Center, 308 S. Rowe St., Ludington, MI and was called to 
order at 7:00 p.m. by Chairman John Henderson. 
 
ROLL CALL: The roll call showed the following results:  
 
Present: Commissioners: Tom Coleman, Ron Sarto, Kaye Holman , John Henderson, Marge 

Carlson, Paul Peterson, Frank Marrison, Jack Ereon, and Jack Scott. 
 
Absent: None 
 
Also Present: Bldg. Insp./Zoning Administrator John Healy, City Attorney Roger Anderson and 

Recording Secretary Carol Ann Foote. 
 

                 AGENDA APPROVAL: Commissioner Coleman made a motion seconded by Commissioner Marrison 
to approve the agenda with the two issues in reverse order.  Motion carried unanimously. 

 
PUBLIC COMMENTS & COMMUNICATIONS:  
 
Bill Brown, 110 W Melendy, What I would like to see is when proposals come in, ask the question, 
what is the maximum number of units that will be built on a block.  So that way, it will give the public a 
good idea of what you will need. Parking, retail, etc.  A lot of the hassle that goes on in these meetings 
would be answered if you know the absolute total number.  People would have a better idea of what is 
going on. 
 
Edna Del Zoppo, 701 N Lakeshore Drive, I am opposed to the height.  I don’t want to see another 
Miami Beach.  You couldn’t even see the Ocean on Miami Beach.  Everything is all just for the hotels, 
and I don’t want to see that happen to Ludington.   
 
Stephanie Sundholm, 805 E Filer St., My concern is that our beautiful little town would be sacrificed to 
these multi-story buildings and would change everything. 
 
John Riedl, 202 N Robert St., I have walked in the new park area.  It is plenty open to the public and 
when I look around, I don’t have to look at those old buildings that are between Rath and James Street.  
They have beautified that a lot down there, thank God for tall buildings. 
 
Budde Reed, 627 N Lakeshore Drive, During my 7 1/2 years on the Waterways Commission, I visited 
over sixty ports around the peninsula of Michigan.  I have watched many communities make a lot of bad 
decisions and saw a lot of bad development.  One of the good fortunes that Ludington had was an 
incredibly valuable piece of property that sat idle for a long time.  As we moved forward we had a vision 
for a second marina.  There was a lot of skepticism about it.  In the first year the new marina was full , 
the old marina was profitable.  These gentlemen were the only bidders on the property.  To get 
developers who have developed this in a first class way, people don’t realize how lucky we are.  From 
the literature I have seen, these people will be paying five million in taxes.  That is another blessing for 
our community.  I would urge the Planning Commission to move forward.  This is a whole package that 
we’re doing here, and thank God we have first class developers.   
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John Taranko, 702 W Loomis, I am in support of the development.  Looking out my windows, through 
the years, it is refreshing to see a basically industrialized section, that had been leveled in some areas, 
become something grand to look at, income generating for the City and a wonderful public area now.  I 
am in support. 
 
Beverly Comstock, 1003 Lawndale St., Why are you going four stories high, when you can go two?  It 
would make it look a lot better, not like a sore thumb.  The one now is fine where it is, but it looks like a 
big overgrown barn.  This is not the East Coast; this is Ludington, Michigan.  I don’t think we need 
another 4 story block building.  I think that is way out of line.  
 
Tex Smith , 909 Holly Lane, My wife and I walk around the Coast Guard Station and down Loomis 
Street everyday.  We looked at what was there and if you remember the stone pile that was there, it was 
probably taller than four stories.  The view to us is greatly improved.  I think the waterfront plan is being 
followed. 
 
Alex Zaydel, 1449 Maryiln, I am looking at making this town my home, long term.  I want to give my 
blessing to the people and developers that want to make this city something.  When I came here there 
was no development; no marina and I had a difficult time enticing people to come to work at Pandrol 
Jackson.  In the past 5 or 6 years, this town is being put on the map.  This kind of development is 
necessary for this town.  This is an opportunity for this city to grow in an appealing manner.  Four 
stories are not excessive.  Four stories are pretty much the norm all around the country.  I think we 
should go forward with this. 
 
Dave Betz, 708 St. Paul, I have probably had more exposure to the downtown area than most people in 
this room.  I get a feeling that some of the downtown people are somewhat opposed to the millions of 
dollars that these gentlemen are contributing to the City to build this complex.  I think this complex is 
only going to add to our downtown retail community.  Tax dollars are being generated and this will 
increase city services.  I cannot see how this will devalue property.   
 
John Reed, 818 E Foster St., I would like to say thank you to the Planning Commission for taking time 
to listen to all of our pros and cons. 
 
Tom VanBuren, Westshore Bank, Businesses should be tickled to have this development there.  I think 
it is a great thing.  Height is not material.  If property values go down, it would be a new phenomenon.  
We are all paying full fare on taxes.  There are no tax abatements.  There will be a lot of  tax revenue 
generated.  The property that was not on the tax rolls will be generating income. 
 
Sue Russell, 807 E Ludington Ave, I believe I am pro-active when it comes to development.  I think 
everything is very beautifully done.  My major concern is height.  When looking from the water, it looks 
good.  When driving on the back streets, it blocks some of what I am used to.  What are you going to 
sacrifice? 
 
Gary Castonia, 809 E Danaher, Before, there was a boat warehouse, run down houses, a stone pile. 
If this don’t look better than that, I don’t know what does, and we are getting a bigger tax base.  I don’t 
see what the argument is about.   
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Mike Payment, 111 W Ludington Ave, I still like the old cowboy movies from the forties, with all the 
rough scenery.  I think it is time to let that go. The developers have done a beautiful job down there.  I 
think it will do nothing but help business downtown.  I would just like to applaud them. 
 
Dick Scott, 7351 Juanita, I was a member of the DDA when they started the project downtown.  I think 
this project ties in with that project.  It enhances the City.  It adds a dynamic to the City we have not had 
before.  The height is a minor point.  If it is 30 feet or 70 feet, what difference does it make?  I think it is 
a project that should go forward. 
 
Edna Del Zoppo, 701 N Lakeshore, I want to clarify, I am not against the project.  I am against the 
height.  We don’t need another Miami Beach here. 
 
Bill Brown, 110 W Melendy, I think that if you give one a variance, you should give it to all.  Just 
change the height, make the waterfront height 96-100.  Make the rules the same for everyone.  Then I 
won’t have a problem. 
 
Tex Smith, 909 Holly Lane, I just think that the construction being done is being run very well.  It is 
neat and clean. 
 
Public Comments Closed. 
 
MINUTES: Commissioner Coleman made a motion to approve the minutes of the April 4, 2000 
meeting, with corrections, seconded by Commissioner Holman.  Motion carried unanimously. 
 
PUBLIC HEARINGS:  None 
 
 
UNFINISHED BUSINESS:  
 
To consider a request from Ludington West LLC for a special land use for buildings over 35 ft. high and 
a special land use for retail use in the W (Waterfront) district at the following described property:L-618 
unplatted beg at intersection of S line of Loomis St with W line of Robert St, th S'ly on and along W line 
of Robert St 300 ft ton line of Filer St, th W’ly on & along N line of Filer St 300 ft to the E line of 
William St, th N'ly on & along E line of William St 300 ft to S line of Loomis St th E'ly on and along S 
line of Loomis St 300 feet to point of beg. 2.066 acres  also known as 201 S William. 
 
Cal Prins, Prins Construction, 8545 Washington Ave, Ste. 300, Holland, Michigan, presented the 
proposal to the Commission.  He explained the heights that they were asking for.  He pointed out the 
different sections of the proposed building and the exact height that they were proposing.  He then 
explained the spot that they would start from to determine height.  Mr. Prins pointed out that the garage 
space was on the same level, in the back of the building. 
 
Sue Russell, 807 E Ludington Ave, asked Mr. Prins what the height of the current building was.  Mr. 
Prins explained that to the peak of the roof it was 50 ft.  She asked about the section along William St.  
He said that it would be 50 ft. 



 
 
Page 4 
Planning Commission Minutes 
4/18/00 
 
Martha Hamilton, 707 Danaher, I am afraid that if you start letting people go this high here and that high 
there, what are you opening yourself up for in the future. 
 
Commissioner Coleman explained that as stated that the 35 ft, as referenced in the Ordinance, comes to 
the top of a flat roof or half way up a pitched roof.   What we asked these gentlemen to do is talk about 
peak height, or where the sky hits the shingles.   
 
William Kratz, 114 Woodlawn Dr, Would like to start by stating, many communities would be envious 
of the quantity and quality of the development in this community.  Mr. Kratz presented a picture of the 
old Watchcase building and the surrounding area to show some of the aesthetics on the waterfront just a 
few years ago.  He highly endorses many of the comments made earlier.  He thinks that the height of the 
Watchcase building was approximately 40 feet.  The Waterfront Master Plan that was conducted in 1996 
and 1997 was an effort to effectively plan for some of the Waterfront development that we are seeing.   
It was strongly voiced and planned for to maintain public access to the Waterfront.  They did not want to 
see gated types of private sector developments that would prevent the public to access the shoreline.  
Mr. Kratz talked about the tax base of the Harborview Marina, West Shore Bank, etc.  He said that this 
would generate thirty million dollars in private sector taxes.  That will benefit everyone.  He is in 
support of the quantity and quality of what was occurring.  The height issue is something that the 
community can certainly live with. 
 
Bill Loforte, 207 Gaylord, When he came to Ludington to make his home twelve years ago, there was 
nothing to be proud of.  He helped build the playground.  He has talked to people at the playground, and 
many out-of-town people are impressed with Ludington.  He does not think that four stories is obtrusive.  
He feels that Ludington is something to be proud of now. 
 
Leslie Russell, 807 E Ludington Ave, The Waterfront project, as it is being developed, has been a 
tremendous benefit to the community.  The concern I have is, although Ludington is a progressive 
community, it also has put in effect an Ordinance that is compatible with the areas being developed.  
The development going on is going to have an impact on development that will go on around it.  At 35 
ft. there was some thought that went into that Ordinance.  To turn around and change these things on 
such a grand scale brings up the question, can I go ahead and do this in other areas of the Waterfront? 
 
Ray Cummins, 6161 N. Jebavy Dr., I was in an educational workshop with other members of visitor and 
convention bureaus from all over the state of Michigan.  During the breaks, I was ascended on by other 
CVC directors and asked, “What is going on in Ludington.”  A lot of this was brought on by coverage of 
Ludington in a Leisure and Travel section on March 26.  They  wanted to know what it took to get that 
kind of development going in the community.  When you look at the picture that Bill Kratz is passing 
around, and you see what is being proposed for the Waterfront development, you don’t need to be a 
rocket scientist to figure it out.  
 
Stephanie Sundholm, 805 E Filer, I want to say be careful.  We like Ludington, we like seagulls, 
obviously, we are outnumbered.  The reason people come to Ludington, is the Waterfront.  Cover 
Ludington with high things like Miami, Myrtle Beach, and Saugatuck and you will turn us into the 
same.  Long ago, motels were only able to build one story.  Now look what has happened.  We are going 
4 & 5 stories high, I just want you to be careful.   
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Marion Riedl, 202 N Robert, The only way everyone in the City of Ludington is going to have a view of 
Lake Michigan and the harbor, is to level the town. 
 
Tom Carlson, 7053 Abrahamson Rd, I have been to several City Council meetings, and at first the 
biggest concern was they were not getting enough money for this property.  This property is going for a 
million dollars.  You are paying for height.  If you are going to limit to two stories, your also going to 
limit the money the City will get for that property.  If the City wants the best dollar for the property, you 
have to go more than two stories. 
 
Tex Smith, 909 Holly Lane, The whole structure will bring revenue to Ludington, so everyone can 
recondition their property. 
 
John Reed, 818 E Foster, The best part of what they have done is not block the view to the Lake.  You 
just have to get out of your car and walk on the sidewalk.  It looks very nice and professional. 
 
Budde Reed, 627 N Lakeshore Dr., I think the best kept secret of our 3 ½ acre park is the bandshell.  2-4 
thousand people can get in the bandshell.  The best is yet to come.   
 
Beverly Comstock, 1003 Lawndale, With this bandshell and all the activity that will be coming there, 
where are the people going to park?  It’s fine to have all this, how long will we keep Stearns Park? 
 
Alex Zaydel, 1449 Marilyn- Mr. Zaydel told the audience that he had been shopping downtown on 
Friday.  A business owner had received a copy of a letter from the Downtown Business Association and 
was furious.  The business owner said that he was not part of that at all.  Mr. Zaydel thought that this 
was a singular occurrence, but in entering another store, the same thing erupted.  Mr. Zaydel  read the 
letter and commented on the statements that were made in the letter.  He felt that the statement regarding 
conflict of interest was a terrible statement to make.  The City is trying to progress and move forward. 
 
John Steinbech, 115 S James St., He attended the Downtown Business Association meeting and did not 
think that the letter that was circulated was meant to be negative. 
 
Close Comments 
 
Waterfront Committee Report:  Commissioner Sarto explained that the adhoc committee had met 
several times in the last four or five months.  It was determined that there were five or six areas to be 
looked at a little differently.  He explained the different areas.  He said that the 201 S William project 
would be a good transition into the CBD.  One of the things they have been talking about is visual 
access.  There may be less height in some area and more in others.  They have reviewed this project and 
feel that it fits into what they are talking about. 
 
Commissioner Coleman stated that he also served on that committee.  He stated that with the adhoc 
committee, they were trying to be careful.  Concerning Mr. Bill Brown’s comment, they would like to 
get to the point where we do not have to issue many special land uses.   
 



Special Land Use Committee:  Commissioner Sarto reported that the SLU committee had met and 
basically did not come up with a conclusion.  Commissioner Henderson stated that they did decide to 
bring it back to the board.   
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Commissioner Coleman said that democracy was a messy business.  That is why we called a Special 
meeting.  We invite you to our once a month meetings.  We have talked about this for four or five 
months.  It is nothing new.  Change is always hard, whether good or bad change.  This is a big change 
for Ludington.  Change is going to happen.  It is up to this board to manage this change.  We need to be 
careful, but we need to do something with the land.  One issue is height.  We are talking a 5-6 ft 
difference in this case.  In my mind, this is a good change. 
 
Commissioner Holman said that she has had twelve phone calls.  She asked people the question what do 
you want?  Nobody can say. 
 
Commissioner Scott said that 15 years ago discussions started in earnest.  It gained momentum and 
grew.  This project has been well thought out.  I urge you to go forward. 
 
Commissioner Sarto stated that he was personally impressed with the park.  I cannot see anything bad or 
detrimental.  I agree with Commissioners Coleman and Scott.  It will revitalize the area. 
 
Commissioner Ereon agreed with Commissioner Sarto.  He said the 35 ft. was just a guideline.  This is a 
good project. 
 
Commissioner Henderson stated that there was no doubt what beautiful things the developers are doing.  
I do have a concern when you start to sprawl into blocks.  From my point of view, I do want the projects 
to go forward, but we do need to be careful.  I am not in favor of the height.  If we are looking at smaller 
buildings going upward, I am more in favor of that. 
 
Commissioner Ereon made a motion that the project at 201 S William St. be allowed to go to  85 ft as 
drawn in their blueprints.  There was no second to this motion. 
 
Commissioner Coleman made a motion to approve the special land use at 201 S. William St. with the 
stipulation that the building be to the height as presented in the plans and letter dated April 12, 2000 and 
if any changes are to be made in the proposed development, it will return to the Planning Commission 
for review and that retail be allowed.  The plans and the letter will be a part of the official minutes.  
Seconded by Commissioner Peterson.  A roll call vote was taken.   
Yes: Peterson, Holman, Ereon, Sarto, Scott, Coleman, Marrison 
No:  Henderson 
Abstained: Carlson 
Motion was carried, seven yes, one no, and one abstained. 
 
To consider a request from Ludington West LLC for a special land use for buildings over 35 ft. high in 
the W (Waterfront) district at the following described property: section 15, t18N, r18W beginning at S 
1/4 corner of sec 15, th N 00 deg 09 min 56 sec W alg N & S 1/4 line 535.88 feet to point of beginning, 
th N 20 deg 57 min 42 sec W 207.37 ft, th S 88 deg 36 min 25 sec W 261.35 ft, th S 25 deg 32 min 05 
sec E 239.10 ft, th S 38 deg 11 min 48 sec E 177.47 ft, th N 88 deg 36 min 25 sec E 211.58 ft to a curve 
to rgt whose characteristics are rad = 692 feet, long chord N 28 deg 37 min 52 sec W 185.46 feet, delta 



= 15 deg 24 min 07 sec, thence alg curve 186.02 feet to point of beginning. also known as 602 S Rath 
Ave. 

 
Cal Prins, Prins Construction, explained the proposed project at 602 S Rath Ave.  He said that there 
would be twenty-one condos on the southside of the marina.  They are asking for 6ft. over the 35  
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allowed.  The maximum height will be 48 ft.  The project will be parallel to the marina.  He pointed out 
a pie-shaped piece of land that was owned by the State of Michigan that would stay open.  From the 
front of the condos there is 530 ft. of open space.   
 
Commissioner Coleman asked Mr. Prins to explain the elevation of the project.  Mr. Prins said that the 
elevation would start at the backside of their gas house pumping station which would be about 2 ½ feet 
from the curbside on Rath Ave.   
 
Budde Reed, 627 N Lakeshore Dr., When the marina was dedicated last year, we had state dignitaries 
from all over the state come.  It was the 73rd municipal type marina in the state.  It was also the first 
successful marina of its kind in the state.  They were astonished by the transformation.  They told us 
publicly, at the dedication, that this was the finest facility in the State of Michigan.  I thank the Planning 
Commission for supporting the municipal building project and I hope you do the same thing here. 
 
John Reidl, 202 N Robert St, As I visualize that building, when I walk the marina, I think it will be a 
nice backdrop to the marina.  It will be a nice addition, I am all for it. 
 
Alex Zaydel, 1449 Marilyn, I think that all the comments that have been made about the development all 
apply.  The variances that we are looking at are all minor, and I think it will enhance the entire area.   
 
Bill Loforte, 207 N Gaylord, I would like to quote an old move, I think it applies.  Field of Dreams, If 
you build it, they will come.  This will complete the whole area.  It finishes off the whole area.   
 
Tom Vanburen, Westshore Bank, I agree with the comments.  I agree it will frame it in very nicely. 
 
Sue Russell, 807 E Ludington Ave, Mrs. Russell asked Mr. Prins if you would be able to see the boat?  
Mr. Prins told her that it would not be totally blocked. 
 
John Reed, 818 E. Foster, I would like to give this my approval. 
 
Bob Budreau, 921 Seminole, Carriage House Realty, We have been involved for about three years.  We 
may appear to have a conflict of interest, because we do have an interest in this.  We have talked to 
about 6-7 thousand people throughout Michigan about this in the last three years.  We have talked to 
corporate heads, people of influence, people of stature, just great people.  They want to be a part of a 
project of high profile and prestige.  Ludington has made a place on the map, it is now a destination 
point.  Some of the people talked to have asked about bringing companies here.  These projects will 
foster more good than you can imagine.  I think good development is good, bad development is bad, this 
is the good stuff. 
 
Commissioner Henderson read a fax, in opposition, from Max and Doris Graham, 103 W. Dowland. 
 



Special Land Use Committee:  Commissioner Henderson told the Commission that the committee could 
not come to a conclusion either way.   
 
Commissioner Coleman stated that he had a problem with this one, more than the other.  There seems to 
be adequate green space.  The width of the building is about 76 ft with decks that go out to about 83.  
The building is about 93 ft. long. We have to approach these on a one to one basis.  These are stand 
alone decisions that I will make.  The waterfront plan shows a top, where the shingles meet the sky of 50 
ft.   
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The entry plans show 56.  I am working now with 50 ft.  Mr. Prins told Commissioner Coleman that it 
was 50 ft where the sky meets the shingles. 
 
Commissioner Holman told the Commission  that 201/602 where two different projects.  The problem 
that she has with this one is that there is property to be developed behind it.  Are we going to have to go 
higher behind it?  She stated that she is having a problem with it.  She said that she was not sure if she 
wanted this started at 50 ft. 
 
Commissioner Ereon pointed out that there was a pumping station on half the block.  It was just 
speculation to what might happen.   
 
Commissioner Coleman made a motion that a special land use for height over 35ft for the project at 602 
S Rath  be granted for 50 ft. to shingles meeting the sky and any major variance to the proposal be 
returned to the Planning Commission for review and the plans and letter dated April 12, 2000 be part of 
the official minutes seconded by Commissioner Ereon.  A Roll Call Vote was taken. 
Yes:  Peterson, Henderson, Ereon, Scott, Coleman, Marrison 
No:   Holman 
Abstained: Carlson, Sarto 
 
NEW BUSINESS: 
 
Commissioner Colman told the Commission that the first draft of text on parking in the CBD would be 
sent to them for the next meeting.  
 
SITE PLAN REVIEW REPORT: 
None 
 
PUBLIC COMMENTS: 
None 
 
ADJOURNMENT: 
 
A motion was made by Commissioner Ereon seconded by Commissioner Sarto to adjourn the meeting.  
Motion carried unanimously and the meeting was adjourned at 9:15 p.m. 
 
Respectfully submitted, 
Carol A Foote, Recording Secretary 
 
______________________________ 



John Henderson, Chairman 


	SITE PLAN REVIEW REPORT:

