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REGULAR MEETING OF THE EAST BAY CHARTER TOWNSHIP 
PLANNING COMMISSION ~ TUESDAY MAY 7, 2019 ~ 6:30PM 

 
 
Present:  Planning Commission Members: Ted Hentschel, Paul Gonzalez, Judy Nemitz, Dan 

Leonard, Mindy Walters, John Sych, Robert Tubbs 
 
Also, Present:  Planner Rick Brown and Zoning Administrator Leslie Couturier  
 
There were eight (8) guests in attendance. 
 
1. Call Meeting to Order: Chair Tubbs called the meeting to order at 6:30 PM. 
 
2. Roll Call: Role was called by the Recording Secretary and a quorum was in attendance. 
      
3. Review for Conflict of Interest: Walters indicated that she had a conflict with Item 9.c. new 

business; Discussion regarding property located between Four and Five Mile Roads near RR 
Tracks. 209-001-20/216-014-00/216-015-00.  

  
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: A motion was made by Hentschel, supported by Nemitz to approve 

the minutes of the April 2, 2019 Regular Meeting as presented. The motion passed unopposed.   
 
6.  Public Comment:   
 

• Carol Kuesel, 3864 North Spider Lake Road, passed out flyers and informed the board of an 
upcoming informational series titled Protecting our Lakes and Shorelines; this would be 
conducted on three dates as a series with presentations taking place at GOREC, 4754 Scout Camp 
Road (formerly Camp Greilick):  5/25/3019 – Steps to Stewardship of Our Lakes & Watersheds, 
6/8/2019 – Native VS Invasive Plants: Their Impacts on Water Quality and Shorelines and 
6/22/2019 – The Giving Trees: Safeguarding Our Shoreline, Uplands, Water, Fish and More. She 
encouraged all to attend and to please get the word out to others.  

 
7. Reports:  

Township Board:  
 

✓ Walter’s reported that an agreement had occurred regarding Metro Fire Department in 
that all three townships will continue to participate. Also, a draft of the rewritten Short-
Term Rental Ordinance will be presented at the Board of Trustees regular meeting on May 
13, 2019. She also commented on the retirement of Assessor Russ Casselman. 

✓ There were no ZBA meetings in April. 
✓ Planner Brown gave a brief report, highlighting that Peninsula Bay Resort would be 

coming before the Planning Commission next month to apply for a special land use. 
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8. Old Business: None 
   

9. New Business. 
 

A. Site Plan Review 1-19; Mansfield Land Use Consultants for Alta Vista Holdings LLC, Alta 
Vista Manufactured Housing Community; Public Hearing & Action. 

 
Parcel numbers: 28-03-220-035-00 and 28-03-220-039-00. 
 
In attendance for the applicant: R.C. Hermann and Mary Carlsbad of Alta Vista & Petra 
Kuehnis of Mansfield Land Use Consultants. 
 

Chair Tubbs gave an overview of the proposed project: Alta Vista is a planned 165-unit 
manufactured housing community located on parcels situated north of Hammond Road 
(addressed as 1365 E. Hammond Road), south of Vanderlip Road (addressed as 1330 Vanderlip 
Road), and east of the Grand Traverse Academy. 
 
The proposed manufactured housing community will contain individual sites ranging in size from 
a minimum of 5,193 square feet in area to a maximum of 12,720 square feet in area. The 
community will also include an approximate 5,132 square foot clubhouse with an outdoor hot 
tub, swimming pool, pickleball court, and a walking and exercise trail. A site for a future 
maintenance building is also provided in the northeast quadrant of the development. 
 
Two entrances are proposed to Alta Vista – one each off Hammond Road and Vanderlip Road. 
Based on the submitted plans, it appears that one (1) wetland crossing is required just north of 
the clubhouse. This will require a permit from the Michigan Department of Environmental Quality 
(MDEQ). 
 
Alta Vista will be developed in two phases, with the first phase being the southern half 
(approximately 40 lots), as well as a connection to Vanderlip Road. The second phase will be the 
northern half of the manufactured housing community. 
 
Petra Kuehnis reiterated the information supplied by the Chair, adding that Don Westphal of 
Landscape Architecture and Site Planning, who is a specialist in the design of manufactured 
housing communities, is the designer of the Alta Vista.  The process of obtaining state permits has 
begun and will likely take two to three months. 
 
Board discussion ensued; most concerns with were Vanderlip Road and what the added traffic 
and construction traffic would do to the road.  Other concerns include; the obtainment of 
easements for future trails and also protection of the wetlands.  Some Planning Commissions 
indicated that the project was comparable to Woodcreek and was needed in the community. 
 
Chair Tubbs opened the public hearing at 7:21 pm; 
 

• Judy Pelto, 2100 Abbie Lane; Indicated that the Planning Commission should look hard at the 
letter from Heather Smith, Grand Traverse Bay Keeper. She reiterated how important the Mitchell 
Creek Watershed is to our community, and that a bridge crossing should be low impact. She also 
questioned why there where ads selling lots when there has not been an approval yet. 
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• Greg Fasel, 1265 Vanderlip Road; Regards Vanderlip Road, along with added homes a huge 
concern.  The road is already very wet, especially in the spring, and drainage on the road is also a 
concern. 

• Robert Pelto, 2100 Abbie Lane inquired if the applicant would have to obtain flood insurance.  

 
Chair Tubbs closed the public hearing at 7:41 pm, followed by board discussion; 
consensus was that the project was a good one, yet concerns remained regarding 
Vanderlip Road and the wetlands included in the project.   
 
A motion was made by Hentschel, supported by Walters to approve Site Plan Review 1-
19, subject to conditions one (1) through four (4) as set forth per the staff memorandum 
dated April 30, 2019, with the addition of condition number five (5); If any significant 
changes to the site plan are imposed by other governing bodies during their permitting 
process, at the time of applying for a land use permit and a stormwater permit, staff 
will make a determination if the changes can be administratively approved or if the 
applicant must return to the Planning Commission for approval.   Also, the addition of 
condition number six (6); It is recommended that the applicant attempt to minimize the 
usage of Vanderlip Road, including but not limited to the routing of construction traffic 
away from Vanderlip Road, by utilizing the Hammond Road entrance instead.  The 
motion passed unopposed.  

 
 

B. Zoning Text Amendment 3-19 (Originally noticed as ZA 2-19); Definition of Cabin Courts; 
Public Hearing and Recommendation to the Township Board. 

 
ZA #3-19 proposes to amend the definition of “cabin court” in Section 1404.C of the Zoning 
Ordinance from: 
“CABIN COURT: A lodging development consisting of one or more freestanding structures 
intended and equipped to be occupied as a temporary residence typically for transient, seasonal 
or tourist uses. A unit in a cabin court shall not be considered a dwelling unit under this 
ordinance unless it meets all the standards of the ordinance pertaining to unit and parcel area, 
parcel size and residential density.”  
to the following: 
“CABIN COURT: A lodging development consisting of two (2) or more freestanding structures 
intended and equipped to be occupied for transient, seasonal, or tourist uses, for a fee. A unit 
within the lodging development that is not independently owned apart from the lodging 
development itself shall not be considered a dwelling unit as defined in this Ordinance but shall 
be considered a component of and regulated as part of a cabin court."  
 
Chair Tubbs and Planner Brown gave an overview of the proposed amendment, followed by the 
opening of the public hearing at 8:26 pm; 
 

• Mary Wodzien, 3263 Prouty Road, inquired as to why cabin courts are limited to the lakes 
area, she also suggested that the cabins be restricted to one story and to small sizes.  Also, 
perhaps add that a cabin court consist of a “manor House” and two or more cabins. 
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Chair Tubbs closed the public comment at 8:35 pm.  A motion was made by Hentschel, supported 
by Nemitz to recommend to the Township board approval of Zoning Amendment 3019 as 
proposed.  The motion passed unopposed. 
 
The Planning Commission further suggested, that as this is a quick fix, the definition should be 
brought back to the Planning Commission for further review and amendment.    
 
C. Discussion regarding property located between Four and Five Mile Roads near RR 

Tracks. 209-001-20/216-014-00/216-015-00 
 

Due to conflict of interest Commissioner Walters removed herself from the board and left the 
building. 

 
Brown explained that an owner of one of the parcels listed above had come to the Planning Office 
with questions about perhaps doing a campground on all three parcels; it would be low impact 
with mainly yurts and tents, with entrances off Pebble Brook Drive and Four Mile Road.  The parcel 
would need to be rezoned to Natural Area, which also may help to protect the Mitchel Creek 
Watershed area it is located in.   Thoughts were that it should not be “down zoned”, that perhaps 
a PUD would better, and to perhaps rezone the area to High Density Residential, as it is in our 
growth boundary. 

  
10.  Other Business. None. 

 
11. Public Comment:  None 
 
Chair Tubbs adjourned the meeting at 9:05 pm. 
 
Leslie Couturier 
Recording Secretary 


