
EAST BAY CHARTER TOWNSHIP 
PLANNING COMMISSION 

East Bay Charter Township Hall 
1965 N. Three Mile Road 
Traverse City, MI  49696 

 
Regular Meeting 

Tuesday January 7, 2020 
 

Present:  Planning Commission Members Robert Tubbs, Paul Gonzalez, Ted 
Hentschel, Judy Nemitz, Dan Leonard, John Sych and Mindy Walters  

 
Also, Present:  Claire Karner, Planner, Leslie Couturier, Zoning Administrator, Brian      

Sousa & Damian Curry, Township Engineers  
 

1. Call Meeting to Order: Chair Tubbs called the meeting to order at 6:30pm. 
 

2. Roll Call:  Roll was called by the Recording Secretary and a quorum was 
present. 
 

3. Review for Conflict of Interest  
None presented 
 

4. Approval of the Agenda:   
Nemitz moved and Hentschel supported to approve the agenda as presented.  

The motion carried. 

 

5. Approval of the Minutes – December 3, 2019 Regular Meeting Minutes  

 Sych moved and Gonzalez seconded to approve the minutes of the December 3, 

2019 Regular Meeting Minutes.  The motion carried. 

  
6. Public Comment:  

None presented. 
 

 7. Reports  
  a. Township Board  

Walters said that a grant had been awarded for the purchase of property 
at Five Mile and Holiday Roads. 

  
b. Appeals Board 
 No meeting of the Appeals Board in December. 
 
c. Planner/ZA Report 

Karner indicated that she had spoken with the MSU Extension office 
regarding livestock in residential areas, and that she would arrange to 
have someone attend a meeting to learn more.  



d. Correspondence 
 None 
   

     8. Old Business  
 A.  None  
    

9. New Business 
 A. Arbutus Ridge Stormwater; Review for Variance:  Doug Mansfield,  
  Mansfield Land Use Consultants/Dave Whiteford Developer. 
 

  
“Mansfield requests a variance from the Township Ordinance which 
requires storm water storage facilities of sufficient size to hold storm water 
run-off from two back-to-back 100-year storm events, without the use of 
infiltration, in order to reduce tree loss and other degradation of and about 
the site.  A letter of certification was not issued by the Township engineer, 
as the project was not completed as designed in the plans given to the 
Planning Commission in its site review approval process.  Chair Tubbs 
reviewed the two appeal requirements as set forth in the Storm Water 
Ordinance that the Planning Commission must follow in determining 
whether to grant a waiver.  These are: 

 
1.8.2 Appeals Process 
In considering any such appeal, the Appeals Board may grant a variance 
from the terms of this ordinance so as to provide relief, in whole or in part, 
from the action being appealed, but only upon finding that both of the 
following requirements are met: 
 
1. The application of the ordinance provisions being appealed will 
present or cause practical difficulties for a development or development 
site; provided, however, that practical difficulties shall not include the need 
for the developer to incur additional reasonable expenses, nor to forego 
potential income, in order to comply with the ordinance; and 
 
2. The granting of the relief requested will not substantially prevent 
nor result in less effective management of storm water runoff. 
 
Chair Tubbs inquired if the applicant agreed that these were the factors to 
be addressed by the Planning Commission and Mansfield concurred.” 
 
Mansfield explained that following the ordinance to the letter would result 
in losing too many trees (at least 30) causing the development to lose 
much of its character. He also indicated that the storm water ordinance 
was dated and had been inherited from the County Drain Commissioner.  
He further indicated that as East Bay Township’s geography was so 
diverse a new ordinance could aid in less tree removal and smaller basins, 



particularly the subject site as it is all sand and infiltration would certainly 
work. 
 
Sousa stated that there are options to save trees, such as smaller basins, 
or deeper ditches.  He also indicated that there was no practical difficulty 
and had been advised by the attorney that the request must be looked at 
as not built yet. He reiterated options for not cutting many trees, 
independent ditches with flat bottoms instead of big basins. Also use of a 
large indentation that already exists, he also said that a road will not be 
needed to access this depression. He then recommended not issuing 
permits until the stormwater permit has been closed out. 
 
After discussion a motion was made by Leonard, supported by 
Walters to postpone consideration of the stormwater waiver until the 
next meeting date (February 4, 2020), unless withdrawn.  The motion 
passed unanimously. 
 
 

A. Zoning Text Amendment 4-19: Cellular Towers & New Use Definition; 

Public Hearing and Recommendation to the Township Board. 

Chair Tubbs opened the public hearing at 7:50pm, hearing none the public 

hearing was closed.  Board discussion ensued followed by A motion made by 

Hentschel, supported by Nemitz to recommend to the Township Board 

approval of Zoning Text Amendment 4-19.  The motion carried 

unanimously. 

 
B. Annual Report; Recommendation to the Township Board.  

 
Consensus of the Planning Commission was to forward the annual report to the 
township board with the addition of an acronym table and dates of approval. 
 

10.  Other Business: None   
11. Public Comment: None presented   
12. Next Meeting Date. March 17, 2020; Regular Meeting at 6:30 PM  
13. Adjournment: Chair Tubbs adjourned the meeting at 8:00 PM. 
 
Leslie Couturier, Recording Secretary 


