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REGULAR MEETING OF THE EAST BAY CHARTER TOWNSHIP 
PLANNING COMMISSION ~ TUESDAY JUNE 4, 2019 ~ 6:30PM 

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

Mindy Walters, John Sych, Robert Tubbs 
Absent/Excused Dan Leonard 
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: None presented.  

  
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 Gonzalez, supported by Sych to approve the 

minutes of the May 7, 2019 Regular Meeting with the correction of the spelling of the name 
Kuesel.  The motion passed unopposed.   

 
6.  Public Comment:   
 

• Doug Mansfield, 830 Cottage View Drive, Traverse City; spoke to the Planning Commission 
regarding the Storm Water Ordinance and the difficulties developers have in fulfilling it as the 
ordinance was a “one size fits all” ordinance. He suggested that the Planning Commission direct 
the engineering staff to draft a new ordinance that would look at each site independently and to 
simplify the rules. Mansfield further asked the Planning Commission to look at the recently 
started Arbutus Ridge Site Condo, as the current storm water ordinance had caused the 
developer to lose trees and dig huge basins due to no flexibility in the ordinance.   

 
7. Reports:  

Township Board:  
 

✓ Walter’s reported that THE Township Board had approved the crematorium amendment, 
they are applying for a Par plan Grant for the Parks, there is continued work and meetings 
regarding the short term rental ordinance, and finally the Station Nine ambulance now 
covers the entire township as they are now Advance Life Support (ALS). 

✓ There were no ZBA meetings in May. 
✓ Planner Brown gave a brief report, noting that Garfield Township had sent 

correspondence regarding the Barlow-Garfield Neighborhood Plan. 
 
 

8. Old Business: None 
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9. New Business. 
 

A. Special Land Use #1-19; Peninsula Bay Resort Co-Owner’s Association: Public Hearing & 
Action. Parcel number: 28-03-553-000-05 
 
In attendance for the applicant: Wilbur (Bill) Burch, 1941 US-31 North #24 
 

Chair Tubbs gave an overview of the request: The Peninsula Bay Co-Owners Association is 
requesting special land use approval to allow units within the Peninsula Bay Condominium 
development to be occupied as a principal residence (PRE).  Peninsula Bay is currently classified 
as a resort condominium, which is a use permitted by right in the RB (Regional Business) zoning 
district. As a resort condominium, the owners are not able to claim a principal residence 
exemption for property taxes.  
 
Under Section 412.3, to allow, owner-occupied condominiums where the owner would have the 
right to claim the exemption, the Planning Commission must approve a special land use granting 
Peninsula Bay that status. 
 
Applicant Bill Burch stated that they are requesting the special land use permit as to allow owners 
the chance to claim their condos as principle residences.  The Co-Owners Association had voted 
on it and per their by-laws had received the 2/3 majority vote to do so, and they had changed the 
verbiage in the master deed to allow the PRE along with maintaining the right for others to remain 
as rentals. They are required to have 45 parking spaces to obtain the special land use, they 
currently have 66.   
 
Public hearing was opened at 7:40 PM, hearing none the hearing was closed. 
 
Board discussion ensued with questions to staff and to the applicant; concerns included the 
following issues:  with a PRE allowed would there be children living there, with an added school 
bus stop on US-31?  Also, would there be enough parking if the second building is built? 
 
Burch indicated that Phase II of the development would likely never occur as they had been 
granted a two (2) year extension to build and that had expired in 2017. 
 
Attorney David Rowe, 202 E State Street, informed the Planning Commission that there was an 
ongoing lawsuit regarding the construction of the second phase.  He also felt that the Planning 
Commission should not be considering the special land use at this time. 
 
A motion was made by Sych, supported by Tubbs, to approve Special Land Use 1-19. The motion 
passed unanimously.  
 
 
B. Sketch Plan Review; Doug Mansfield, Mansfield Land Use Consultants: Parcel # 28-03-230-

005-00/200 E. Hammond Road. Parcel Number 28-03-230-005-00 
 

In attendance representing the sketch plan review was Doug Mansfield and Joe Locricchio.  
The development would be on 27 acres located on south east corner of Townline and  
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Hammond Road, and is currently zoned Industrial with the Master Plan citing Moderate 
Density Residential, MDR.  The sketch plan as presented this evening indicates 170 units; 
quad-plex layouts, primarily two story with garages, for rentals, there will also be some one 
(1) bedroom units.  There may also be three story units backing up to the golf course.  No 
commercial will be included.  Fifty-seven percent open space is included in the layout. The 
target market is young working people, and older customers with prices ranging from $1100 
to $1500 per month. Construction will likely take place in three phases; phase 1 – 60 units, 
phase 2 – 60 unit, and phase 3 – 50 units, with the sewer, water and roads all being done in 
the first phase. They will be requesting a conditional rezoning to allow the multi-family 
development. 
 
Concerns from the Planning Commission: that this may be the wrong location as it does not 
transition well with the neighboring subdivisions. 
 

C. Discussion Regarding Lakes Overlay District; Tree Escrow  
 
Brown explained to the Board that staff feels that the upfront escrow was preemptive, with 
assumption of guilt before anything is done.  The Planning Commission directed staff to 
suggest to the Township Board the addition of an enforcement officer and to also place more 
emphasize on education. 
 
 

10.  Other Business. None. 

 
11. Public Comment:  None 
 
Chair Tubbs adjourned the meeting at 8:00 pm. 
 
Leslie Couturier 
Recording Secretary 


