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REGULAR MEETING OF THE EAST BAY CHARTER TOWNSHIP 
PLANNING COMMISSION ~ TUESDAY, April 3, 2018 ~ 6:30PM 

 
 
Present:  Planning Commission Members; Robert Tubbs, Mindy Walters, Ted Hentschel, 

Judy Nemitz, John Sych 
 
Absent & Excused:  Louis Groleau, Dan Leonard    
 
Also Present:   Planner Rick Brown and Zoning Administrator Leslie Couturier   
 
There were 10 guests in attendance. 
 
1. Call Meeting to Order: Chair Tubbs called the meeting to order at 6:30pm. 
 
2. Roll Call: Role was called by the Recording Secretary and a quorum was in attendance. 
      
3. Review for Conflict of Interest: None declared. 
 
4. Approval of the Agenda: A motion was made by Nemitz to approve the Agenda as presented, 

Walters supported the motion and it passed unopposed. 
 
5. Approval of the Minutes (03/06/2018 Regular Meeting): A motion was made by Sych, 

supported by Hentschel to approve the minutes of the March 6, 2018 Regular Meeting 
Minutes as presented. The motion passed unopposed. A motion was made by Sych, supported 
Hentschel to approve the March 6, 2018 site review minutes, amended to add that Sych had 
attended both reviews.  The motion passed unopposed.  

 
6.  Public Comment: There were no comments forthcoming. 
 
7. Reports:  
 

Township Board: Walters; Special Assessment Districts for Canterbury Woods & English Woods 
have been approved.  
Appeals Board: Hentschel; two variance requests had been presented and approved. 

  Planning & Zoning: Brown; gave a brief report highlighting staff involvement in various 
community meetings; BATA representative had attended the last Beach district meeting to talk 
about the upcoming Bayline route along the corridor.  He also discussed possible upcoming 
ordinance amendments.    

 
Old Business: None 

 
9. New Business. 
 

A. Special Land Use 1-18/Site Plan Review 2-18; Jimmy Asmar/Stellar Hospitality 
Traverse City, LLC: Public Hearing and Action. 

 
 Jimmy Asmar/Stellar Hospitality Traverse City, LLC is requesting approval to construct 

two (2) six-story hotels, as well as an adjacent retail building which includes a drive-



2 
 

thru window for a restaurant. The approximate 8.05 acre site is zoned RB (Regional 
Business) and is located on the south side of US-31 North, east of Four Mile Road and 
includes the following parcels: 

 
           TAX PARCEL        ADDRESS 

28-03-320-005-00  2072 US 31 N 
28-03-209-002-00  2174 US 31 N 
28-03-320-008-00  2182 US 31 N 
28-03-320-009-00  2210 US 31 N 
28-03-320-010-00  2234 US 31 N 
28-03-320-011-00  2258 US 31 N 

 
Site plan approval is for the entire project along with special land use approval for the 
drive thru window on the retail building. 

 
 Andy Andre, Stellar Development, was in attendance and described the proposed 

project to the board;  the two (2) hotels are both extended stay facilities, rooms will 
have kitchenettes, with expected stays three to five days or up to two weeks.  Stellar 
has been working with the DEQ and with the township engineer regarding the wetlands 
and the storm water system, which will be constructed to meet or exceed all permitting 
requirements. Baker Creek will be rerouted per DEQ requirements with significant 
plantings along the stream system.    The site(s) currently have five (5) driveways which 
will be decreased to two (2), both on US 31 North and a third ingress and egress out to 
Four Mile Road.; MDOT was engaged early in the process, driveway locations have been 
approved and a traffic study was not required.  Also, an access drive has been placed in 
the north east corner of the property.  Plans have been amended to address lighting 
requirements per the township. Pedestrian circulation is provided in the way of three 
walkways to US 31 North and a connection to the TART trail.  Buildings will be stone, 
brick, cement, and glass with architecture that should complement the character of the 
corridor.  A request for a variance on parking may be forthcoming as they wish to have 
the minimum amount of parking possible.  The location of the snow storage will be 
changed and located further from the stream. 

 
 Rick Brown, Planner, indicated that the applicant had met both site plan review and 

special land use standards.  Commissioner Walters expressed concerns regarding the 
water table on the site. 

 
Chair Tubbs opened the public hearing at 7:18pm. 
 
As there was no further comments chair Tubbs closed the public hearing at 6:55pm, 
followed by board discussion;(stricken per PC 5/2/2018) 
 

• Sally Erickson (one of the owners of nearby parcel; 28-03-209-001-00); Indicated 
great concern regarding the 25’ ingress/egress easement to their property as 
she feels that with the rerouting of the stream, they may no longer have access 
to their property.  She also submitted written correspondence to the Planning 
Commission. 

• Corey Carlton, 1046 Knollcrest, Felt that the board should take the easement, to 
the easterly property, should be taken into consideration prior to any decisions 
by the board.  
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Chair Tubbs closed the public hearing at 7:25pm, and then advised the Planning 
Commissioners that upon counsel’s advice; the matter of the easement was between 
the applicant and the parcel owner and should not affect any decision made by the 
board.  Board discussion ensued with questions to staff and the applicant. 
 
A motion was made by Hentschel to approve Site Plan Review 2-18 and Special Land 

Use 1-18 subject recommendations and conditions dated March 27, 2018 and to 

Attorney Wendling’s additional per PC condition as follows: The movement of the 

stream channel located at the south end of the property shall not be done until all State 

and local permits are in place allowing for the lawful movement of the channel. The 

motion was supported by Sych and passed unopposed.  

  

B.  Site Plan Review 4-18; East Bay One LLC; Public Hearing and Action. 
 

Eastbay One, LLC is requesting approval to construct a seven-story hotel on an 
approximate 4.33 acre site located at 1028 and 1076 US 31-North. The subject site is 
zoned RB (Regional Business) and is located on the south side of US-31 North, east of 
Three Mile Road and includes the following parcels: 

 
       TAX PARCEL        ADDRESS 

28-03-207-026-00     1028 US 31 N 
28-03-208-043-00     1076 US 31 N 
 

Doug Mansfield, Mansfield Land Use Consultant, was in attendance to represent the 
applicant: The proposed hotel will be 7 stories tall with 139 rooms and a restaurant. The 
project meets or exceeds zoning requirements.  Talks are ongoing with Metro Fire 
Department regarding a second ingress/egress location.  There will be no access drive to 
the east (State Park), as the area is fence and security for campers is imperative.  There 
will be an access drive provided to the west.  Regarding staff’s proposal to move the 
building further to the north, the applicant does not anticipate that as something that 
will take place, Mansfield cited noise and vibration from the road as main reasoning for 
placing the hotel towards the back of the lot. He further indicated that studies have 
shown that traffic calming does not work after thirty feet, and that the large building 
near the road would make the corridor darker.   
 
Commissioner Sych inquired as to the use of the storage building as it seems rather 
large. Mansfield indicated that it would likely house a plow truck, mowers, seasonal 
items, and perhaps bicycles and kayaks for guests Sych felt that camouflaging the 
maintenance building would be needed. 
 
Planner Brown stated that the plan was conforming to most of the standards and that 
staff is flexible regarding the location of the cross access easement. Staff feels that the 
placement of the building, at a setback of approximately 240 feet, is out of character 
with other buildings on the corridor, averaging 35 feet, and urged the board to think 
about what the township wants the corridor to look like. 
 
Chair Tubbs opened the public hearing at 8:37pm, no one present wished to speak, thus 
the public hearing was closed. 
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Board discussion ensued with questions to staff and to the applicant.  A motion was 
made by Hentschel to postpone consideration of Site Plan Review 4-18 to the next 
regular meeting (5/1/2018); giving time for the applicant to work out the fire 
department placement of the second egress. Mr. Mansfield will also supply the board 
with photo shopped pictures of the building at various distances from the road.  
Further, staff will discuss the standards on the site review regarding consideration that 
the plan meets the character of the surrounding areas. (Section820.7.i)  Walters 
supported the motion and it passed unopposed.  
 

C. Zoning Amendment 1-18, Section 831 Public Hearing Notices; Public Hearing 
and Recommendation to the Township Board. 

 
Zoning Amendment #1-18 would add language to Section 831 of the East Bay Charter 
Township Zoning Ordinance which makes it more consistent with the Michigan Zoning 
Enabling Act (Act 110 of 2006, as amended) as to notices to those residing or occupying 
structures with four (4) or more dwelling units or spatial area. The proposed language 
more specifically reads as follows:  

 
“If a single structure contains more than 4 dwelling units or other distinct spatial areas 

owned or leased by different persons, notice may be given to the manager or owner of 

the structure, who shall be requested to post the notice at the primary entrance to the 

structure.” 

Chair Tubbs opened the public hearing at 8:50pm, hearing none the public hearing was 

closed, followed by board discussion; a motion was made by Tubbs to recommend 

approval of Zoning Amendment 1-18 to the Township board. The motion was 

supported by Hentschel and passed unopposed.   

D. Zoning amendment 2-18, Section 702 Off Street Parking; Public Hearing and 
Recommendation to the Township Board. 

    
Zoning Amendment #2-18 would revise Section 702.3.l of the East Bay Charter 
Township Zoning Ordinance, entitled Parking Space Requirements; Business 
and Commercial; Motel, hotel, tourist home; to read as follows:  

 
l. Motel, hotel, tourist home  One for each sleeping unit, plus one for each one 

employee during the largest shift, plus restaurant 
requirements, if applicable.  

 
 
Chair Tubbs opened the public hearing at 8:55pm, hearing none the public hearing was 

closed, followed by board discussion; a motion was made by Sych to recommend 

approval of Zoning Amendment 2-18 to the Township board. The motion was 

supported by Walters and passed unopposed.   

 
 

10.  Other Business. None 
 
11. Public Comment. None 
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12. Adjournment. 
 
 Chair Tubbs adjourned the meeting at 8:55 PM. 
 
Minutes submitted by Leslie Couturier, Recording Secretary 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 


