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REGULAR MEETING OF THE EAST BAY CHARTER TOWNSHIP 
PLANNING COMMISSION ~ TUESDAY, January 8, 2019 ~ 6:30PM 

 
 
Present:  Planning Commission Members: Robert Tubbs, Ted Hentschel, Paul Gonzalez, 

Judy Nemitz 
Absent:  Planning Commission Members: Dan Leonard, John Sych, Mindy Walters 
Also Present:  Planner Rick Brown, Zoning Administrator Leslie Couturier  
 
There were twelve (12) guests in attendance. 
 
1. Call Meeting to Order: Chair Tubbs called the meeting to order at 6:30 p.m. 
 
2. Roll Call: Role was called by the Recording Secretary and a quorum was in attendance. 
      
3. Review for Conflict of Interest: None presented. 
  
4. Approval of the Agenda: A motion was made by Nemitz to approve the agenda as presented, 

Hentschel supported the motion and it passed unopposed. 
 
5. Approval of the Minutes: A motion was made by Hentschel, supported by Gonzalez to approve 

the minutes of the December 4, 2018 regular meeting. The motion passed unopposed.   
 
6.  Public Comment:  None offered. 
 
7. Reports:  

Township Board: Walter’s was not available to report. Hentschel informed the board that there 
had been no ZBA meeting in December. Brown gave a brief report. 

   
8. Old Business: None 

   
  
9. New Business. 
 

A. Site Plan Review 13-18; Mansfield Land Use Consultants for Baywatch Resort LLC; 
Expansion to Existing Baywatch Hotel; Public Hearing & Action.    

 
Doug Mansfield, Mansfield Land Use Consultants, and owners Josh & Tonya Wuerfel were in 
attendance. 
 
Baywatch Resorts, LLC is requesting site plan approval to construct a 48-unit hotel addition onto 
the existing Baywatch Resort at 1529 U.S. 31 North. The subject site includes both 1529 and 
1591 US 31 North and is located on the north side of U.S. 31 North, just east of the Beach Haus 
Resort.  Parcel number(s) 28-03-208-010-00 & 208-209-00. 
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Chair Tubbs explained that this request was heard at the December 4, 2018 meeting; following 
the approval it was discovered that legal notices had inadvertently not been sent to properties 
within 300’ of the subject property (as required by law), thus a second hearing was being held. 
 
Doug Mansfield gave an overview of the project indicating that the expansion would add 48 
rooms to the existing 51 and connected to the existing building via an elevated “bridge” 
structure. 
 
Planner Brown added that the Planning Commission had received amended staff conditions to 
reflect what had been decided at the previous meeting. 
 
Chair Tubbs opened the public hearing at 6:40pm; 
 

❖ Thomas Douglas, 1599 US 31 North addressed the board with his concerns: he would 
like to see two (2) of the large pine trees saved as settlement could occur and impact 
the existing structures at Le Grand Chateau Condominiums were he resides, 
compromising his garage foundation.  The trees are approximately 40 to 50 feet tall and 
perhaps 30 plus years old.  Leaving the trees could help reduce visually the height 
differential between the existing condominiums and the proposed hotel, and could help 
to reduce the impact of any light emitting from the new structure to the condominiums.  
Also when the first part of the hotel was built and trees were removed a great number 
of squirrels migrated to the condominium property; saving the trees could help to 
lessen this occurring again. He further indicated that he was concerned with the higher 
area with dune grass and would happen to the condominium property once the grading 
was complete. 

 
Mansfield responded that the site would need to be raised to get out of the flood plain, and that 
it should create no nuisance or hazard as there would not be a lot of disturbance.  Regarding the 
trees; they are likely 60 to 70 years old and “wind burned” with only half of a canopy.  The need 
to raise the grade of the parking lot, to add retention basins, thus it would necessitate the 
removal of the two large trees, and regardless they would likely not survive after the grading 
was accomplished as the roots are very shallow. 
 
The three windows on the east side of the building should not be a problem.  If it becomes an 
extraordinary nuisance he is sure something could be worked out.  
 
Thomas Douglas asked if any studies had been done regarding the life expectancy of the pine 
trees.  Mansfield said no, but from past experience he knows if more than 40% of the root 
structure is compromised the tree will die. Douglas asked if they could try to preserve the trees 
that are straddling the property line.  
 
Mansfield that the Planning Commission may want to look at amending the landscape 
regulations to allow for the saving of tree masses with not so much emphasis on parking islands. 
 
Chair Tubbs closed the public hearing at 7:08pm, followed by board discussion.   
 
A motion was made by Hentschel to approve Site Plan Review 13-18 subject to staff 
recommendations and conditions as follow:  
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1. Approval is based on the revised site plan; existing conditions demolition plan; the civil/utility 

plans; grading and storm plans prepared by Mansfield Land Use Consultants, dated October 
12, 2018, and the building elevations and floor plans prepared by Traverse Architecture Group, 
dated November 15, 2018, subject to revisions as required. 

 
2. Approval is subject to the applicant obtaining all necessary permits and approvals from the 

Township (stormwater permit and land use permit), State of Michigan, and Grand Traverse 
County.  
 

3. All site lighting, including wall-mounted fixtures, shall be designed, installed, and maintained 
in manner which remains in conformance with the Township’s lighting regulations contained 
in Section 210 of the Zoning Ordinance.   
 

4. Approval of Site Plan Review #13-18 shall be valid for two (2) years from the date of approval 
unless extended for one (1) additional year by the Planning Commission pursuant to the 
procedures and criteria identified in Section 820.10.  
 

5. Pursuant to Section 229.3.f, the applicant shall provide the Township with a letter of credit for 
$16,000 to assure the landscaping plan is completed as proposed on the December 4, 2018 
landscape plan.  

 
6. Approval is based on the revised landscape plan prepared by Mansfield Land Use Consultants, 

dated December 4, 2018, which applies to both the new addition and the existing Baywatch 
Hotel. 
 
The motion was supported by Nemitz and passed unopposed. 
 
 

B. Sketch Plan Review:  Howard Walker; PUD Amendment to Village at Chartwell. 
 

Howard Walker addressed the Board:  The planned unit development (PUD) to which the Village 
at Chartwell is subject, currently allows a mixed use on the subject property of commercial and 
apartments. Specifically; the PUD allows 22,000 square feet of retail/restaurant and 85,000 
square feet of office, with 21 apartments above the commercial spaces.  An estimated 4800 
square feet of retail/office has been built. An estimated 9,500 square feet of office space has 
been built, with 4 – 5 apartments constructed above the commercial spaces. Consequently, the 
remaining allowance for development on the subject property is 17, 200 square feet of 
retail/restaurant space, 75,500 square feet of office space, and 16 apartments. 
 
The property consists of approximately 18 acres, subject to a conservation easement over 8 
acres of wetland.  This results in approximately 10 acres available for development. 
 
The owner of the property is proposing to amend the PUD to allow apartments to be 
constructed in place of the commercial uses.  Specifically the amended use would allow 92,700 
square feet of apartments, in addition to the 16 units which are currently allowed.  This would 
result in approximately 108 apartments with the amended PUD.  The proposal would also limit 
the apartment buildings to 3 stories.   



4 
 

 
Board discussion ensued with questions to Walker and to staff, culminating in a general 
consensus that the members of the board present would be open minded in considering a 
proposal to amend the PUD. 
 

C. Zoning Amendment 1-19; Section 505/409: Inconsistencies in Language; Public Hearing & 
Recommendation to the Township Board. 

 
ZA #1-19 proposes to amend the text pertaining to Yard Setbacks and Structure Heights 
contained in  Section 505, Table Number 1, Section 1(footnote h) which is inconsistent with text 
of the East Bay Corners (EBC) zoning district regulations found in Section 409.1(footnote a). The 
amendment also corrects a typographical error in Section 409.1(footnote a) which misspells the 
word “Carlisle” and adds the term “Road” after Carlisle. The amended text in both sections will 
read as follows: 

 
“Buildings shall be setback 100’ from the centerline of Hammond Road and Three Mile Road and 
53’ from Carlisle Road.”     
 
Tubbs and Brown gave a brief overview of the proposed amendment.  Chair Tubbs opened the 
public hearing at 7:49 pm, as no comments were offered the public hearing was closed, followed 
by board discussion. 
 
A motion was made by Gonzalez to recommend to the Township Board approval of Zoning 
Amendment 1-19 to read as follows; “Buildings shall be setback 100’ from the centerline of 
Hammond Road and Three Mile Road and 53’ from the centerline of Carlisle Road.” Hentschel 
supported and the motion passed unopposed. 
 

D. Township Parks & Recreation Plan; Public Hearing & Recommendation to the Township Board.    
 
 Brown gave an overview of the updated plan.  Chair Tubbs opened the public hearing at 7:57 

pm: 
 

❖ Mark Baker, Chair of the Parks Commission indicated that he would answer questions, if 
any. Nemitz had concerns regarding the location of the bath house at Lake 5 Park she 
questioned the location and drainage and infiltration, should the runoff go into the lake. 
Baker said that they had considered other locations but there just isn’t enough room on 
the property, they will follow rule set forth by soil erosion.  Nemitz also asked that the 
description of the Brown Bridge Quiet area be changed from park to “the largest area 
managed for passive public recreational use”.  Baker also informed the board that the 
wooden walkway at Gen’s park would be replaced with concrete and that the parking 
lot at Grace McDonald Park will be paved. 

 
 Chair Tubbs closed the public hearing at 8:05pm 
  

A motion was made by Nemitz to recommend approval of the 2019 Parks and Recreation Plan, 
with the amendment to page 23, regarding the Brown Bridge Quiet Area, to the Township 
Board, the motion was supported by Gonzalez and passed unopposed.   
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10.  Other Business. 
 
 A.   Annual Report; Recommendation to the Township Board 
 

Brown gave an overview of the report, followed by board discussion.  A motion was made by 

Nemitz to recommend approval of the 2018 Annual Report to the Township Board, Gonzalez 

supported the motion and it passed unopposed.  

 
11. Public Comment.  
 
 Chair Tubbs offered time for public comment at 8:25 PM 
 

▪ Beth Friend, Township Supervisor, updated the commission on changes being made to 
building security and to the Township email IT personal. She also spoke about perhaps 
adding a third Community Policer Officer (CPO) that would become a school resource 
office.  

 
Chair Tubbs closed the public comment and adjourned the meeting at 8:35 PM. 
 
 
Leslie Couturier 
Recording Secretary 


