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REGULAR MEETING OF THE EAST BAY CHARTER TOWNSHIP 
PLANNING COMMISSION ~ TUESDAY, June 5, 2018 ~ 6:30PM 

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

Judy Nemitz, John Sych, Louie Groleau,  Dan Leonard    
 
Also Present:  Planner Rick Brown, Zoning Administrator Leslie Couturier and Peter Wendling, 

Township Attorney   
 
There were 21 guests in attendance. 
 
1. Call Meeting to Order: Chair Tubbs called the meeting to order at 6:34pm. 
 
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, 

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

minutes of the May 1, 2018 Regular Meeting Minutes as amended; one (1) typo was amended 
per the Planning Commission. The motion passed unopposed.   

 
6.  Public Comment: 

• Scott Strelecki, 1239 US-31 North wished to discuss the fact that he had been “evicted” 
off of his land. Chair Tubbs explained that it was not a Planning Commission issue and 
that perhaps he should talk with staff or bring it before the Township Board. 

• Gordon LaPointe, 6375 Plumb Drive, informed the Board that he is running for the 
District 6 seat on the County Commission, giving a narrative on his background and his 
reasons for running. 

 
7. Reports:  

Township Board: Walters; at the last meeting the Board did not pass the lighting amendment 
sent to them by the Planning Commission. Also Short Term Rentals is very close to being 
finalized. 
 
Appeals Board: Hentschel; two variance requests had been presented and approved.  

  Planning & Zoning: Brown; gave a brief report.    
 
Correspondence:  The Planning Commission had received a letter from Ron Boyle, 689 South 
Airport Road, requesting that the Planning Commission implement an ordinance which requires 
property owners to maintain the overall appearance of their properties. Consensus of the 
Planning Commission is to refer the matter to the Township Board for input as to the interest in 
drafting such an ordinance.   
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Old Business: None 

 
9. New Business. 
 

 
A. Sketch Plan Review; Planned Unit Development (PUD) at Elmbrook Golf Course 

Site; Doug Mansfield.  
 
 Doug Mansfield, Mansfield Land Use Consultants conveyed to the Planning 

Commission the intended Planned Unit Development (PUD) to be located on the 
Elmbrook Golf Course 223 acres and consist of approximately 430 housing units.  
The PUD would encompass several housing types; apartment buildings, 
traditional condominiums, site condominiums (single family dwellings) and 
duplexes.  The draft plan depicts 50% of the site as being open space, with 
walking trails though out the development. The density of the project meets the 
Zoning Ordinance requirements and is in accord with the Township Master Plan. 
The intent of the developer is to meet with adjoining neighbors to discuss such 
issues as road connects. They are expecting to return to the Planning 
Commission for the September meeting for a public hearing.    

 

B. Special Land Use 3-18/Site Plan Review 5-18; Mike Foster, Owner; Accessory 
Structure Greater than 150%; Public Hearing & Action. 

 
 Parcel ID Number: 28-03-660-012-00 

 
 The public hearing is regarding a special land use and site plan for an accessory 

structure (detached garage) which along with the existing accessory structures 
will exceed the approximate 1,308 square foot footprint of the existing single 
family residence by more than 150%. An existing 360 square foot accessory 
dwelling and a 720 square foot accessory building are also located on the 
subject parcel. William Michael Foster is requesting approval to construct a 
1,472 square foot detached residential garage at 164 Highview Road. The 
subject parcel is located on the east side of Highview Road, south of High Lake 
Road in Section 4 of the Township.  

 
Mr. Foster addressed the board giving an overview of the intended project; he 
had received a side setback variance in April for the proposed building, all back 
slopes will right up to the walls of the structure, and the existing shed will be 
removed. 
 
Planner Brown followed with a description of the request and how it met the 
ordinance. 
 
Chair Tubbs offered time for public hearing at 7:42 pm, hearing none the 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 approve Site Plan Review 5-18 and Special Land Use 
3-18, subject to staff recommendations dated 5/22/2018.  Walters supported 
the motion and it passed unopposed.  

 
C. Zoning Amendment 6-18; Child Care Facilities in Places of Public Assemblies; 

Tracey Bartlett. Public Hearing & Recommendation to the Township Board. 
 

Zoning Amendment #6-18 would revise Sections 617, 636, and 1417.P to allow a 
child care center as an accessory use in places of public assembly; would revise 
the size standard that differentiates a small place of public assembly from a large 
place of public assembly; and would remove the minimum separation distance 
for child care centers from other similar child and adult care facilities.  

 
 Chair Tubbs provided an overview of the proposed text amendment followed by 

staff comments per Planner Brown. 
 
 Chair Tubbs opened the public hearing at 7:50 pm, hearing none the hearing was 

closed.  Planning Commission discussion ensued; a motion was made by 
Leonard to recommend approval of Zoning Text Amendment 6-18 to the 
Township Board.  The motion was supported by Sych and passed unopposed.   

 

D. Site Plan Review Amendment 7-16A; Adam Orth; Hammond Road Storage 
Vault; Public Hearing & Action. 

 
 Parcel ID Number: 28-03-219-018-10 
 
 Hammond Road Storage Vault is requesting approval to construct additional mini-

storage buildings at the Hammond Road Storage Vault facility, which is located at 403 E. 
Hammond Road (parcel # 28-03-219-018-10). The subject site is zoned I (Industrial) and 
is located on the north side of E. Hammond Road across from Elmbrook Golf Course. 

 
 Adam Orth, owner, addressed the board detailing his request.  He stressed that even 

though the township requires a 40’ paved area between building the fire department 
requires only 20 and he feels that is enough. 

 
Planner Brown informed the Board that Mr. Orth will need to go before the Zoning 
Board of Appeals to request a variance in the width of the pavement between buildings.  
He further spoke about the depiction of outdoor storage on the site plan and apprised 
the Board that it was not allowed in the Industrial District.  Mr. Orth stated that he had 
letters from Peter Wending, Township Attorney and his attorney Joe Quandt indicating 
that the landscape material could be stored in the front yard of the parcel. 
Commissioner Leonard stated that this issue was snot before the Board at this time, as 
they were only approving the site plan for more buildings. Applicant and staff should 
discuss the issue independently from the board.    Landscaping was discussed by the 
board and consensus was that there should be plantings on the east side of the parcel to 
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block the view from the house on the parcel next to it. Orth said he would amend the 
landscape plan to add the trees. 
 
Chair Tubbs opened the public hearing at 6:23 (amended per the PC) 7:23 pm, hearing none 
the public hearing was closed.  Planning Commission discussion ensued: Nemitz felt that 
the 3000k for lighting should be required, largely due to the house to the east. Sych felt 
that the 40’ pavement requirement was excessive and perhaps staff and the board 
should look at an amendment for this.  He went on to state that when a site plan is 
submitted it needs to be complete with all requirements addressed at staff level before 
it is brought to the board. 
 
The Planning Commission reviewed and amended staff conditions; a motion was made 
by Hentschel to approve the amendment to Site Plan Review 7-16A, subject to staff 
conditions as amended per the Planning Commission on 6/5/2018 (Attachment A).  
The motion was supported by Nemitz and passed unopposed. 

 
E. Zoning Amendment 7-18; Maximum Front Yard Setback from US-31 North; 

Public Hearing & Recommendation to the Township Board.  
 
 Zoning Amendment #7-18 would establish a maximum front building setback for 

principle uses from US 31 North in Section 412, the Regional Business zoning 
district, in both the chart identifying the District Regulations and in Section 
412.4. Section 505.1, the Table of Yard Setbacks and Structure Heights will also 
be amended to reflect the zoning amendment. The proposed maximum front 
yard setback on the south side of US 31 North is proposed to be 75 feet, while on 
the north side of US 31 North the maximum front yard setback is proposed to be 
150 feet.  

 
Chair Tubbs and Brown explained the proposed amendment; the intent of the 
proposed ordinance is to maintain some consistency for front yard setbacks 
along US 31 North, while allowing latitude of where the front edge of the 
principle structure may be located in order to maintain the existing visual 
character of the corridor. Studies have shown that if a street or highway feels 
wide-open, traffic will tend to move faster, creating more danger to pedestrians, 
bicyclists and other vehicles.   
 
Chair Tubbs opened the public hearing at 8:50 pm, hearing none the hearing was 
closed.  Planning Commission discussion ensued;   
 

• Hentschel sees no reason for the amendment as the area is already built 
up; he’s not in favor of buildings by the road as it “is unsafe”. 

• Nemitz mentioned that she had spoken to the manager of the state park 
who had commented that they like the ideas of buildings next to them 
being set back further. 

• Groleau remarked that anybody should be able to enjoy the rear of their 
lot. 
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• Sych had spoken to people along the corridor who’s main concerns 
where the speed of the traffic along the corridor.  He indicated that the 
buildings closer to the road would cause friction slowing the traffic 
down.  He also mentioned that the existing buildings could change at 
any time.  US-31 North needs to be thought of as a street not a highway, 
closer buildings could achieve this.  Sych does feel that 100’ setback 
would be as effective, he like the ideas saying that it would transform 
the corridor. 

• Leonard concurred with Sych, he further stated that they need to create 
a sense of place making, and that during the Beach District discussions, 
consensus was that buildings closer to the road would aid in slowing 
traffic.  He felt that 75’ was good. 

• Walters had concerns about placing tall buildings close to the road. 

• Tubbs concurred with Sych and Leonard, buildings should be closer to 
road. 

 
A motion was made by Walters and supported by Sych to recommend approval 
of Zoning Amendment 7-18 to the township with the maximum setback on the 
south side of Us-31 North to be 100’ and on the north side of US 31 North a 
maximum setback of 150’.  A roll call vote was taken; 

• Groleau – No  

• Leonard – Yes 

• Nemitz – No   

• Walters – Yes 

• Sych  - Yes 

• Hentschel – No 

• Tubbs – Yes 
 The motion passed 4 -3. 
  

10.  Other Business. None 
 
11. Public Comment. 
 

Mary Wodzien, 3263 Prouty Road, spoke regarding US-31 North and traffic calming;  the 
problem is the speed limit and she indicated that perhaps the road needs to be “broken 
up”, possibly by adding more traffic lights.  

   
12. Adjournment. 
 
 Chair Tubbs adjourned the meeting at 9:15 PM. 
 
Minutes submitted by Leslie Couturier, Recording Secretary 
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Attachment A 
(As revised per the PC 6/5/2018) 

 
Approval of amended Site Plan Review #7-16A (Hammond Road Storage Vault), a request to construct 
additional mini/self-storage buildings at 403 E. Hammond Road is recommended for approval subject to 
the following conditions: 
 

1. Approval is based on the revised site & dimensional plan prepared by Mansfield Land Use 
Consultants, dated May 7, 2018, subject to revisions as required and the undated proposed 
building elevations prepared by Miller Building Systems, subject to revisions as required. 
 

2. Approval is subject to the applicant obtaining all the necessary permits and approvals from East 
Bay Charter Township (variances, stormwater permit, and land use permits); Grand Traverse 
County (soil erosion and building permits); and Metro Fire. A copy of each permit and approval 
shall be provided to the Office of Planning & Zoning prior to construction. 

 
3. All parking, maneuvering lanes, and drive lanes serving the mini-warehouses/self-storage shall 

be paved. The paving may be phased with the construction. 
  

4. The future service drive to the east and west shall be clearly depicted on all site plans.  
 

5. All applicable variances shall be obtained from the Zoning Board of Appeals or the plans shall be 
revised to comply with the Zoning Ordinance prior to obtaining a land use permit. 

 
6. Pursuant to Section 229.3.a, all landscaping materials shall comply with the Grand Traverse Bay 

Region: New Design for Growth Guidebook. An updated landscaping plan shall be submitted 
with the land use permit with 3-4 evergreens to screen the house to the east. 

 
7. Changes to the approved site plan based on input from the agencies listed above in conditions 

#1 through #6 above shall require resubmittal of a revised site plan to the Office of Planning & 
Zoning to determine whether reconsideration and re-approval by the Planning Commission is 
required. 

 
8. Approval of amended Site Plan Review #7-16A shall not include the outdoor storage area in the 

front yard of the site, which is not consistent with the requirements of Section 415.4.m. 
 

9. Approval of amended Site Plan Review #7-16A 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.  

 
Recommendation - All exterior lighting incorporating a LED color temperature that shall not exceed 
3000K. 


