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WELCOME 
 

Summer, 2015 

This Master Plan provides a policy framework for decisions that affect the physical, social and economic environment of East Bay 

Charter Township.  It presents the vision, goals and strategies to guide the Township toward a desired and achievable future for the 

next ten to twenty years.  Its focus is on natural resources protection, wise land use, attractive housing and neighborhoods, good jobs 

and economic development and public services that meet the needs of local residents.    

This plan reflects the dedicated efforts of elected and appointed officials, professional staff, key stakeholders and more than 700 local 

residents that shared their perspectives with the Township.  As such, this plan is truly a reflection of the priorities and aspirations of the 

entire community.  But we recognize that priorities and perspectives can evolve and change and we are committed to periodically 

evaluate and adjust this plan accordingly. 

The East Bay Charter Township Board and the Planning Commission commend this plan to the citizens of the Township.  We welcome 

continual discussion regarding goals and strategies and we look forward to your input to further refine and guide our vision for the best 

future of East Bay Charter Township. 

EAST BAY CHARTER TOWNSHIP BOARD       PLANNING COMMISSION 
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The Township takes its name from the East arm of Grand 
Traverse Bay which lends a resort and recreational 

character to the community.   
 

Photo credit: East Bay Township 

 

PURPOSE OF THE MASTER PLAN 

This Master Plan for East Bay Charter Township reflects the community’s deep care and concern for the natural beauty of our surrounding area and 

represents a strong commitment to retain and strengthen our local quality of life.  It continues the vision and many of the policies and land use 

strategies outlined in our Comprehensive Plan which was originally adopted in 1999 and supplemented in 2009.   

This Master Plan is the next generation of that original planning effort.  The policies contained in this Plan are founded on the experiences of the 

recent past; but theyare also informed and guided by our clear understanding of the key challenges facing the community in the future.  This Plan 

outlines a preferred future for the community expressed appropriately in general terms, recognizing the fact that planning for the future 

necessitates a delicate blend of art and science, with sufficient flexibility necessary to respond to the future challenges that lie ahead. 

East Bay Charter Township is an important part of the greater Grand Traverse community.  

Located adjacent to the City of Traverse City and along the southern shoreline of Grand 

Traverse Bay, our Township includes a remarkable range of land forms and development.  

While the predominate development form is residential in nature, the rolling topography, dense 

woodlands, inland lakes and, of course, Grand Traverse Bay itself, lend a resort and 

recreational character to our community.   

These extraordinary features are valued by our community residents.  A primary purpose of this 

Master Plan is to protect and enhance these features as our community continues to grow and 

develop.  This Master Plan establishes a vision for the long range future of our community; 

outlines goals and objectives to realize that vision; and presents a future land use plan to guide 

investment and development decisions.  The Michigan Planning Enabling Act (Act 33 of 2008) 

and the Zoning Enabling Act (Act 110 of 2006) require the preparation and maintenance of a 

current master plan.  These statutes also require that communities with zoning regulations, such as 

East Bay Township, adopt a zoning plan which assures that development occurs in accord with 

the Master Plan.  This document fulfills that requirement.  But it does more than that.  It also represents an essential expression of the fundamental 

values in the Township; which values will guide planning and investment decisions into the future.  
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LOCATION OF EAST BAY TOWNSHIP 

East Bay Charter Township is located in Grand Traverse County in the Lower 

Peninsula of Michigan. The County, and the jurisdictions, within are known for their 

resort-like qualities, beautiful and scenic water and wildlife views, and attract 

tourists the year round. 

 

East Bay Charter Township, bordered in red at left, lies just 

east of Traverse City, and is located in the northern most 

portion of Grand Traverse County.  
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THE PLANNING PROCESS 

 

This Master Plan was developed through a multi-step process.  We began by 

gathering citizen input through a community opinion survey which was mailed 

to a random sample of residents or completed online, in the spring of 2014.  

The objective of the survey was to sample opinions of registered voters on a 

range of land use and development questions.  The results were tabulated 

and presented in a complete report to the Township and are summarized in 

the Community Profile Report. 

Pending completion of the survey, an objective evaluation of existing 

conditions and trends within the Township was also prepared.  This resulted in 

the Community Profile Report which is a supplementary text to this Master 

Plan.  In addition to describing the natural features, demographic trends, land 

use, public infrastructure and housing within the Township, it also outlines key 

tends and their implications on our community’s future.  These are discussed in 

more detail below. 

The Planning Commission then considered several areas of concern which were 

felt to require further study and analysis.  Community leaders and other 

individuals with special knowledge in these areas were enlisted to participate 

in brief “roundtable” discussions.  These discussions, facilitated by the 

Township’s planning staff, proceeded informally through the various topics.  

Brief summaries of each roundtable discussion were then prepared. 

Finally, the Planning Commission also held a visioning workshop.   Attendance 

by anyone in the community was encouraged.  Those attending participated in 

visual preference exercises and group discussions to identify and prioritize 

important “threats and opportunities” facing the Township and to outline goal 

statements that might be considered in the planning process. 

An example of a question asked on the community online 

survey regarding issues and concerns with community 

assets and features. 
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This resulting Master Plan is thus founded on all of these preceding steps and on the 

additional public input that was received at the public hearing held by the Planning 

Commission on December 1, 2015.  Final adoption of the Master Plan by the Township 

Board occurred on December 14, 2015. 

  

The “roundtable” topics 

addressed with 

community leaders 

included 

• Natural Features 

• The Bayshore Corridor 

• Infrastructure and Recreation       

• Transportation 

• Housing 
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THE MAIN POLICIES 

 

The following statements summarize the main policies set forth in this plan:  

+ East Bay Charter Township will continue to be an attractive place to live and for residents and visitors alike to 

enjoy its natural features.   

+  The natural features that define the character of the Township are of vital importance; and protection and 

enhancement of these features is central to land use decision-making. 

+  The long-term health and vitality of the community hinges on our ability to attract and retain investment in quality 

residential neighborhoods and desired commercial land use. 

+ The Township must continually work to coordinate regulatory and investment decisions in order to maintain 

consistency with the policies of this Master Plan.  

+  East Bay Charter Township will continue to play an important role in the careful governance of the broader Grand 

Traverse region, in cooperation with other neighboring communities. 

+  The Township will continue to accept and actively embrace its role and responsibility to proactively guide growth 

and development in a manner consistent with the policies set forth through this Plan.  
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East Bay Charter Township is a well-planned community.  Although our past growth has been mostly driven by market demand, that 

growth has been guided by many well-conceived policies and standards.  The Township’s commitment to effective planning and 

proactive growth management remains firm.   Some of the challenges previously identified in the former Master Plan, however, remain 

present.  In addition, new and emerging challenges will likely necessitate some adjustments in our approach to growth over the next two 

decades, or more.  This section describes some of those key planning challenges that are apparent today which this Plan seeks to 

address. 

 

1/ 
OVER-DEVELOPMENT OF NATURAL FEATURES 

 

 For nearly forty years, the Grand Traverse area, and East Bay Township in particular, 

have experienced rapid residential growth.  Understandably, much of this growth has 

occurred in areas with high quality natural features, such as our inland lakes, woodlands 

and slopes with attractive viewsheds.  Although the recent recession significantly abated 

the pace of growth, demand for development in proximity to our attractive natural 

features remains strong.   There is also a clear demand from existing residents to 

protect these features and we have adopted some measures that limit the impact 

development may have on them. This balancing of interests is a common challenge in 

virtually any community, and it will continue to be a part of planning and land use 

regulation in East Bay Charter Township.  

 

The Common Loon, a northern Michigan waterfowl 

that makes its home on the many lakes, rivers, and 

streams in East Bay Township.   

Photo Credit: Craig Goodrich 
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2/ 
CHANGING DEMOGRAPHICS 

 

Like most areas in the Midwest, the median age in the 

Township is getting older.  This is driven by several 

factors, including smaller family size, declining 

birthrates, out-migration of young adults and longer 

life-spans.  This has implications both on the types of 

services that will be necessary for our aging 

population, and the potential disconnect between the 

type of available housing now and what our residents 

may demand for housing in the future.  The types of 

services currently in demand in the Township may also 

transition from facilities serving families with children 

to more facilities that meet the needs of an aging 

population. 

 

 

* Note, this chart reflects the reduced rate of population growth, not a loss of 

population.  In fact, except for Traverse City, all communities in the County 

have seen population growth over the past four decades.  For a detailed 

presentation of comparative population growth, see Table 1, Population 

Change in Grand Traverse County in the Community Profile Report 

Comparative Rates of Population Growth, 1970 – 2010* 
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3/ 
CHANGING HOUSING DEMAND 
 

With the trend toward an older population, the Township will likely see 

an increasing demand for a greater variety of senior housing options.  

These may include traditional assisted living, nursing and hospice 

facilities as well as more innovative facilities providing services that 

enable “aging in place” options.  It will be important to realistically 

assess the duration of this changing demand.  It appears that another 

aspect of this demographic shift is an increased demand for smaller 

housing units and housing located nearer to services and public transit.  

The Township’s ability to respond to these demands may be limited and 

housing that cannot respond to the strongest segments of the market, 

either due to its size or location, may become depressed in value. 
 

4/ 
SHORTAGES IN LABOR SUPPLY  

 

Another aspect of the demographic shift involves the out-migration of 

students and young adults on the one hand, and retirement of older workers on the other.  Local employers may face greater 

competition for employees in the shrinking labor force which may result in increased wages or employers relocating to larger labor 

markets.  Unfortunately, the Township’s ability to address this dynamic on its own is very limited.  However, the Township can cooperate 

in regional economic development efforts to offset this trend.  It can also seek to streamline land use standards and regulations that 

might otherwise impede decisions by employers to settle or remain locally. 

 

Cottage cluster housing community in Kirkland, Washington 
features common lawn areas, separate parking areas, and small 

single-family homes. 
 

Photo Credit: U.S. Department of Housing and Urban  
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5/ 
RATIONAL MECHANISMS TO ENCOURAGE DENSITY 

 

Since 1999, the Township’s future land use plan has included a defined 

growth boundary which is intended to encourage growth in the 

urbanized parts of the community and to minimize development 

demand in the more rural areas of the Township.  Zoning standards and 

utility policies have been developed to support this objective but, 

unfortunately these measures have not proven to be entirely effective.  

More incentives may be necessary to fulfill the goals of the established 

growth boundary, but the Township must also be mindful of approaches 

that could be overly generous and result in a shift of the development 

risk from the private to the public sector.  Finding the appropriate 

balance will be an emerging challenge in the near term. 

 

 

  

New multi-family construction supporting the growth 

management objectives of the Master Plan.   

Photo credit: East Bay Township 
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Introduction   

The results of the community opinion 

survey clearly reflect the importance of a 

balanced approach.  That is, balance 

among the several forces that may impact 

the character of the community and its 

land uses.  The Township must continually 

find approaches to respect and protect 

the features that make the community such 

a desirable place to live while recognizing 

the legitimate interests and rights of 

landowners.  At the same time, the 

interests of current citizens must be 

balanced against those of future 

generations.  This perspective is not new to 

this plan nor unique to East Bay Township, 

but it has been a central theme of the 

Township’s Master Plan for several 

decades and it will continue to be. 

However, with this Master Plan new 

challenges are coming into focus.  The 

Township’s aging population and the relatively slow rate of population growth signal important demographic shifts with implications on 

the housing stock, patterns of development and land values.  And yet, the Township has at its disposal a relatively limited array of 

legal and financial tools to address these challenges on its own.  Therefore, to make progress the Township will need to develop 

effective public and private sector partnerships and cooperative arrangements with other local, state and federal units of government 

and agencies.  This may entail new or unique policy or advocacy roles for the Township.   

 Not Important Very Important 

Community Opinions on Township Priorities 
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In this context, it is important to establish a policy framework which may be used to guide future decision-making and such a framework 

begins with a vision.  The vision is supported by specific, time-bound goals or achievements and those are further supported by 

milestone objectives.  This framework is essential if the Township is to be proactive in determining its future.  Of course, any number of 

conditions outside the control of the Township can affect progress toward these goals and Township officials must pay attention to a 

broad range of on-going responsibilities.  Nevertheless, the following set of goals and objectives are intended to be used to express 

the key priorities of the Township and to measure progress and guide decision-making.  We intend that they will be evaluated, 

adjusted or extended at each update of this Master Plan. 

 

 

East Bay Township will continue to be a vital part of the greater Grand Traverse 

community.  It will be home for many of the area’s residents and it will also host a 

sizeable share of the visitors that come to the region to enjoy its unique beauty and 

recreational amenities.  Our long-term vision describes a community that exists in 

harmony with its outstanding natural setting.  The Township will retain significant areas of 

attractive natural features that are protected, yet enjoyed in a sustainable manner by 

residents and visitors.  The neighborhoods of the Township will include a range of  

safe, clean and attractive housing to serve the needs of the entire spectrum of Township 

residents.  The neighborhoods will be arranged in harmony with natural features.  They 

will offer safe and economical public utilities and services and a range of transportation 

options.  The land uses in the community will be arranged in keeping with this vision, 

encouraging more intense and diverse land uses in the northern portions of the Township 

with less intense or intrusive uses and activities in the southern two-thirds of the Township.   

Our vision describes a community that 

exists in harmony with its outstanding 

natural setting.   

Photo credit: Craig Goodrich. 

Photo credit: East Bay Township 
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We believe this vision is shared by most of the Township’s residents.  But we recognize that realizing this vision will require coordinated 

action.  Based on input from the community, this Master Plan establishes the following goals and objectives as the highest priority for the 

initial term of the Plan: 

 

 

TIER I GOALS 2015 – 2020: 

 

Natural Features 

Our highest priority among the many elements of our vision for the Township is the care 

for, and sustainable use of, our unique and highly valued natural features.   

 

Accordingly, by the year 2020, the Township will: 

 

 Create an inventory that clearly defines the features that are of highest 

importance to the community. 

 Evaluate and adopt workable and balanced approaches to protect those features 

so that they remain healthy and viable even as they are enjoyed by residents. 

 Upon completion of an inventory of natural features, work with private developers, 

other agencies and non-profit organizations to secure the permanent protection of significant areas of important features.   

 

Birch tree reflection.   

Photo credit: Craig Goodrich 
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Housing and Neighborhoods 

Although not the most highly ranked priority among current Township residents, we believe that the long-term viability of the 

community will require housing and neighborhood design and patterns that respond to existing and future market trends.  We will 

strive to assure that East Bay Township continues to be an attractive and convenient community in which to start life, to raise a family 

and to enjoy a long and happy retirement, for all segments of society.   

 

Accordingly, by the year 2020, the Township will: 

 

 Thoroughly evaluate all Township policies that impact residential 

development and community life and adopt approaches and 

adjustments that encourage the broadest possible range of housing 

types in the community, in keeping with the other goals of this Plan. 

 Complete an evaluation of housing market trends measured against 

existing housing and neighborhood patterns and develop any 

necessary zoning or building modifications to encourage innovation in 

housing and neighborhood design to better serve the needs of the 

community. 

 With regard to land use planning and zoning, adopt measures to 

remove impediments to affordable housing and develop and 

implement techniques to provide incentives for the private 

development of affordable housing. 

 

 

 

The community will require housing and neighborhood design 

and patterns that respond to existing and future market 

trends. 

Photo credit: mizuppa.com 
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Community Facilities and Utilities 

Success in achieving the first two goals will depend on efficient, reliable 

and economical public infrastructure.  The Township recognizes its 

responsibility to plan and establish an appropriate framework for 

development including public utilities, transportation connections and 

facilities.  It also recognizes that utility and transportation policies can 

help to advance other Township priorities.   

Accordingly, by the year 2020, the Township will: 

 Complete an evaluation of utility and roadway extension 

policies and approaches and their impact on the growth 

management policies of this Master Plan and identify 

modifications that may help to further those goals. 

 Adopt responsible measures to assure that new infrastructure 

and community facilities and services are provided in a timely 

and affordable manner and in concert with the other goals of 

this Plan. 

 

 

 

 

 

 

 

Efficient and reliable public infrastructure is key to achieving the 

Township’s goals.   

Photo credit: Williams & Works 
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TIER II GOALS 2020 – 2025: 

Economic Development 

The long-term health of the Township will require good-paying jobs and an 

environment that encourages entrepreneurship.  The Township recognizes it is 

part of the larger region and its economic health is tied to regional and state-

wide factors.  However, this does not mean there is no role for the Township in 

economic development.   

Accordingly, by the year 2025, the Township will: 

 Work with businesses and land owners along the Bayshore to initially form 

a constituency for meaningful improvement and eventually outline 

economic development and redevelopment strategies to achieve a 

desirable and sustainable future for the corridor. 

 Complete an analysis of local land use, zoning, utility, taxation and 

administrative policies and procedures to understand their impact on job-

creation and entrepreneurship with the goal of identifying policies and 

standards that may inhibit growth and investment with little offsetting benefit to other Township priorities.   

 Based on this analysis, adjust or amend policies or procedures which are found to inhibit growth. 

 

 

 

 

Businesses and land owners along the Bayshore will 

form a constituency for meaningful improvement.   

Photo credit: Williams & Works 
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Regional Cooperation and Governance 

As part of the larger region, the challenges that face the Township also face many its neighbors.  Each community must find its 

own approach, but the Township recognizes that many challenges require a larger-than-local response.  Yet, Township residents 

value local decision-making and small-scale government where it can be effective.   

Accordingly, by the year 2025, the Township will: 

 Accelerate work with neighboring communities and the County to identify 

challenges that are common to multiple jurisdictions and evaluate and adopt 

joint responses where appropriate. 

 

Farmland and Agricultural Preservation 

Historically large areas of the Township have been committed to farming, and the 

rolling fields and orchards remain an important part of the Township’s personality.  

However with an aging population and shifts in the agricultural marketplace, active 

farming has declined in the Township even as residents express support for 

measures to support farming to preserve rural character.   

Accordingly, by the year 2025, the Township will: 

 Work with farm land owners to identify local measures that may be 

implemented to encourage and support economically viable agriculture in the 

Township. 

 Based on the work with farm land owners, adopt local measures to encourage 

and support economically viable agriculture which can be implemented with 

little off-setting impact on other Township priorities. 

Orchard in winter.  

Photo credit: Craig Goodrich 
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The East Bay Township Master Plan establishes desirable patterns of general land use to guide growth and development for the next 

twenty to twenty-five years.  This Plan constitutes a viable and integrated approach to accommodate the impacts of growth.  The over-

arching intent is to foster efficient patterns of development that preserve the community's important natural features and rural character 

while accommodating growth which is anticipated to reach nearly 3,000 additional housing 

units by the year 2040.  To this end, the Planning Commission has established a general limit 

for growth which is defined by natural features, existing land uses and a utility corridor. 

Growth Boundary 

The growth boundary was initially established with the adoption of the Township’s 

Comprehensive Plan in 1999 and it has proven to be a useful guide for land use decision 

making.  Illustrated on the Future Land Use Map, it consists of an area of about 7,900 acres, 

or the northwestern one-third of the Township adjoining the City of Traverse City and 

Garfield Township.  It is bounded on the south by the Consumers Energy right-of-way, the 

north face of the glacial ridge located in Sections 31, 32 and 33 (T27N/R10W) and the 

limits of gravity service in the existing wastewater collection district.  This future land use 

plan will seek to promote efficient and aesthetic growth within this growth boundary, while seeking to promote conservation of natural 

features and the rural character outside the boundary.   

  

The over-arching intent is to 

foster efficient patterns of 

development that preserve the 

community's important natural 

features and rural character 

while accommodating growth 

which is anticipated to reach 

nearly 3,000 additional housing 

units by the year 2040.   
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Township Center 

The Comprehensive Plan adopted in 1999 called for the establishment of a “village center” in the vicinity of the Hammond and Three 

Mile Road intersection.  The objective was to foster an efficient and human-scale pattern of development which would also serve to 

create an identity for the community.  Over the intervening years, some progress was made toward this objective, but policy-makers 

eventually determined the notion of a true "village center" in this area was unrealistic.  Nevertheless, there remains a strong 

determination to limit sprawling growth patterns and to continue a focus on the Hammond and Three Mile intersection as a residential 

and commercial center in the Township.  This Master Plan builds on this concept. 

The following describes each of the future land use designations as illustrated on the Future Land Use Map.   

1/ 
NATURAL AREA PRESERVATION 
 

DESCRIPTION.   East Bay Township is blessed with large tracts of land offering important 

wetlands, wildlife habitat, forest lands and river valleys.  These lands are a vital part of 

the community's identity and, with careful planning, they may be preserved and 

protected so that future generations may continue to enjoy an unspoiled natural 

environment.  The overall purpose of the Natural Area Preservation designation is to 

foster the protection of these natural features with as little disturbance as possible.  Much 

of the area designated is in public ownership and efforts should be directed to maintain 

and provide more public stewardship.  Lands that are not in public ownership may see 

low intensity development that incorporates careful measures which limit the impact on the 

natural features.  Techniques, such as conservation easements, should be encouraged.  

Extensions of public utilities and roads into these areas should be avoided. 

 

Red Trilliums blooming in natural areas 
throughout East Bay Township.  

 
Photo credit: Craig Goodrich 
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LOCATIONS.  The future land use map includes about 9,337 acres designated as Natural Area Preservation divided among the following 

two areas: 

1. The VASA Trail and State Forest Land Area located in Sections 13, 14, 18, 19, 23, 24, 25 and 26 (T27N/RI0W) and 1 

(T26N/RI0W). This area includes significant tracts of State Forest land as well as the VASA cross country ski trail.  The Consumers 

Energy right-of-way traverses the area diagonally and Supply Road crosses the area east and west.   

2. The Boardman River valley extends across the southern portion of the Township in Sections 11 through 18 (T26N/RI0W).  This area 

also includes much State Forest land, the Brown Bridge Quiet Area, owned by the City of Traverse City, and the Boy Scout Camp on 

Spider Lake. 

 

DESIRED USES AND DENSITY.  Development in the Natural Feature Preservation areas should be limited to forestry and farming operations 

with single family housing limited to very low density or conservation cluster design that preserves natural areas at an overall ratio of 

at least 20 acres preserved for each 1 acre developed.  Individual sites may reach greater densities as permitted by the underlying 

zoning.  Furthermore, overlay zoning districts or other approaches may be employed to identify unique resource areas requiring special 

protection.  These may include sensitive stream corridors, viewshed corridors, wildlife corridors and groundwater recharge areas. 

 

Where conservation cluster developments are proposed, the Township will utilize specific zoning measures intended to implement 

development that is consistent with this Plan.  The first step will be to conduct a site analysis that identifies those features on the site that 

should be preserved and to distinguish those from portions of the site that may be developed with less impact.  These features may be 

either site-specific or derived from a natural features inventory developed by the Township.  A set of performance measures will be 

developed to measure possible impacts.  These may include buffer/filter strips from stream or wildlife corridors, viewshed protection, 

tree protection and other appropriate techniques.  The objective will be to accommodate some desirable development within a portion 

of the site without impact on the important features, and no additional density should be necessary to incentivize such an approach.  

Conservation easements should be strongly encouraged to assure that undeveloped portions of the site remain in a natural state. 
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2/ 
MITCHELL CREEK PROTECTION AND TRANSITION DISTRICT 
 

DESCRIPTION.  This district was originally established in recognition of the complex challenges presented in the lower Mitchell Creek 

Watershed.  The purpose of this district is to protect the delicate ecosystems and water quality in the Mitchell Creek system while 

permitting careful and low intensity development where feasible.  This district also serves as a scenic and low intensity transition and 

buffer from the urbanization of the northern portion of the Township and the 

Township Center area.  Approximately 957 acres lie within the Mitchell Creek 

Protection and Transition District. 

This district was established in accord with the Mitchell Creek Watershed 

Protection Strategy, prepared jointly by the Office of the Drain Commissioner, 

East Bay Township, Garfield Charter Township and the City of Traverse City.  

The Mitchell Creek Watershed Development Plan recognizes that the area will 

grow and that growth may be accommodated within the watershed, provided 

measures are taken to protect sensitive features.  Several general strategies are 

incorporated: 

 Development should be encouraged in those areas that least affect the 

integrity of the watershed's water quality;  

 Land which is suitable for development and located within the urban fringe zone 

should be planned more proactively than is envisioned under current community 

master plans; 

 Development should be structured to reduce degradation of the watershed; 

 Development and integration of different land use groups should be encouraged to minimize unnecessary vehicular movement 

within the watershed and region; 

 Development should be concentrated within defined areas to create an identity for these areas; and 

Protecting water quality in the Mitchell Creek 
watershed is a key part of this Master Plan. 

 
Photo credit: 9and10news.com 
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 Intensive development should be confined to a prescribed area that maximizes existing investment in the infrastructure and 

defines the urban fringe of the urban area. 
 

In addition to stream protection, another objective of this land use designation is the protection of wildlife corridors.  Due to the extent 

and quality of wetlands and streams in the lower Mitchell Creek watershed, this area hosts a diverse population of wildlife, ranging 

from song birds and migratory waterfowl to field mice, beaver and deer.  This wildlife is an important element of the character of the 

Township and the protection of wildlife corridors will support the natural feature protection goals of this Plan.  The purpose of wildlife 

corridor protection is habitat connectivity to prevent the development of isolated habitat populations which would ultimately weaken or 

threaten species in the area. 

LOCATION.  This area is located primarily in Section 17 (T27N/R10W) in close proximity to the Cherry Capital Airport and immediately 

south of the intensely developed Regional Commercial area along Munson Boulevard (US-31).  It extends between Three and Four Mile 

Roads and is characterized by a poorly defined network of wetlands and wildlife and stream corridors, interspersed with upland areas 

suitable for development.  Although the frontage along Three Mile and Four Mile Roads is developed generally in single-family 

residential uses, most of the interior of this tract has not been developed, due in large measure to the varying terrain. 

DESIRED USES AND DENSITY.  Land uses in this area may include a combination of low intensity development intended to work in harmony 

with the sensitive natural features of the watershed.  These uses may include single-family residential, office park or clean industrial 

land uses.  All patterns of development will be flexibly structured using the Planned Unit Development mechanism to fulfill the 

performance standards established for the watershed.  To the extent single-family homes are proposed they will be developed in 

densities of 1 to 3 units per acre, arranged generally in conservation clusters that result in the preservation of wetlands and wildlife 

corridors.  Similarly any office or clean industrial operation will be planned and carried out to preserve surface water quality and 

wildlife corridors.  Development proposals within this area will be required to address specific performance standards intended to 

maintain and enhance the natural characteristic of the region and to maintain its buffering properties.  Those performance standards 

may include: 

1. Corridors of at least 200 feet in width for the protection of stream and wildlife corridors. 

2. Accurate and field-verified wetlands delineation and protection. 
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3. Storm water runoff detention and treatment to protect stream quality. 

4. Minimization of formal landscaping and restrictions on excessive fertilization. 

5. Strongest possible implementation assurances, using such techniques as performance bonds or deed restrictions, for example. 

 
3/ 
AGRICULTURE 
 

DESCRIPTION.  The Township has a limited amount of high quality 

agricultural lands remaining in production.  Crops include field crops 

(i.e., corn, wheat, alfalfa, etc.) orchards (cherries and apples) and 

forestry.  Whether in active agriculture or lying fallow, these areas 

help to give the community its rural character.  The overall purpose of 

the Agriculture land use designation is to promote the continued use 

of quality farmland for agricultural purposes and to minimize the 

potential for conflict with more intense land uses. 

LOCATIONS.  The agricultural lands in the Township include about 

3,440 acres located in the southwest portion of the community in 

Sections 5 through 8 (T26N/R10W) and 31 and 32 (T27N/R10W). 

DESIRED USES AND DENSITY.  The primary use in this area should be 

farming and related activities.  Field crops, orchards and livestock operations (exclusive of high intensity feed lot operations) may be 

permitted.  In addition, residential development associated with farming operations is anticipated.  Other single family housing that 

preserves quality farmland areas and/or natural features may be permitted either in very low densities or conservation cluster design.  

The Township will work to develop mechanisms that encourage the continuation of agriculture within the community, while also 

recognizing the legitimate interests of property owners to make good economic use of their lands.  The Township's Planned Unit 

Development mechanism and other zoning techniques will be used to preserve high quality farmlands and open lands, but also permit 

Orchards in Grand Traverse County dot the landscape and contribute 
to a rural agricultural feel. 

 
Photo credit: Michigan Farm News 
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gross densities of up to one unit per acre in areas suitable for development.  In addition, the Township will work to develop incentives 

that encourage preservation of agricultural land and natural features.  

Where conservation cluster developments are proposed, the Township will utilize flexible zoning techniques to implement development 

that is consistent with this Plan.  The overall objective is to preserve a minimum of 50% of the agricultural lands in the Township. The first 

step will be to conduct a site analysis to identify those portions of the site that are unsuited for agricultural use by virtue of soil types, 

terrain, adjoining land uses, or other factors.  A set of performance measures will be developed to measure possible impacts of 

potential development on those portions of the site that have strong agricultural potential.  These may include buffer distances that 

isolate agricultural effects from residences, road connections to minimize conflicts with farm vehicles, minimum parcel size standards for 

agricultural purposes and other appropriate techniques.  To the extent development can be accommodated within a portion of a site 

without impact on the agricultural areas, some additional density may be permitted. 

 

4/ 
RESIDENTIAL - VERY LOW DENSITY 

 

DESCRIPTION.  This land use designation is 

intended primarily to address the need for 

scattered single-family development in 

relatively rural and low density patterns.  

These areas are not intended to be served 

with large-scale public utility systems that 

would promote greater densities.   

LOCATIONS.  This designation covers about 

5,013 acres, including most of the central 

portion of the Township south of the growth 

Example of Residential- Very Low Density housing patterns found in East Bay Township. This aerial 
from Potter Road is between 3 Mile and 4 Mile Road.  
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limit extending to the Natural Features Preservation area associated with the Boardman River.  It includes the entire Forest Lakes area 

as well as those areas in the immediate vicinity of the lakes.  A second much smaller very low density area is also located south of the 

Boardman River in Section 13 (T26N/R10W). 

DESIRED USES AND DENSITY.  The primary land use within this area will be single family homes 

that are developed on lots of about 1 acre, or more, or in conservation clusters that result in 

the preservation of significant open lands and overall densities of less than 1 unit per acre.  

Small neighborhood commercial nodes may be encouraged in appropriate locations.  These 

should be restricted to uses intended to serve the immediate neighborhood.  One possible 

exception to this may be larger regional resort properties that provide recreational 

amenities in harmony with the area's natural features. 

This land use designation includes an area of inland lakes, including Spider, Arbutus, and 

High Lakes, among others.  This area of the Township is known collectively as the Forest 

Lakes area.  It is found generally in Sections 33--36 (T27N/R9W), 1--4, 9--12 and 1-3, and 

9-16 (T26N/R9W) and is planned to be a rural residential community with densities of 1 

dwelling unit per acre, or less.  The primary use will be detached single-family dwellings 

either on individual lots or in clustered developments, using planned unit development 

and/or cluster subdivision techniques.  Given the lack of public wastewater systems, multiple 

family uses, including attached single family dwellings, are not to be encouraged.  Transient 

lodging facilities are also contemplated as cabin court type facilities, not motels or hotels.  

Such transient housing will meet the overall density limits of the area of one unit (cabin) per 

acre.  

Water frontage activity will be limited to the single-family unit using the frontage parcel 

only. Access lots or easements will not be permitted.  Boat docks and landings are 

contemplated, provided they are approved by the State of Michigan, where applicable.  

Multiple boat access sites, or docks for more than one family use are not contemplated, 

Recreational aspect of the many inland 
lakes makes the Township an attractive 

place to raise a family. 
 

Photo credit: Craig Goodrich 
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except within cabin court developments.  The use of a waterfront lot, as a common open space for waterfront access, for other than 

walk-in enjoyment is not contemplated.  This so-called “keyhole” development pattern is undesirable, especially in those cases where 

motorized watercraft are involved.  This high intensity use of the water would likely result in significant degradation of water quality.  

Therefore, keyhole development is not desirable in the Forest Lakes Area. 

 
5/ 
RESIDENTIAL - LOW TO MEDIUM DENSITY 
 

DESCRIPTION.  A significant portion of the Township lends itself to suburban style single family neighborhoods.  These communities are 

relatively homogenous in form and land uses and are scaled for passenger car travel and developed primarily for families with small 

and school-age children.  Developments such as Holiday and English 

Woods are indicative of the form and content of this land use. 

LOCATIONS.  This land use designation includes about 4,974 acres and 

surrounds the Township Center on the west, south and east.  It extends 

northward from the growth limit to the Township's boundary with Acme 

Township.  The eastern growth limit marks the eastern edge of these land 

uses.  In addition, a small segment of Low to Medium density residential is 

found along the Three Mile Road corridor adjoining the Mitchell Creek 

wetlands and consists largely of established land uses. 

DESIRED USES AND DENSITY.   The primary land use within this area will be 

single-family homes developed on lots ranging fom ¼ acre to 1 acre (i.e. 

1 to 4 dwelling units per acre) or in conservation clusters which result in 

preservation of significant open lands, and overall densities of 4 units 

per acre, or more.  A possible exception may be larger regional resort 

Suburban-style detached single family homes remain a popular 

option for families with small children.   

Photo credit: Williams & Works 
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properties that provide recreational amenities in harmony with the area's natural features.   

Alternative residential environments are found in the Windcrest Hills, Earlington Hills and Chateau Woods platted subdivisions.  These 

neighborhoods are predominately characterized by detached single family dwellings.  However, two-family dwellings may be 

permitted in these plats, as previously approved, but the overall density of the area will not exceed four units per acre. 

 
6/ 
RESIDENTIAL -- MEDIUM TO HIGH DENSITY 

DESCRIPTION.   A primary goal of this Master Plan is the preservation of the 

Township's natural features by promoting high quality and aesthetic forms 

of development that increase density while creating a very attractive 

living environment for residents.  The medium to high density residential 

designation is key to this goal.   The central purpose of this designation is 

to establish human scale, walkable neighborhoods that are in close 

proximity to commercial and recreational services and with a design that 

works with the area's natural features. 

LOCATIONS.  About 1,148 acres of the Township are designated for 

medium to high density residential uses.  This area includes large tracts of 

vacant or underutilized land adjoining such uses as the Centre I.C.E., public 

and parochial schools and the Township offices.  A second tract is found 

north of South Airport Road and west of Three Mile.  A third medium to 

high density residential area is located in the established Pine Grove 

neighborhood which adjoins the City of Traverse City.  

A quality senior living community that offers varied residency options 
will be encouraged.    

 
Photo credit: Williams & Works 
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DESIRED USES AND DENSITY.  The primary land use within this area will be single family and attached homes that are developed in clusters 

or in multi-unit buildings.  Conservation design techniques will be encouraged, where appropriate, to establish small pockets of natural 

lands within this relatively intense development form.  Innovative design techniques will be considered to accommodate mixed uses that 

complement one another.  Overall residential densities of up to 5 to 8 dwelling units per acre may be achieved.  However, significant 

density increases will not be encouraged in areas such as the Pine Grove neighborhood where established patterns of somewhat lower 

density are found.  On a limited basis, higher densities may be considered where the effects of that density on natural features, 

infrastructure and surrounding properties can be mitigated.  For example, a senior housing development may be considered if it can be 

demonstrated that impacts such as traffic, storm water runoff, community character and service demands will be consistent with that 

generated by a less intense development.  In order to accommodate the special needs of such a higher density development within the 

Medium to High Density Residential land use category, the Township will utilize Planned Unit Development and other flexible zoning 

and regulatory techniques in collaboration with the property owner. 

7/ 
RESIDENTIAL – HIGH DENSITY 

DESCRIPTION.  High density residential development will be encouraged in those parts 

of the community where water and wastewater services and good access to 

transportation and commercial services are available.  The high density designation 

anticipates high quality and aesthetic forms of development that increase density 

while creating very attractive living environments for residents.  These neighborhoods 

will be human scale with good access to commercial and recreational services. 

LOCATION.  Two areas of high density residential land use comprising about 460 acres 

are envisioned in the Master Plan.  One area has been identified to be incorporated 

within the uplands network in Section 19 (T27N/R10W) among the Mitchell Creek 

wetlands.  This area may include a node of high density residential development that 

will be separated from other nodes by the natural features of the wetlands.  A 
Attached, multi-family units such as these in 

Traverse City are ideal for high density residential 
areas, and can be suitable for permanent year 

round homes or seasonal rental housing.  
 

Source: Vacation Home Rentals 
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second area of high density residential land use is found north of Holiday Road adjoining Acme Township to the north.  

DESIRED USES AND DENSITY.  The primary land use within this area will be attached or detached single-family rental or owner-occupied 

homes.  These may include site-built, modular or multiple-unit buildings.  Conservation design techniques will be encouraged, where 

appropriate, to establish small pockets of natural lands within this relatively intense development form.  Innovative design techniques 

will be considered that accommodate mixed uses that complement one another.  Overall residential densities of 8 to 12 units per acre 

will be achieved.  On a limited basis, higher densities of greater than 12 units per acre may be considered where the effects of that 

density on natural features, infrastructure and surrounding properties are mitigated.  For example, a senior housing development may 

be considered if it can be demonstrated that impacts from traffic, storm water runoff, community character and service demands will be 

consistent with that generated by a less intense development.  In order to accommodate the special needs of such a higher density 

development within the High Density Residential land use category, the Township will utilize Planned Unit Development and other 

flexible zoning and regulatory techniques and work in collaboration with the property owner. 

 

8/ 

NEIGHBORHOOD COMMERCIAL  

DESCRIPTION.  This land use designation is intended to provide goods and 

services primarily to meet the needs of the immediate neighborhood.  

Facilities will be developed in harmony with the area’s natural features and 

in a scale and form to encourage pedestrian access and to minimize auto-

pedestrian conflicts.  Buildings will be located and designed to provide a 

traditional town aesthetic with one and two story buildings brought forward 

to the front lot line and with parking primarily located to the rear.  No 

individual use will exceed 8,000 square feet.  Strip commercial, drive-thru 

and automobile-oriented establishments will not be encouraged as they are 

better located in the regional commercial areas.  
Small nodes of commercial land uses can support nearby neighborhoods. 

 
Photo credit: Silver Leaf Winery 
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LOCATION.  The primary neighborhood commercial area will consist of about 172 acres located at Three Mile and Hammond, which is the 

Township Center.  A second, smaller area is found on Three Mile Road between the TART trail and the Airport property and 

immediately south of the Airport property.  In addition, it is likely that small pockets of neighborhood commercial uses will be proposed 

and/or expanded within certain residential areas, most likely in the Forest Lakes area.  

 

DESIRED USES, DESIGN AND DENSITY.  Uses may consist of coffee shops, bakeries, delis, pharmacies, community banks, restaurants, art 

galleries, and offices planned and designed with pedestrian orientation and formed into a compact and walkable community.  

Nonresidential uses will be permitted on the first story of a building, with residential uses or offices permitted above.  Small-scale multi-

unit residential uses will also be consistent with the desired character of the area.   

 

In those locations where mixed commercial and residential uses can be accommodated effectively and consistent with the goals and 

objectives of this Plan, overall residential densities of up to 5 to 8 units per acre will be permitted.  The design of buildings is critically 

important for the Neighborhood Commercial area.  The majority of buildings along the Three Mile corridor will be one or two stories in 

height.  Ground floor non-residential uses will include building facades that incorporate a significant area of transparency, with well-

defined, street-level windows and entries that comprise a significant portion of the facade.  Exterior building materials will be limited to 

stone, brick, stucco, wood, and glass; and articulation of facades is encouraged to mitigate long, uninterrupted blank walls.    

 

Site configuration is also essential.  Relatively shallow front and side yard setbacks will be encouraged.  The orientation and layout of 

parking areas will be non-intrusive to neighboring residences, with low-impact lighting and substantial buffering and screening.  In 

addition, pedestrian connectivity to and from services and associated parking areas, the TART trail and adjacent residential 

neighborhoods will be provided. 
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9/ 
REGIONAL COMMERCIAL 
 

DESCRIPTION AND DESIRED USES.  This land use designation is intended to provide goods and services to meet the needs of the larger 

Grand Traverse Region and the traveling public, including jobs for residents and goods and services for residents and the tourist and 

business traveler markets.  Facilities will be developed in harmony with the area's natural features and in a scale and form to promote 

smooth traffic access and to preserve views of the Bay and other important features.  About 230 acres are incorporated in the 

Regional Commercial land use district.   

LOCATIONS.  There are two areas planned for Regional Commercial land uses in the Township.  The largest is along US-31 and East Bay 

in Sections 8 and 9 (T27N/R10W), bounded by the eastern Township limits and established residential neighborhoods to the west.  

Future expansion of regional commercial development into established and viable residential neighborhoods will not be encouraged.  A 

second, smaller area is located opposite Cherry Capital Airport and is appropriate for land uses that will support and compliment 

aviation-related activities and businesses. 

 

10/ 
INDUSTRIAL 

 
DESCRIPTION AND DESIRED USES.  This land use designation is intended to 

provide employment for area residents and manufactured goods and 

services to meet the needs of the larger Grand Traverse Region.  

Facilities will be developed with appropriate utility and 

transportation connections and in harmony with the area’s natural 

features.  Promoted industrial uses will have minimal impact on the 

environment or on the surrounding community, such as warehousing, 
East Bay Township will be attractive to clean industries 

offering employment to area residents. 
 

Photo credit: East Bay Township 
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mini-storage as well as contractor yards, and offices.  Specifically, the industrial land use designation has the following purposes. 

 To make available a wide range of suitable sites for all types of clean manufacturing and related activities; 

 To protect residences by separating them from the effects of industrial and manufacturing activities and by preventing the use 

of industrial areas for new residential development; 

 To permit the location of manufacturing plants on the basis of ability to comply with performance standards rather than of 

product or process; and, 

 To protect manufacturing and related developments against congestion by limiting the bulk of buildings in relation to the land 

around them and to one another. 

 

Plans for industrial areas will also include provisions for transportation and utilities and ensure adequate control of area development 

and building form.  There will be continuing management industrial developments through zoning regulations, private deed restrictions 

or leases.  These provisions will help to protect the investment of developers in the district and the industries occupying these improved 

sites. 

LOCATION.  About 274 acres of industrial land uses are planned between Townline and Three Mile, north of Hammond.  Portions of this 

area are limited by the Mitchell Creek wetlands, and any industrial land uses will be developed to minimize any impact on this sensitive 

environment.  A second area of existing industrial land use is found west of Three Mile Road adjoining the Cherry Capital Airport. 

 

11/ 
TRANSPORTATION CHANGES 

NEW ROADWAYS.  As a general objective, this Plan recognizes the importance of the effective functioning of important arterial 

roadways.  Greater setback distances (e.g., 100 feet from the centerline for all buildings) and access and driveway controls will be 

incorporated for major arterial roadways, including Hammond Road.  This will aid efficient traffic flow and increase flexibility to 

incorporate roadway landscaping, pedestrian and bicycle facilities and, additional travel lanes, if warranted.  
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The revised Comprehensive Plan recommends that a new roadway be planned to connect Hammond Road with Supply Road at its 

junction with High Lake Road.  The precise alignment must be determined based on engineering and property acquisition considerations, 

but generally the new roadway would divert Hammond Road traffic east of Four Mile Road southeasterly to connect with Supply Road.  

This will help take pressure off Hammond Road east of Four Mile Road and encourage the use of Three Mile and Four Mile Roads as 

the north-south connections between US-31 and Hartman-Hammond.   

The Holiday and English Woods developments are planned for approximately 393 housing units, with only two access outlets:  One to 

Holiday Road and one to Prouty Road.  To minimize access conflicts and further protect the public health, safety and welfare in this 

area, an additional outlet to Five Mile Road that provides access for both residential areas should be established before further 

growth in this area. 

 

12/ 

NON-MOTORIZED TRAILS  

 

INSIDE THE GROWTH BOUNDARY.  In the area north and west of the Consumers 

Energy right-of-way, the Township should encourage efficient and aesthetic 

growth, while preserving the significant natural features and rural character that 

are outside the boundary.  Thus, within the growth boundary, residential densities 

will increase providing demand and opportunities for non-motorized travel. This 

could be travel to and from home, work, schools, shopping or parks; or it could 

simply be recreational walking or biking.  

 

These uses are also described in the County’s trails plan and might be 

thought of as ‘arterial’ trails.  That is, their intent is to provide connections to 

The TART trail offers non-motorized connections through the 
Township. 

 
 Source: East Bay Township 
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destinations beyond East Bay Township.  Normally where land is available, such trails are located within a public road right-of-way, or 

they may be located near the road right-of-way and included within a private development, if land in the right-of-way is not 

available.  Eventually, the goal will be to complete a network so that a pedestrian or bicyclist can reach many of the key destinations 

within the Township without a significant conflict with motorized transportation.  This type of regional facility should be wider than a 

standard urban sidewalk and paved – typically 8 to 10 feet in width.  These may be formal rail rights-of-way, such as TART, or they 

may be located within new or existing rights-of-way.  

 
Within a subdivision or site condominium, a further network of local non-motorized facilities should also be offered.  The ideal design is 

a typical 5 or 6-foot wide sidewalk that is separated from vehicular traffic by a green parkway.  This sidewalk network should 

circulate within the development and connect to neighboring developments. In addition, it should also provide connections to a regional 

trail, if one abuts the site.    

 

OUTSIDE THE GROWTH BOUNDARY.  For the portion of the Township south and east of the boundary, a more rural pattern should prevail.  In 

addition to the sidewalk requirements above, developments that abut a planned regional trail should provide an easement sufficient to 

accommodate that facility, if the Grand Traverse County Road Commission certifies that the right-of-way is insufficient to accommodate 

the trail.  Where a trail is to be provided outside the road right-of-way, this plan recommends that an easement be provided which 

would be half the width of the road right-of-way, up to 50 feet in width, so that an 8-10 foot wide path can meander within the right-

of-way.  The easement would essentially overlap lots that adjoin it and the easement can be included in the minimum lot area, so the 

trail easement will not result in any reduction in development yield.   However, interior to a particular low density development, the 

requirement for pedestrian facilities may be modified.  Open space development forms that provide pedestrian access to natural 

areas will certainly be encouraged, but sidewalks will not be required.  It will be important to assure that adequate right-of-way width 

is provided so that pedestrian facilities may be provided in the future, as outside the growth boundary there would be less rationale to 

require that they be built now. 
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ZONING PLAN 

Section 33, (2), (d), of the Michigan Planning Enabling Act (Act 33 of 2008) requires that Master Plans adopted after September 1, 

2008 include a Zoning Plan to explain how the future land use categories in this Plan relate to the zoning districts incorporated in the 

Township’s Zoning Ordinance. The following table relates the more general future land use categories with the zoning districts and 

discusses features and factors to be considered in reviewing requests to rezone lands in the Township consistent with this plan.  

In considering a request to rezone property in East Bay Township, the Planning Commission shall consider the future land use map and 

the future land use descriptive narrative of this plan.  The following table shall be used to evaluate the degree to which proposed 

rezoning is, or may be, consistent with this plan together with an evaluation of the specific request.  The proposed rezoning shall also 

consider whether the proposed site may be reasonably used as it is currently zoned, whether the proposed site is an appropriate 

location for any and all of the land uses that might be permitted within the requested zoning district, whether there may be other 

locations in the community that are better suited to accommodate such uses and any potential detrimental impact on the surrounding 

property that could result from the proposed rezoning. 

In all cases, this Zoning Plan shall be applied as a guideline for the Planning Commission subject to the appropriate application of the 

discretionary authority permitted to the Planning Commission and Township Board by statutory authority, case law and good planning 

practice. 

  Future Land Use Categories 
Supporting and Compatible 

Zoning Districts 
Potentially Compatible Zoning 

Districts 
Evaluation Factors and Feature 

Natural Area Preservation  Natural Area (NA)  Lakes Area (LA)  
If adjacent, or in close proximity to 
Natural Area or Boardman River 
Zoning Districts  

Mitchell Creek Protection  Any district  Any district  

The Mitchell Creek Overlay District 
requirements must be extended to 
include any zoning within the area 
described in the Mitchell Creek 
Watershed Protection Strategy.  All 
development shall meet the 
performance standards set forth in 
this Plan for the Mitchell Creek 
Protection future land use category.  
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Future Land Use 
Categories 

Supporting and Compatible 
Zoning Districts 

Potentially Compatible 
Zoning Districts 

Evaluation Factors and Features 

Agriculture  Agricultural (AG)  None  N/A 

Residential – Very Low 
Density  

Rural Residential (RR)  

Natural Area (NA)  
If outside growth boundary and 
immediately adjacent to areas planned 
and zoned as natural area.  

Lakes Area (LA)  
If outside growth boundary and 
immediately adjacent to inland lakes   

Boardman River (BR)  
If outside growth boundary and located 
in the immediate vicinity of the 
Boardman River  

Low Density Residential (LDR)  If outside growth boundary  

Residential – Low to 
Medium Density  

Low Density Residential (LDR)  

Natural Area (NA)  

If immediately adjacent to areas 
planned and zoned as natural area 
and not served with public water or 
wastewater  

Moderate Density Residential 
(MDR)  

If immediately adjacent to areas 
planned and zoned for medium density 
residential and served with public 
water and wastewater  

High Density Residential (HDR)  

If immediately adjacent to areas zoned 
for high density residential, planned as 
a natural extension of an existing high 
density residential development and 
served with public water and 
wastewater  
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Future Land Use Categories 
Supporting and Compatible 

Zoning Districts 
Potentially Compatible Zoning 

Districts 
Evaluation Factors and Features 

Residential – Medium to 
High Density  

Moderate Density Residential 
(MDR) 

Low Density Residential (LDR)  

If established patterns support 
reduced densities or if immediately 
adjacent to areas planned and zoned 
for low density residential 
development and served with public 
water and wastewater.  

Regional Business (RB)  

If immediately adjacent to areas 
planned and zoned for regional 
business, served with public water 
and wastewater and north of the 
TART trail, and where established 
patterns of development can be 
preserved. 

High Density Residential & 
Manufactured Housing (MHC) 

If located immediately adjacent to 
existing manufactured housing and 
served with public water and 
wastewater 

Residential – High Density  High Density Residential (HDR)  Industrial (IND)  

If located immediately adjacent to 
areas planned and zoned for 
industrial uses and served with public 
water and wastewater.  

Neighborhood 
Commercial/Multi-family  

Local Business (LB)  East Bay Corners (EBC)  

If located within a ¼ mile radius of 
the intersection of Hammond and 
Three Mile, or ¼ mile of the 
intersection of Hammond and Carlisle 
and south of Hammond.  

Regional Commercial   Regional Business (RB)  Airport Service (AS) 
If located opposite the Cherry 
Capital Airport with direct access to 
S. Airport and/or Townline Roads. 

Industrial  
Industrial (IND) and 
Professional Office (PO)  

None  
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To maintain the momentum the Township has achieved in the preparation of this Master Plan it is critically important that the policies set 

forth here are transformed into concrete action steps.  This will give life to the plan and help to assure that desired change begins to 

occur.  However, it is also important to establish manageable strategies to avoid the burden of an overly ambitious and unrealistic work 

program that cannot be implemented. 

Therefore, the following three implementation strategies are outlined as the “first steps” to be 

taken to realize the goals and objectives of this Plan.  These are described in sufficient detail 

to allow the Planning Commission and community residents to track progress.  It must be clear 

that while these are seen as important first steps, they do not embody the entirety of the work 

program anticipated to implement this plan.  As some strategies are implemented, others may 

be undertaken.  In addition, at any subsequent update or revision of this Plan, it will be 

appropriate to evaluate progress made on these and other strategies and to add or modify 

the strategic elements of the Plan based on that progress and emerging trends in the 

community. 

 

1/  Amend the Zoning Ordinance 

 

Description.  If the Master Plan may be thought of as a “blueprint” for the future of East Bay Township, the Zoning Ordinance is the 

primary “tool box” to regulate growth and realize the vision of the Plan.  It is vitally important that the Township tools be properly 

structured and refined to shape that vision.  Therefore, first implementation strategy will be a comprehensive audit of the existing 

Zoning Ordinance and a comparison of the policies outlined in this plan with the realities of what may be achieved under the current 

ordinance.  It will also be appropriate to evaluate how well the ordinance has functioned in the past and whether further 

adjustments or refinements are needed to better serve the community.  Based on that audit, the Planning Commission will recommend 

Implementation Strategy Outline 

 What must be done? 

 Who should do it? 

 When will it be done? 

 What resources are needed 

and where will they come 

from? 

 How will we measure success? 
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to the Township Board that a series of amendments to the ordinance be undertaken or that a comprehensive re-write of the 

document is needed.  With the endorsement of the Township Board of the most appropriate approach, work may begin on the 

necessary revisions.   

Responsibilities.  By statute, the work to amend a Zoning Ordinance falls to the Planning Commission with final approval by the 

Township Board.  In reality, the Planning Commission will work with staff and planning and zoning professionals to refine the 

needed amendments and to undertake the process to recommend adoption to the Board.  The day-to-day activities to prepare the 

amendments will be undertaken by professionals under the policy guidance of the Planning Commission. 

Timeframe.  As the Zoning Ordinance is the primary tool box used by the Planning Commission to evaluate development proposals, 

it is important that this strategy be conducted immediately following approval of the Master Plan.  Therefore, it is expected that 

work will begin by the third quarter of 2015 with completion of the entire strategy by Summer 2016. 

Necessary Resources.  This activity will necessitate support from planning and zoning professionals either as consultants or on the 

Township’s staff.  Based on a brief assessment of the likely changes that will be considered, it is estimated that about 100 - 200 

staff hours will be needed to complete this activity.  Whether this work is undertaken by in-house staff or by outside planning and 

zoning consultants, the Township should anticipate an expense of $10,000 to $20,000 including Planning Commission meetings, 

hearings and publication expenses. 

Measures of Success.  The immediate measure of success of this strategy will be the adoption of a series of amendments or a new 

Zoning Ordinance that is completely consistent with the policies of the Master Plan.  In the longer term, success will be reflected in 

actual development proposals and new investments that are more congruent with those policies.  
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2/  A Work Plan for an Inventory of Natural Features 

 

Description.  A key aspect of the Master Plan is the preservation and protection of the Township’s natural features.  Certainly, there 

is broad support in the community for measures to protect natural beauty, but there is less agreement on which features are worthy 

of protection and what measures are appropriately within the purview of the Township without unnecessarily constraining the rights 

of land owners.  An Inventory of Natural Features will provide specific guidance on key features and can become the basis for 

zoning standards or simply for non-binding development guidelines, so at the outset it will be 

important to decide how the inventory will be used.  It will also be necessary to establish a 

process to complete it.  This will entail decisions on which types of features should be 

evaluated (e.g., surface water, ground water, hardwood stands, viewsheds, wildlife 

corridors, etc.) and whether any minimum size standards should be established (e.g., ten 

acres or more).  Next, it will be important to determine whether the entire Township should 

be evaluated or should the inventory concentrate on certain areas.  Lastly, decisions will be 

needed to determine methodology (i.e., based on aerial mapping, some on-site verification 

of features or right-of-way verification only) and the extent of GIS mapping to be used. 

Responsibilities.  The planning staff will begin with a general discussion with the Planning 

Commission regarding the nature of this activity.  Based on this, staff will prepare a detailed 

work scope for this activity for the Planning Commission’s review and endorsement.  Finally, 

the Township Board must understand the objectives of this activity and endorse it. 

Timeframe.  It is anticipated that the natural features inventory will be an important tool in 

implementing the policies of this Plan.  As such, it should be completed and available for use 

as the revised Zoning Ordinance is being prepared.  Therefore, it is expected that the work 

plan will be completed before the end of 2015 with the actual inventory to be completed by 

Summer 2016. 
Red pines. 

 
 Photo credit: Craig Goodrich  
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Necessary Resources.  The work plan for the inventory of natural features can be prepared by the Planning Commission with the 

support of its staff and consultants.  It may be appropriate to enlist the input of local stakeholders in this task as well, but there 

should be little unusual expense in preparing the work plan.  However, completing the inventory itself will require the active 

involvement of professionals in the field of environmental sciences and GIS mapping.  It may be possible to work with a college 

professor to supervise field teams of students or the Township may find it more expeditious to retain an environmental consulting 

firm.  Until the actual approach to the inventory is established, the amount of needed resources cannot be determined. 

Measures of Success.  Ultimately, the number and quality of the features protected will serve as the measure of success of this 

strategy.   

 

 

3/  Adjust Water and Sewer Policies to Encourage Development 
 

Description.  The Township has in place ordinances to require privately-financed utility extensions and to control development of 

more intense land uses in those areas without public water and sewer services inside the growth boundary.  However, in practice 

developers often find the capital cost of the required extensions and the requirement that connection and benefit charges be paid 

immediately upon completion make low-density development using on-site systems more affordable and less risky.  The resulting 

sprawling, large lot developments outside the growth boundary are contrary to the Township’s objectives.  To overcome this trend, 

the Township will evaluate its water and sewer financing policies and its density standards to seek approaches that make privately-

financed utility extensions more attractive.   

Responsibilities.  This effort should involve elected and appointed officials representing the Township Board and Planning 

Commission supported by engineering and planning staff.   

Timeframe.  This activity may be conducted over a period of three to six months with the objective of preparing any policy 

adjustments for action by the Township Board by the third quarter of 2016. 
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Necessary Resources.  Most of the work of this task may be undertaken by existing staff and consultants.  The Township may seek 

the input of outside stakeholders such as developers, the County Department of Public Works staff or an outside public finance 

analyst.  If additional ordinances or regulations are required those may be drafted in-house or by the Township Attorney.  Some 

modest professional fee expense may be expected, estimated at about $5,000, or less. 

Measures of Success.  Ultimately, the success of this strategy will be demonstrated by new, privately-financed utility extensions 

inside the growth boundary.  Conversely, evidence of policy failure may be significant added low-density development outside the 

growth boundary. 



EAST BAY CHARTER TOWNSHIP MASTER PLAN 
APPENDIX:  RESOLUTIONS OF ADOPTION 

 

 49 

 

 

 

 



EAST BAY CHARTER TOWNSHIP MASTER PLAN 
APPENDIX:  RESOLUTIONS OF ADOPTION 

 

 50 

 

 

 

 



EAST BAY CHARTER TOWNSHIP MASTER PLAN 
APPENDIX:  RESOLUTIONS OF ADOPTION 

 

 51 

 

 

 


