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REGULAR MEETING OF THE EAST BAY CHARTER TOWNSHIP 
PLANNING COMMISSION ~ TUESDAY, November 13, 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 ninety (90) guests in attendance. 
 
1. Call Meeting to Order: Chair Tubbs called the meeting to order at 6:30p.m. 
 
2. Roll Call: Role was called by the Recording Secretary and a quorum was in attendance. 
      
3. Review for Conflict of Interest: Hentschel stated that he would recuse himself from the Board 

during discussion on Special Land Use 7-18/Site Plan Review 11-18; Hentschel (he is related to 
the applicant), and also PUD 1-18; JLG Properties (a component of the PUD is a party store, as he 
owns a store in the vicinity he feels there is a conflict). 

  
4. Approval of the Agenda: A motion was made by Nemitz to approve the agenda as revised, 

(Lakes Overlay letter of credit for tree removal in the lakes area was added to old business, 
and January Parks and Rec Plan was added to other business.) Sych 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 October 2, 2018 Regular Meeting Minutes, and the October 2, 2018 site 
review as revised. The motion passed unopposed.   

 
6.  Public Comment:  None offered. 
 
7. Reports:  

Township Board: Walter’s gave the Commission a Township Board Report, followed by 
Hentschel’s ZBA report and Brown’s Planner report. 
   

   
8. Old Business:  
 
 A. Lakes Overlay District; amend to add letter of credit for unauthorized tree removal.  
 

Chair Tubbs inquired as to when this proposed amendment would be on the agenda; 
Brown indicated that it would be ready sometime in the first months of the year (2019).  
 

9. New Business: 
 

A. Special Land Use 7-18/Site Plan Review 11-18; Northern Michigan Pole Barns, for John 
T. & Bonnie G. Hentschel Trust; Public Hearing & Action.  
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Commissioner Hentschel stepped down from the board prior to the public hearing/discussion. 
 
Northern Michigan Pole Barns, representing the John T. and Bonnie G. Hentschel Trust, is 
seeking special land use approval (SLU #7-18) and site plan review approval (SPR #11-18) for an 
approximate 2,040 square foot pole barn at E. 589 River Road.  The new pole barn would be the 
seventh accessory/secondary building on the approximate 35.3 acre parcel (Parcel # 28-03-118-
002-00). The combined square footage of these structures exceeds the ground floor area of the 
principal structure by more than 150 percent, requiring approval from the Planning Commission 
 
 
Brenda Geilinz, Northern Michigan Pole Barns, reviewed the request with the Commission, 
indicating that the new 40’ x 51’ structure was for an RV, boats, golf carts and other “toys”. 
 
Planner Brown signified that the request complies with the standards of the ordinance. 
 
Chair Tubbs opened the public hearing at 6:49pm, hearing none he closed the hearing, and 
mentioned that the Planning Commission had received correspondence from Allyson Cooley-
Brakeman and R. Craig Brakeman stating that they had no problem with the request. 
 
A motion was made by Walters to approve Special Land Use 7-18/Site Plan Review 11-18 as 
proposed. The motion was supported by Nemitz and passed unopposed. 
 
Commissioner Hentschel rejoined the meeting. 
 
B. Site Plan Review 12-18; Mansfield Land Use Consultants for Arbutus Ridge 

Development Site Condominium; Public Hearing and Recommendation to the 
Township Board.   
 

 
Mansfield Land Use Consultants, representing Arbutus Ridge Development, is seeking site plan 
review approval to construct a 27 unit single-family site condominium development (as noted 
on the site plan dated 11/12/2018) on approximately 40.7 acres of undeveloped land on the 
east side of Garfield Road at Hobbs Highway, along with approval of the private roads serving 
the project. Parcel identification number; part of 28-03-116-001-00. (Dave & Tim Whiteford, 
Owners were in attendance.) 
 
Chair Tubbs presented a synopsis of intended site condominium. 
 
Doug Mansfield of Mansfield Land Use Consultants gave an overview of the proposed site 
condominium and private roads; the development would consist of 27 lots with two (2) private 
roads.  The existing unrecorded Lakeview Avenue will be removed from the site and no longer 
utilized.   The existing BATA Bus Stop shelter will also be removed and utilized elsewhere.  Mr. 
Mansfield also indicated that the private roads will meet or exceed the Grand Traverse County 
private road standards referred to in the ordinance (the county no longer has private road 
standards as of 2016). 
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Planning Commission discussion ensued with questions to staff and to the applicant; much of 
the conversation centered on the private roads and future road connections to neighboring 
properties. Also deliberated; storm water and soil erosion permits. 
 
Chair Tubbs opened the public hearing at 7:25pm: 

▪ Jim Hirtreitter, 2250 S Garfield Road, spoke to the board regarding the difficulty he has 
pulling onto Garfield Road from Lardie Road, specifically the traffic coming south from 
Kingsley.  He further stated that anything to improve Garfield Road would be welcome. 

 
The public hearing was closed at 7:28pm.  Mr. Mansfield stated that the County Road 
Commission had stated no new improvements for Garfield Road are anticipated, thus the need 
for putting the new road off of Hobbs Hwy.  There was more discussion regarding storm water, 
Mansfield indicated that each lot owner would be responsible for applying for storm water 
permits for their individual lot. 
 
A motion was made by Leonard, supported by Walters to recommend to the Township Board 
approval of Arbutus Ridge Site Condominium/Site Plan Review 12-18 as submitted on the site 
plan dated 11/12/2018, subject to staff conditions, with the removal of condition number four 
(4) and also removing the reference to number four (4) from condition number five (5). The 
motion passed unopposed.  
 
 
C.  Special Land Use 6-18/Planned Unit Development (PUD) 1-18; Mansfield Land Use 

Consultants for JLG Properties; Elmbrook Hills PUD; Public Hearing and 
Recommendation to the Township Board.   

 
Commissioner Hentschel stepped down from the board due to conflict of interest. 
  
JLG Properties – Joe Locricchio is seeking special land use approval (SLU #6-18) and planned unit 
development approval (PUD #1-18) for the development of a multi-phased, mixed use planned 
unit development named Elmbrook Hills. The subject site consists of approximately 256 acres 
that are generally bordered by Townline Road/East Bay/Garfield Township line on the west to 
Edgecomb Road on the east, as well as from Hammond Road on the north to the Windmill 
Farms development on the south and includes the following parcels: 
 

• 28-03-230-004-00 

• 28-03-230-005-00 

• 28-03-230-006-00 

• 28-03-230-009-00 
  
Current addresses on the subject site are 1750 Townline Road and 200 E. Hammond Road and 
the properties are currently zoned either LDR (Low Density Residential) or IND (Industrial). The 
proposed planned unit development would include a variety of housing types including, but not 
limited to apartments, residential duplexes, villa-style single-family homes, and single-family 
residential lots. Other uses proposed include commercial/service node at the southeast corner 
of E. Hammond Road and Townline Road and communities amenities such as a club house, open 
space and trails, and dog parks.   
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Chair Tubbs narrated the standards under which the Planning Commission must make decisions 
regarding planned unit developments.  
 
Doug Mansfield of Mansfield Land Use Consultants gave an overview of the proposed Planned 
Unit Development which encompasses 256 acres with 784 dwelling units in total: 
 
 

❖ 306 market rate apartment units (two and three story) 
❖ 120 senior apartment units (three story) 
❖ 10 senior duplex units 
❖ 92 single family units (detached condominiums) 
❖ 124 single family lots 
❖ 132 duplex units 
❖ A club house, open space, trails and dog parks 
❖ An 18,000 square foot neighborhood grocery/convenience, coffee shop, restaurant and 

entertainment. One (1) vacant commercial lot. 
 
All housing would be market rate with no government funding. Demographics for residents of 
the PUD will likely be 60% – 70% of 60 years olds. The single family dwellings would be 
structures similar to the Verndale, Cherry Ridge and Windmill Farm communities.   
 
The market rate apartments and the majority of the detached condominiums would be rentals 
controlled by a property management group.  
   
The northern portion of Edgecomb Road would be utilized, with perhaps future improvement to 
Townline and Hammond Roads.  The County Road Commission has no desire to upgrade or 
maintain Edgecomb Road, and seem will to discuss the vacation of the road. 
 
Due to the gated roads in the adjoining subdivisions emergency response times could be 
lessened by five minutes or more.  As internal traffic is most important access to the adjoin 
neighborhoods wood by essential, even if gates were put in place. 
 
Commissioner Sych inquired as to the intent of Edgecomb Road; Mansfield informed him that 
there had been discussion in past years for vacating it but Mr. Edgecomb farms it and uses it for 
access to his fields. 
 
Commissioner Walters asked what the status of the light at Hammond and Townline Roads (due 
to Costco traffic study).  Staff will contact the Road Commission for an update on this.  She also 
suggested community gardens as a passive use for some of the open space, and suggested 
playground equipment be added to the apartment area. 
 
Commissioner Leonard inquired about the phasing of the PUD and also about who would be 
utilized in the construction of the structures.  Mr. Locricchio indicated that they would first be 
constructing five (5) to six (6) apartment buildings and change the proshop to a sales office.  
They are currently in discussions with a Traverse City contractor.       
  
The PUD would be completed in phases, utilizing and taking advantage of the terrain.  
 



5 
 

Chair Tubbs opened the public hearing at 8:48 PM; 
 

▪ Jeffrey Kowalski, 305 Farm Lane, informed the board that he had met with Mansfield 
and JLG and that he is in favor of the road connects if they have gates for emergency 
use only.  A larger buffer between developments would be great and he is also in favor 
of abandoning Edgecomb Road. 

▪ Dylan Davis, 229 Farm Lane, felt the PUD would be 1) a detriment to the value of his 
home, he like the space and quietness as it is today.  2) There are no other apartments 
in the general vicinity of this area; single family would be better suited. 3) The health 
safety and welfare of surrounding people are at risk, with approximately 1500 added 
people, the PUD should not be approved.  He also asked for examples of similar 
developments in the area. 

▪ Steve Somers, 551 Napolean Way, President of Cherry Ridge Condominium 2 & 3; If 
they gates are kept in place the association has no problem with the PUD, they would 
like Edgecomb Road to be vacated.  They had also shared information from their 
attorney regarding the rights of owners on private roads. 

▪ Mark Domres, 1749 Strasbourg, supports the abandonment of Edgecomb Road, and 
does not want to “share roads with the PUD”.  He is concerned about traffic, indicating 
that it is hard to get out of his sub at 5:00 pm as it is.  He feels that two to three story 
buildings do not fit the area, and further that as there was a lot of rental properties 
should the board deem it appropriate?  He had concerns with the type of neighbors 
that may move in and does not want the value of Verndale to decline.  He also 
wondered if the added population would put a strain on fire and police departments. 

▪ Kelsey Henderson, 642 Napolean Way, also agreed that the private roads need to 
remain gated and asked if there was a plan for increased emergency services. 

▪ Justin Mortier, 833 Vienna Way, felt each phase should be looked at one at a time with 
gradual adjustments; more berms, green space, and trees as buffers to soften the blow 
to the neighboring communities. 

▪ Mark Hurley, 834 Napolean Way, wanted to know if the gates were being left up and 
would like to see Edgecomb Road abandoned as long as the gates stay in place. 

▪ Meghan Lau, 1421 Pollard Lane, talked about the health safety and welfare of the 
surrounding communities and questioned if TCAPS could handle the added influx of 
students. 

▪ Scott Jozwiak, 1240 Gold Court, Emphasized that Cherry Ridge would not remove the 
gates, and now was the time to discuss it.   

▪ Bob Mannes, 1169 Gold Court, asked if one could zone access across private property. 
▪ Peter Piche, 673 Napolean Way, stated that Mansfield had discussed emergencies such 

as heart attacks; he indicated that Cherry Ridge feels that they can be taken care of 
without the inter-connections.    

▪ Amy Brinson, 865 Vienna Way, wants to maintain the gates.  He is not opposed to 
development, but is opposed to a development of this size, primarily the rental, he likes 
trees not roofs. He feels that the PUD would be a detriment to the privacy and safety of 
Verndale residents; he does not want his three children exposed to the added people 
and additional noise.  Also, he feels that three stories are not appropriate, indicating 
that there was no way to maintain the natural aesthetics.  He agreed with Mr. Davis 
that there is no other PUD like it in the vicinity and would emergency services be 
increased? 
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▪ Ted Borney, 1378 Richman Court, wants to keep the gates.  He further thinks that the 
PUD will affect property values negatively.  He also had concerns for the wellness of his 
children.  He added that some items were not within the regulations; such as height of 
buildings, and the overall scale was excessive. 

▪ Brad Cole, 1011 Schmidt Way, said that most of the PUD would require exceptions and 
that the Commission would ultimately have to agree to changing aspects of the existing 
zoning.     

▪ Mark Soper, 856 Black Hill Lane, was concerned with the fact that they did not have a 
gate and would there be increased traffic thourgh their neighborhood (Windmill 
Farms). 

▪ Andy Schanno, 1697 Strasbourgh, support the vacating of Edgecomb as there has been 
vandalism in the past.  He feels that the additional traffic would cause bottle necks 
during peak hours, especially on Hammond Road. The Planning Commission should also 
take into consideration the value of the existing properties, and if the extra traffic is not 
taken into consideration the board is would be doing a disservice to all. 

▪ Don Korty, 278 Farm Lane, Farm Lane is only 22’ wide and is located in a low density 
neighborhood, if extra traffic flows into the neighborhood it could create major 
problems for Farm Lane residents.  Perhaps a gate is need for that area also, as their 
road is maintained through the home owners association. 

 
Chair Tubbs closed the public hearing at 9:45 PM, thanking all who participated. There will be a 
meeting in December, with no public hearing, for Board discussion regarding the proposed PUD. 
The traffic study may or may not be completed by then, if not an additional meeting would likely 
take place in January, before recommendations to the Township Board are made. 
 

10.  Other Business. 
 
 A. 2019 Meeting Dates; Review and Resolution of Approval. 
 
 A motion was made by Leonard, supported by Walters to approve the 2019 meeting dates 

with the amendment of changing January 6, 2019 to January 8, 2019.  The Motion passed 
unanimously. 

 
 B. Set Public Hearing for the Parks Recreation Plan 
 

A motion was made by Walters, supported by Leonard to hold the Recreation Public Hearing 
on January 8, 2019. The motion passed unopposed. 
 

11. Public Comment.  
 
 Chair Tubbs offered time for public comment at 9:52 PM 
 

▪ Mary Wodzien, 3263 Prouty Road, requested that the date of the next meeting be 
placed on all agendas, the board concurred. 

 
Chair Tubbs closed the public hearing and adjourned the meeting at 9:55 PM. 
 
 
Leslie Couturier 
Recording Secretary 


