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REGULAR MEETING OF THE EAST BAY CHARTER TOWNSHIP 
PLANNING COMMISSION ~ TUESDAY, September 4, 2018 ~ 6:30PM 

 
 
Present:  Planning Commission Members; Robert Tubbs, Ted Hentschel, Dan Leonard, 

John Sych, Paul Gonzalez, Mindy Walters, Judy Nemitz 
Absent/Excused:  
Also Present:  Planner Rick Brown, Zoning Administrator Leslie Couturier  
 
There were 4 guests twenty-six (26) 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, 

Hentschel 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 August 14, 2018 Regular Meeting Minutes as presented. The motion passed 
unopposed.  A motion was made by Hentschel, supported by Gonzalez to approve the meeting 
minutes of the August 14, 2018 site review as amended (in the next to last line the word 
convened was changed to adjourned.)  The motion passed unopposed. 

 
6.  Public Comment:  Tubbs offered time for public comments for items that were not on the 

agenda; hearing none he closed public comment. 
 
7. Reports:  

Township Board: Walter’s informed the Planning Commission that the Township had not had a 
meeting since the last Planning Commission meeting. 
Appeals Board: Hentschel gave a brief ZBA report. 

  Planning & Zoning: Brown updated the Planning Commission on issues that are ongoing and 
upcoming for the board.   
 

8. Old Business: None 
 
9. New Business: 
 

A. Conditional Rezoning 3-18; Mansfield Land Use Consultants, Representative for Alta 
Vista Associates LLC, owner: Public Hearing and Recommendation to the Township 
Board. 

 
 

The subject site (Tax Parcels #28-03-220-035-00 and #28-03-220-039-00) contains approximately 80 
acres and is located east of Grand Traverse Academy, on the north side of Hammond Road and south 
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side of Vanderlip Road in Section 20 of the Township. The applicant is requesting a conditional rezoning 
on the entire site from MDR (Medium Density Residential) to MHC (Manufactured Housing Community 
and High-Density Residential) to develop a manufactured housing community with a maximum density 
not exceeding three (3) dwelling units per acre, along with ancillary and/or accessory uses. 

 
Doug Mansfield, Mansfield land use Consultants, was in attendance along with developer RC 
Hermann. Both Addressed the Board. 
 
Mr. Mansfield described the conditional rezoning request to the Planning Commission; the 
parcel(s) consist of 80 acres on the east side of Grand Traverse Academy, with the intent of 
developing a manufactured housing community similar to Wood Creek Manufactured Housing 
Community, located on South Airport & Three Mile Roads.  The homes would be owned by the 
resident and the lots would be leased to each home owner (the home owner would be taxed 
only on any garages, sheds or decks that are constructed, but not on the manufactured home.     
 
RC Hermann communicated to the board that the development would devise a book of 
covenants with restrictions, rules and house specifications.   
 
Chair Tubbs opened the public hearing at 6:45 PM; 
 

▪ Barbara Winckler, 3969 Last Bay Drive, inquired if, due to the increased density in the 
area, had there been or would there be a traffic study done. 

Mansfield reminded all that the underlying zoning would allow five to eight units per acre, 
yet are requesting only three. Also, that if the development is not started within three years 
the zoning would revert back to Moderate Density Residential.  
▪ Roger Buchan, 1351 Vanderlip Road, stated that the roads, especially Vanderlip being 

dirt, could not handle additional traffic. 
▪ Denny Fasel, 1321 Vanderlip Road, does not mind development but not all 80 acres 

should be developed as much of it is wetland and located in the Mitchell Creek 
Watershed. He also indicated that he had thought that the Wood Creek Development 
had filled too much wetland area.  

 
Chair Tubbs closed the public hearing at 7:02 PM, followed by board discussion with questions 
to staff and the applicants. 

  
 Board discussion included: 
 

▪ The sustainability of the township by taking potential housing units off of the role 
▪ That the development would provide other housing options for people 
▪ Three units per acre was much better than 5 – 8, due to the wetlands and the 

watershed 
▪ Questioned if manufactured housing was affordable or even work force housing; 

wondering if we are trying to fill a gap that this type of housing won’t do will not meet.  
▪ Norte should be approached to include the development in the Safe Routes to School 

Program for the area, by including a non-motorized aspect to manufactured housing 
community 

▪ Wondered why two story or multi-family was not being considered as more density with 
less land use  
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▪ Will Vanderlip need or have to be paved 
 

Leonard made a motion to recommend to the Township Board approval of 
Conditional Rezoning Request 3-18 as proposed; based on the following factors: 

❖ That the request is reasonably consistent with surrounding land uses. 
❖ That the lessening of the density, as requested, will aid in protecting the 

physical uniqueness of the parcel. 
❖ That the development will aid in the potential facilitating of existing 

infrastructure; gas, sewer and water. 
❖ That the proposal is in general in compliance with the Township Master 

Plan and Future Land Use Map.   
Leonard further stated that he would rather utilize staff findings with the rezoning 
factors over those submitted by the applicant.  Hentschel supported the motion 
which passed with Nemitz dissenting. 
 

 B. Zoning Amendment ZA 8-18; Enforcement Duties (Sections 802.1, 808, 901, 
1003): Public Hearing and Recommendation to the Township Board 

 
The proposed zoning amendment would amend Section 802.1, Duties and Limitations of the Zoning 
Administrator; Section 808, Appearance Tickets; Section 901, Penalties; and Section 1003, Duties, Rules, 
Hearing and Decisions of Appeals, Right to and Grounds of Appeal to more clearly identify the roles of 
the Zoning Administrator and other administrative officials charged with enforcing the East Bay Charter 
Township Zoning Ordinance.  
 

Planner Brown explained that the amendment was to clarify the duties and limitations 
of the zoning administrator, as the current language merely inferred the duties and was 
not as clear as legal counsel felt was necessary.  
 
Chair Tubbs opened the public hearing at 7:37 PM: 
 

▪ Susan Weaver, 4244 Lakeview Trail, asked if this amendment would have a person going 
door to door on complaints. 
▪ Christine Wright, Spider Lake, said she had called in with a complaint but did not get a 
call back. 

 
Chair Tubbs closed the public hearing at 7:42 PM, followed by board discussion; 
 

 A motion was made by Walters to recommend approval of Zoning Amendment 8-18, with 
changes as specified per the Planning Commission, to the Township Board, Nemitz 
supported the motion and it passed unanimously. 

 
C. Zoning Amendment ZA 9-18; Section 231 Forest Lakes Overlay District: Public Hearing 

and Recommendation to the Township Board 
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The proposed zoning amendment would amend Section 231, Forest Lakes Overlay District to more 
clearly spell out the standards and the potential penalties for removing vegetation in the required 50 
foot filter and buffer strip surrounding inland lakes.  
 

Brown explained the need for the amendment was due to the number of infractions that  have 
occurred over the last few years;  there has been tree removal, site clearing, removal of 
vegetation, and soil movement within the fifty foot (50’) vegetative buffer strip from the water 
on numerous occasions.  Staff has added new verbiage to the application and permits and is 
mailing “welcome” letters that contain the rules to new owners on lake property. 
 
The intent is to now send information to landscapers, tree removal companies, and realtors, 
also with the rule enclosed. Regarding the proposed amendment; staff feels that more specific 
and stringent penalties need to be in place to aid in fewer or hopefully no infractions.   
 
Chair Tubbs opened the public hearing at 8:55 PM 7:55 PM 
 

▪ Sherry Pollack, 473 Peninsula Trail, asked “who should they they call when tree cutting 
is in action?  Also, do people that don’t know the rules get violation? 

▪ Barbara Winckler, 3969 Last Bay Drive, thought that realtors and landscapers need to be 
fined as well as the home owners  

▪ Sue Weaver, 4244 Lakeview Trail, asked if dead trees are exempt, and went on to say 
that over the last few years there has been more and more damage done to lake front 
properties and to the lake. Beach should be maintained in a natural way and invasive 
species need to be removed in the correct way. Education is needed to teach people to 
do what is right for the lakes.  She further thought that even with a $500 fine people 
that can afford it would continue to not follow the ordinance.  She also talked about oak 
wilt and how it is killing many trees in our lake area.  

▪ Art Fischer, 4005 Hiawatha Trail, said they had bought on Spider Lake because he 
doesn’t look like a subdivision; he is in agreement with the amendment saying “if the 
lake isn’t healthy our houses aren’t worth anything.”   

▪ Chris Wright wondered if the amendment will apply to pre-existing infractions.  Feels we 
need septic inspections and to not allow fertilizer on lawns, and is 100% for the $500 
fine. 

▪ Jack Keyes, congratulated the board on their work and said that it was an excellent 
amendment, please adopt it. 

▪ Steve Taylor, Harolds Road, felt that the development standards severely limited what 
homeowners can do, especially the lot coverage rule, he is not in support of the 
amendment as it is too restrictive. 

▪ Carol Kuesel, 3864 North Spider Lake Road, feels that much more education is need; 
utilize the township website, perhaps a panel of people with speakers form Grand 
Traverse Conservation District, The Watershed Center and others. She is in support of 
the amendment if it is equally enforced, and applicable to all. 

▪ Craig Kuesel, 3864 North Spider Lake Road, asked “if someone is clear cutting on Friday 
who will enforce if the township is closed?    

 
Chair Tubbs closed the public hearing at 8:47 PM, followed by board discussion.  A motion was made by 
Walters to postpone consideration of Zoning Amendment 9-18 until such time as the changes 
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discussed can be made along with the addition of a letter of credit to be utilized for replacement trees.  
The motion received no support and died on the table. 
 
A motion was made by Gonzalez to recommend to the Township Board approval of Zoning 
Amendment 9-18 with changes as discussed.  The motion was supported by Nemitz and passed with 
Walters dissenting. 

 
 

10.  Other Business; none presented. 
 
 
  

11. Public Comment   
 
Chair Tubbs offered time for public comment at 9:13 pm;  
 

▪ Ms. Hersberger, 4170 Celery Bay Drive; informed the board that she has had several trees 
revoked removed due to oak wilt and several more will need to be removed.  Should she have 
documentation from an arborist as proof of the oak wilt?  She also believes that education 
about this and other issues on the lakes is very important. 

 
Chair Tubbs closed the public hearing and adjourned the meeting at 9:17 PM. 
 
 
Leslie Couturier 
Recording Secretary 
 
 
All strike throughs are amendments per the Planning Commission 10/20/2018 


