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1 October 2008

The East Bay Charter Township Board

¢/o Ms. Susanne Courtade — Township Clerk
1965 North Three Mile Road

Traverse City, Michigan 49686

Re: Cherry Tree Condo Hotel P.U.D. (SPR 5-08)
Submittal Packet Comments.

Dear Township Board,

I offer this letter and supporting documentation as our submittal for the Township Board
public hearing regarding the proposed improvements at the Cherry Tree Condo Hotel at 2345
US-31 North, Traverse City, Michigan.

Included in this packet are:
- The project recap and “findings” as authored by Mr. Jay Kilpatrick of Wﬂhams & Works
My referenced letter of 29 May 2008 to the Planning Commission.
- An e-mail correspondence from Mr. Paul Wisnewski of MDOT, indicating that
work at the signage within the right-of-way will be allowed.
- Letters from Mt, Holiday and Pebble Brook Fun Park regarding tentative parking
agreements.
On-site car count data for portions of May and June of this year at the Cherry Tree.
Sample parking data from similar hotels. ‘
1 Architectural site plan.
2 Survey drawings.

1

Thank you for your attention to this matter.

Sincerely,

_ Hitzdimons/ Architect

c¢: Omni Hospitality
Mr. Jim Held — N.M. Real Estate Co.
file
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MEMORANDUM

TO: Planning Commission
East Bay Charter Township

FROM: Jay Kilpatrick, AICP
Michael Clark, Planner

DATE: July 31, 2008
RE:  Planned Unit Development for a Spa and Pool at the Cherry Tree Inn (SPR 5-
08) '

Mr. Paul Fitzsimons submitted a PUD application dated May 8, 2008 to establish a spasalon use
and exterior pool and hot tub area at the Cherry Tree Inn, (2345 US 31 North). This review
included the application, a letter from Mr. Fitzsimons dated May 29, 2008 with various renderings
and parking calculations attached and the site plan dated May 7, 2008. The applicant is pioposing
to add an exterior pool and hot tb to the northeast section of the hotel and to renovate an
interior section of the southwest cotner of the existing condominium-hotel for a spasalon use.
The submittal is presented as a Planned Unit Development because of a combination of uses and
two regulatory modifications that would be required.

Recommendation: Following the public hearing on August 12 we recommend that the Planning
Commission approve the proposed PUD subject to the conditions outlined and recommend it to
the Township Board for adoption. :

Background: The 2.13 acre parcel, located on the north side of US-31 North, along Grand
Traverse Bay, is zoned Regional Business, RB, and is currenty improved with a condominium-
hotel where the rooms are under fractional ownership. According to the applicant, the proposed
spa-salon would contain four styling chairs, two manicure-pedicure stations, two spa rooms, and a
gift shop for the retail sale of convenience items and spa related products. The renovation project
would also include an outdoor pool and hot tub located in an area currently used for parking,
resulting in the loss of 5 parking spaces. Use of the pool and hot tub would be limited to hotel
guests. The spasalon would primarily serve condominium-hotel residents, but would also be open
to the general public.

Completeness of the Submittal: The materials provided address the requirements of the Zoning
Ordinance as well as the additional information we sought in our preliminary memo. We believe
the application is sufficiently complete to permit the Planning Commission to reach a decision on
the proposal. '

616.224.1500 phene . 800.224.1590 toll free . 616.224.1501 Facsimile
54% Ottawa Avenue NW . Grand Rapids, Mi 49503
williams-works.com
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Review: In considering the proposed PUD, the Planning Commission may consider the following
elements of the submittal,

. Combinations of Uses. Section 412, 5, of the Township Zoning Ordinance regulates
combinations of uses and it permits the Township to consider such combinations as a
single use when all the various uses are permitted in the underlying district and are
mutually compatible with one another. The both the hotel and the spa (personal services)
are permitted in the RB district. Earlier in the consideration of this case, additional
information was needed regarding the interrelationship between the uses before a
judgment could be reached regarding their mutual compatibility.

The applicant indicates that the spasalon would be used in conjunction with the
condominium-hotel use. However, the spasalon would be privately owned and operated
by Ann and Pierre Pujos {(Pavola European Salon and Spa). Services would be limited to
massage, hair and nails care, and similar spa amenities. The use would be accessed though
the hotel lobby. It would occupy approximately 2,000 square feet over two floors and will
be incorporated into the existing footprint at the southwest corner of the building where
the former meeting rooms and storage areas were located. The applicant indicates that
approximately 70 percent of the spa-salon clientele would be hotel guests and a small retail
component would occupy 218 square feet within the lobby area and would be Limited to
* products used at the proposed salon.

Based on this supplementary information provided by Mr. Fitzsimons in his letter of May
29", we believe the proposed combination of uses could be effectively addressed under
Section 412, 5, without the need to establish 2 PUD for this use. {As indicated below,
departure from the parking requirements will, however, necessitate the PUD process).

2. Proposed Deviations: Section 637, 5, allows the Township to alter the regulations of the
Zoning Ordinance if the proposed deviations meet the intent of Section 637. In
considering whether the PUDauthorized deviations from ordinance standards are
appropriate, the Planning Commission should consider the degree to which the proposal
supports the objectives of the PUD standards. Essendally, the question the Planning
Commission must consider is whether the proposal offers sufficient benefit to the
community, to neighboring properties and to future occupants of the site to warrant these
deviations. The applicant is specifically proposing the following deviations from the
ordinance’s requirements, as described in submitted narrative text:

a. Parking. Section 702, 3, 1, regulates parking requirements for hotels and requires one
parking space for each sleeping unit, plus one for each one employee. Section 702, 3, ¢,
requires that beauty parlors or barbershops provide two parking spaces for each chair.
The applicant indicates that current site provides 84 parking spaces. The current
parking configuration accommodates the 75 hotel rooms, one model unit, and the
eight employees. The proposed pool, hot tub and equipment building will remove five
spaces, leaving 79 on site.
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The spa-salon will offer four styling chairs, two manticure/pedicure chairs, and the two
spa_rooms. Assuming one space per chair or room for the patron and one for the
attendant, the spa-salon will generate 16 spaces of parking demand. Together with the -
84 required for the hotel, the combined uses will require 100 parking spaces.

Comment: According to the site plan; there will be 79 parking spaces on site plus two
unmarked loading and unloading parallel spaces in front of the building. The angled
space adjoining the proposed pool will not be safely usable without a deeper back-out
flange to allow an exiting vehicle to teverse out of the space, square-up and exit the lot.
The application requests approval of an offsite parking arrangement for 16 parking
spaces, to bring the total provided parking to 95 spaces. The applicant has submitted a

- parking time-use analysis for several days from mid-May through mid-June. It indicates

that the current parking lot is most fully utilized overnight, and even when the
condominium-hotel is at full capacity, the lot is not full. Further, during the proposed
spa hours of 9:00AM to 6:00PM, fewer than fifty of the total parking spaces are
occupied. Finally, the applicant indicates that tentative arrangements have been made
to lease additional off site parking spaces at Pebble Brook Miniature Golf, located 0.2
miles from the site, and Mount Holiday, located 0.9 miles from the site. Employees
would be shuttled back and forth from the condominium-hotel to the offsite parking
lots. On July 31, we received copies of letters from Pebble Brook and Mount Holiday
agreeing, in principal to this arrangement. However, no binding documentation has
been provided.

Based on the parking analysis provided and proposed off site parking agreements, the
requested deviation from the ordinance requirements may be appropriate. The only
place on the existing site where added parking could be placed is the so-called
convertible area along the west side of the building. This area could accommodate a
net of about 10 or 11 spaces accounting for the loss of two or three of the existing
spaces at the west end of the front lot to accommodate a drive way. If the combination
of shared parking and the offsite arrangement can be made to work, this may be

preferable to forcing additional pavement if it is not needed. The timeuse analysis

indicates that that even without the leased offsite spaces it is unlikely the existing lot
would be filled during the operating hours of the spa. However, if the approval is to
rely on the offsite parking, these arrangements must be memorialized in an agreement

that is satisfactory to the Township Attorney.

Signage. Section 210, 5, regulates allowable signage in all commercial and office
districts. A total of 80 -square feet of free-standing sign and a building wall sign with an
area of the lesser of 20% of the wall area or 100 square feer, are permitted.
Freestanding signs must be set back the greater of 10 feet from a street or roadway curb
line or the edge of the road right-ofway casement. The existing freestanding sign,
which is to be modified to incorporate the spa-salon name into the existing 80 square-
foot sign panel, is located completely within the US-31 right of way as is about ten feet
of the front row of parking. The applicant indicates that this arrangement was
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acceptable to MDOT when the facility was constructed in 1998, but the Township has
not been able to locate any documentation of that approval. Even if the sign location
was a part of the original approval of this facility in 1998 and approved by MDOT, it
constitutes a deviation from the ordinance standards. The existing wall sign is about 6
square feet in area and together with the additional 12 square foot awning sign would
meet the ordinance wall sign standards.

Comment: The applicant proposes to replace the existing 80 square-foot freestanding
sign panel with a sign of the same size and location to identify both businesses. The
site plan provided by the applicant indicates that the rightofaway is approximately 152
feet wide, and the replacement sign would be in the same location as the current
structure, located behind the sidewalk. = The leading edge of the sign’ scales to
approximately 38-feet from the edge of the roadway. Because of the width of the right-
ofway and the prior approval of the sign in this location, the Planning Commission
‘may therefore approve this deviation, providing acceptable documentation of MDOT
approval can be produced. '

PUD Regulations and Conditions: Pursuant to Section 637, 4, of the Township Zoﬁing
Ordinance, Planned unit developments shall meet the following general standards: :

1. The use will be compatible with adjacent land use, the natural environment, and the
capacities of affected public services and facilities, and that such use is consistent with the 1
public health, safety, and welfare of East Bay Township residents and the benefits of the .
development are not achievable under any single zoning classification.

Comment: Since this would be a mixed-use development with characteristics similar to
other resort uses in the vicinity, it would be consistent with the existing pattern of
development. Additionally, the proposed spa-salon use would be located within an existing
structure and would not require significant site modifications. The pool and hot tub
additions would customarily be found in resort hotel properties and would not have and
adverse effect on the public health, safety, or welfare of Fast Bay Township Residents. We
believe the Planning Commission may find that the proposal meets this standard.

2. The use shall be consistent with the East Bay Township. Comprehensive Plan and Future
Land Use Map as set forth in this Article.

Comment: The Township Comprehensive Plan and Future Land Use Map places this
location in the Regional Commercial future land use designation. This designation
anticipates uses that provide goods and services to the larger Grand Traverse Region,.
including jobs for residents and goods and services for residents and the tourist market.
The proposed use is entirely consistent with this characterization and we believe the
Planning Commission may find that the proposal meets this standard.

3. The use and development is warranted by the design and additional amenities made
possible with and incorporated by the development proposal, :
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Comment: The proposed Spa-salon use is intended to primarily cater to hotel residents
and guests. As such it will be accessory to the existing condominium-hotel use. The
minimal additional signage and shared parking will allow the existing and proposed uses to
function compatibly. The hot rub and pool area is intended to be completely accessory to
the existing condominium-hotel use. We believe the Planning Commission may find that
the proposal meets this standard.

4. The development consolidates and maximizes usable open space.

Comment: As this site is fully developed and the proposed change will have no impact on
the existing footprint, this standard does not apply.

5. Landscaping is provided to insure that proposed uses will be adequately buffered from one
another and from surrounding public and private property and to create a pleasant
pedestrian scale outdoor environment.

Comment: Additional landscaping will be provided around the pool and hot tub area to
msure privacy and create a pleasant pedestrian scale outdoor environment. Other portions
of the site will not be adjusted and, we believe the Planning Commission may find that this
standard is met. :

6. Vehicular and pedestrian circulation, allowing, safe convenient, non-congested, and well-
defined circulation within and access to the development shall be provided.

Comment: As a component of this standard, it is important to review parking and
certainly this could be a challenge, at times. Based on the materials presented, the greatest
potential conflict would be during the early morning from 8:30 just before the Spa opens
until about 10:00AM when some hotel guests and residents begin to leave. The applicant
proposes to shuttle employees to offsite parking locations to provide up to sixteen parking
spaces for employees to reduce onsite demand. With the conditions of approval, we
believe the Planning Commission may find that this standard is mer.

7. Existing important nawral, historical and architectural features within the development
shall be preserved.

-Comment: The proposal does not alter any natural, historical, or architectural features
within the development and, consequently, this standard does not apply.

Site Plan Review. The following paragraphs highlight issues regarding the site plan the Planning
Commission should consider in addressing the proposal.

1. Storm Water Drainage: The construction of the pool area results in a reduction in
permeable surface, however the applicant indicates that the existing storm-water retention
basins are sufficient to accommodate this change. In addition, the Planning Commission
sought assurances that the stormwater management system is designed to prevent negative
impacts on the Bay. The evaluation of the Township Engineer may be sought to verify that
the existing drainage systems will be adequate.
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2.

Building Width. In the RB district, buildings situated along the Bay may not exceed 150
feet in width without a view corridor of at least 30 feet in width and at the June meeting
the Planning Commission asked that this site plan be reviewed against this standard. The
Phase 1 and phase 2 buildings are sepatated by the required 30-foot view corridor with the
permitted second story bridge between them. The [50foot standard applies to “buildings”
and the definition of building refers to structures. Therefore, the addition of the pool with
its surrounding “continuous wall/fence” when added to Phase 2 appears to exceed the 150
foot standard. The proposed site plan does not include a description of the pool enclosure
and it is recommended that the approval be conditioned on the review of the facility by the
Zoning Administrator to assure that the required view corridor is maintained.

" Parking. The Vparking layout is adequate with the exception of-the angled space at the

north east corner of the lot. This space may be retained on the plan for a utility vehicle or
for other purposes (such as snow storage) but it has such limited utility when the lot is
nearly full that we would not recommend it be included in the total parking count. As to
the offsite parking arrangements, we suggest any approval be conditioned on the review of
the legal arrangements to assure such parking by the Township Attorney. '

Recommendation: After completing the required public hearing, it is recommended that the
Planning Commission adopt the findings of fact attached, as modified by their input and that of
the citizens participating in the hearing, subject to the following conditions:

1.

No preliminary or final earthwork, grading or timber removal shall be undertaken on the

site until a land use permit has been issued.

Documentation acceptable to the Township Attorney of offsite parking arrangements for
not less than sixteen employees.

Documentation acceptable to the Township Attorney of MDOT approval of the location
of the sign in the US31 rightofway shall be provided prior to issuance of a land use
permit. '

Review and approval of the pool enclosure structure by the Zoning Administrator to assure
that the combined Phase 2 Building and pool enclosure does not obstruct the view to the
Bay for more than 150 feet.

The final approval of the site plan and construction plans by the Metro Fire Department,
the Drain Commissioner and the Township Engineer.

Any additional conditions of approval the Planning Commission finds necessary to meet
the requirements of Section 820, 7.

Leslie Couturier

Zoning Administrator



East Bay Charter Township Planning Commission

Planned Unit Development and Special Land Use: SPR 5-08, for Cherry Tree Inn
Date August 12, 2008

FINDINGS OF FACT

Background: The applicant is proposing to add an exterior pool and hot tub to the northeast
section of and existing condominium hotel and to renovate an interior section of the southwest
corner of the existing condominium-hotel for a spa-salon use.

The applicant submitted the initial application on May 8, 2008 with site plan last revised on May
7, 2008 together with copies of correspondence and elevatdon rendérings. The Planning
Commission held a public hearing on August 12, 2008 and following the hearing took the action
outlined in these findings of facts.

On _ | the Township Board reviewed the proposed PUD dnd took the following
action: :
Thie materials incorporated in this findings of fact include:

I. Application for Planned Unit Development approval, signed by a representative of
Omni Hospitality, LLC, the owner of the property on May 8, 2008, with various

attachments, as follows:
a. Site plan last revised on May 7, 2008
b. Letters from Paul Fitzsimons dated May 29, 2008

2. Letter from Paul Fitzsimons July 30, 2008

3. Letter from Pebble Brook Fun Park dated June 26, 2008

4. Letter from Mount Holiday Ski & Recreation Area dated April 14, 2008

FINDINGS

A. Requested Modifications of Sign Location and Parking Standards. Section 637, 5 of the
PUD provisions permits the Township Board to alter certain development requirements of the
Zoning Ordinance when it is found that the changes are consistent with the intent, objectives
and standards set forth in Section 637, 1, 2 and 3. Accordingly, the application incorporates
alterations of the following requirements, which are determined in these Findings of Fact to be

“generally consistent with the intent, objectives and standards of the ordinance as set forth
below. '

1. Sign Location Section 210, 5, regulates allowable signage in all commercial and office
districts. Freestanding signs must be ser back the greater of [0 feet from a street or
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roadway curb liné or the edge of the road rightof-way easement. The existing
freestanding sign, which is to be modified to incorporate the spa-salon name into the
existing 80 square-foot sign panel, is located completely within the US-31 right of way.
The applicant indicates that this arrangement was acceptable to MDOT when the
facility was constructed in 1998, and this approval is conditioned on documentation of
MDOT approval.

The applicant proposes to replace the existing 80 squarefoot freestanding sign panel
with a sign of the same size and location to identify both businesses. The site plan
provided by the applicant indicates that the rightofway is approximately 152 feet wide,
and replacement sign would be in the same location as previous, located behind the
sidewalk. The leading edge of the sign scales to approximately 384eet from the edge of
the roadway and is currently located behind the existing sidewalk within the parking
lot. Because of the width of the right-of-way and the prior approval of the sign in this
location, the Township finds that this deviation from ordinance requirements s
appropriate, subject to acceptable documentation of MDOT approval.

2. Parking. Section 702, 3, 1, regulates parking requirements for hotels and Tequires one
~ parking space for each sleeping unit, plus one for each one employee. Section 702, 3, ¢,
requires that beauty parlors or barbershops provide two parking spaces for each chair.
The current site provides 84 parking spaces to accommodate the 75 hotel rooms, one
model unit, and the eight employees. The proposed pool, hot tub and equiptnent
building will remove five spaces, leaving 79 on site. The spa-salon will offer four styling
chairs, two manicure/pedicure chairs, and the two spa rooms. Assuming one space per-
chair or room for the patron and one for the attendant, the spa-salon will generate 16
spaces of parking demand. Together with the 84 tequired for the hotel, the combined

uses will require 100 parking spaces.

The application requests approval of an offsite parking arrangement for 16 parking
spaces, to bring the total provided parking to 95 spaces. The applicant has submitted a
parking time-use analysis for several days from mid-May through mid-June. It indicates
that the current parking lot is most fully utilized overnight, and even when the

+ condominium-hotel is at full capacity, the lot is not full. Further, during the proposed
spa hours of 9:00AM to 6:00PM, fewer than fifty of the total parking spaces are
occupied.  Finally, the applicant has provided documentation of tentative offsite
parking arrangements for employees. -

Based on the parking analysis provided and proposed off site parking agreements, the
requested deviation from the ordinance requirements is found to be acceptable, subject
to a review and approval of the offsite parking arrangements by the Township
Attorney. ! '

B . Findings With Regard to Section 637, 4, Planned Unit Development Regulations and
Conditions:

A Planned Unit Development form is intended to generate innovation in design, open space
and a mix of uses that may not otherwise be possible. The addition of the spasalon to the
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hotel is a worthwhile complement 1o the existing facility. The requested deviations will
confirm the existing siruation with regard to the sign and will not result in more signage in
terms of area than would otherwise be permitted. The offsite parking arrangements avoid the
construction of additional surface parking and impervious surfaces in close proximity to Grand
Traverse Bay. In general, the proposal supports the intent of the Planned Unit Development
provisions of the ordinance. More specifically, planned unit developments shall meet the
following standards: :

L. The use will be compatible with adjacent land use, ‘the natural environment, and the
capacities of affected public services and facilities, and that such use is consistent with the
public health, safety and welfare of Fast Bay Township residents and the benefits of the
development are not achievable under any single zoning classification.

Finding. Since this would be a mixed-use development with characteristics similar to other
resort uses in the vicinity, it would be consistent with the existing pattern of development.
Additionally, the proposed spa-salon use would be located within an existing structure and
would not require significant site modifications. The pool and hot tub addirions would
customarily be found in resort hotel properties and would not have and adverse effect on
the public health, safety, or welfare of Fast Bay Township Residents. The Township finds
that the proposal meets this standard. ' :

2. The use shall be consistent with the Fast Bay Township Comprehensive Plan and Future
Land Use Map as set forth in this Article.

Finding. The Township Comprehensive Plan and Future Land Use Map places this
location in" the Regional Commercial future land use designation. This designation
anticipates uses that provide goods and services to the larger Grand Traverse Region,
including jobs for residents and goods and services for residents and the tourist market.
The proposed use is entirely consistent with this characterization and we believe the The
Township finds that the proposal meets this standard.

3. The use and development is warranted by the design and additional amenities made
possible with and incorporated by the development proposal.

Finding. The proposed Spa-salon use is intended to primarily cater to and be accessory to
the existing condominium-hotel use. The minimal signage and shared parking will allow
the existing and proposed uses to function compatibly. The hot tub and pool area is
intended to be completely accessory to the existing condominiumchotel use. The
Township finds that the proposal meets this standard.

4. The development consolidates and maximizes usable open space.
Finding., Asa fully developed site, this standard does not apply.
5. Landscaping is provided to insure that proposed uses will be adequately buffered from one

another and from surrounding public and private property and to create a pleasant
pedestrian scale outdoor environment.
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Finding. Additional landscaping will be provided around the pool and hot tub area to
insure privacy and create a pleasant pedestrian scale outdoor environment. Other portions
of the site will not be adjusted and, the Township finds that this standard is mer.

6. Vehicular and pedestrian circulation, allowing, safe convenient, non-congested and well-
defined circulation within and access to the development shall be provided.

- Finding. The proposal to allow dualuse of existing parking areas and to provide shuttle
service to offsite parking for employees will reduce onsite congestion and help to meet all
parking demand, without necessitating additional impervious surfaces. The Township
finds that this is an appropriate response to this standard and, subject to a final review of
the offsite parking arrangements by the Township Attorney, the Township finds that this
standard is met.

7. Existing important natural, historical and architectural features within the development

shall be preserved.

Finding. The proposal does not alter any natural, historical, or architectural features
within the development and, consequently, this standard does not apply.

C. Findings With Regard to Section 820, 7 Criteria for Site Plan Review:

The following commentary is provided pertinent to the materials submitted as outlined in
Paragraph A hereof and based on Section 820, 7 of the Zoning Ordinance. In the process of
reviewing a site plan, the Planning Commission shall consider the following elements:

1. That there is a proper relationship between the existing streets and highways within the
vicinity, and proposed deceleration lanes, service drives, entrance and exit driveways, and
parking areas to assure the safety and convenience of pedestrian and vehicular traffic, and
that the proposed streets and access plan conform to any street or access plan adopted by
the Township or the County Road Commission.

Finding. The proposed site plan will not result in changes to existing conditions with
respect to on sitecirculation, driveways or pedestrian facilities. The arrangement for off-
site parking for employees may help to mitigate onssite congestions. Consequently, the
Township finds that this standard is met. '

2. That the buildings, structures, and entrances thereto proposed to be located upon the
premises are so situated and so designed as to minimize adverse effects upon owners and
occupants of adjacent properties and the neighborhood.

Finding. Modifications to existing structures will include the proposed pool and hot rub
structure.  Buildings will not be modified and access to the spasalon will be through
existing doors. The combinarion of the existing phase 2 building and the pool enclosure
may exceed 150 feet in width and the applicant shall mitigate any obstruction to the view
corridor with opaque fencing materials as outlined in the conditions of approval. With
this condition, the Township finds. that this condition is met.
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That as many natural features of the landscape shall be retained as possible,
particularly, where they furnish a barrier or buffer between the project and adjoining
properties used for dissimilar purposes and where they assist in preserving the general
appearance of the neighborhood or help control erosion or the discharge of storm

waters.

Finding. The proposed plan helps to protect the Bay by locating some needed parking
offsite rather than constructing additional impervious surface north of US31. Other
natural features on site will not be impacted and consequently, the Township finds that
this standard is met. :

That any adverse effect of the proposed development and activities emanating
therefrom upon adjoining residents or owners shall be minimized by appropriate
screening, fencing or walls, or landscaping.

Finding. The proposed improvements are in keeping with the character of the existing
area and no adverse effects beyond those generated by other similar uses are
anticipated. Therefore, the Township finds that this standard is met,

That all provisions of this Ordinance are complied with unless an appropriate variance
therefrom has been granted by the Zoning Board of Appeals.

Finding. This criteria is met by the proposed plan, except to the extent that departures
from the ordinance requirements are incorporated into the Planned Unit
Development approval. No variances are required.

That all buildings and structures are accessible to emergency vehicles.

Finding. As the nature of the development is improvement to existing buildings, the
Township finds that this standard is met.

That a plan for erosion control, storm water discharge, has been approved by the.
appropriate public agency.

Finding. As the nature of the development is improvement to existing buildings with
little change to the existing site, subject to final approval by the Drain Commissioner,
the Township finds that this standard is met.

The relationship to shore and stream preservation principles where appropriate.

Finding. The existing facility is properly sited in relationship to the Bay and the offssite
parking arrangements prevent the development of additional tmpervious surface in
proximity to the Bay. Therefore, the Township finds that this standard is met.

That the plan as approved is consistent with the intent and purpose of zoning to
promote public health, safety and general welfare; to encourage the use of lands in
accordance with their character and adaptability to avoid the overcrowding of
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population; to lessen congestion on the public roads and streets; to reduce hazards to
life and property; to facilitate adequate provisions for a system of transportation,
sewage disposal, safe and adequate water supply, education, recreation and other public
requirements; and to conserve the expenditure of funds for public improvements and
services to conform with the most advantageous uses of land, resources and properties;
to preserve property values and natural resources; and to give reasonable consideration
to character of a particular area, its peculiar suitability for particular uses and the
general appropriate trend and character of land, building, and population
development. '

- Finding. Subject to the conditions of approval, the proposed development is found to

be consistent with the intent of the RB district and the PUD requirements of the
zoning ordinance and the Township finds that this standard is met.

E. Conditions of Approval.r Based on the foregoing review and findings of fact, the proposed
planned unit development for the improvements to the Cherry Tree Inn (SPR 508, PUD 1-08)
is hereby approved, subject to the following conditions:

1.

No preliminary or final earthwork, grading or timber removal shall be undertaken on the
site until a land use permir has been issued.

Documentation acceptable 1o the Township Attorney of offsite parking arrangements for

‘not less than sixteen employees shall be provided prior to issuance of a land use permit.

Documentation acceptable to the Township Attorney of MDOT approval of the location
of the sign existing sign in the US-31 right-ofway.

Review and approval of the pool enclosure structure by the Zoning Administrator to assure
that the combined Phase 2 Building and pool enclosure does not obstruct the view o the
Bay for more than 150 feet.

The final approval of the site plan and construction plans by the Metro Fire Department,
the Drain Commissioner and the Township Engineer
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29 May 2008

The East Bay Charter Township Planning Commission
¢/o Mrs. Leslie Couturier - Zoning Administrator

19635 North Three Mile Road -
Traverse City, Michigan 49686

Re: Cherry Tree Inn P.U.D. Application
Application Review Response .

Dear Planning Commission

Per the 19 May 2008 PUD Application Comments by Mr. Jay Kilpatrick, for the Cherry Tree
Imn, I herein offer the following response to pertinent items of the document.

Spa-Salon Use: The spa-salon will be accessed by an interior passageway through a
reception/control point and will occupy approximately 2,000 square feet on two floors of the
existing hotel. The spaces are currently used for meeting and coffee areas. Independent salon
owners Ann and Pierre Pujos (Pavola European Salon and Spa) anticipate approximately
70% of the new spa-salon business will be generated by hotel guests. The Pujos expect
weekend services to be devoted to hotel residents and mid-week appointments available to
hotel guests and outside patrons. Along with hair styling, manicure/pedicures, the salon will
offer “spa amenities” such as skin care and body treatments which include massage. Salon
guests who are not hotel residents will not have use of the hotel pool or hot tub.

The retail area will be comprised of display shelving incorporated into the 218 square foot
waiting area of the hotel. The retail inventory will offer salon-related products and
convenience items to hotel residents. It will not generate outside traffic and is intended to
operate within the 9:00 am thru 6:00 pm spa-salon hours. No additional staff will be required
for this function.

Parking: The initial parking count of 12 vehicles for the spa was based upon Article VII-3C
of the Zoning Ordinance, which designates spaces per chair in computing demands for
beauty salons. We do not dispute the inclusion of added parking for the spa rooms and
concur with the requirement to be adjusted to 16 spaces.

Observed parking demands at this property suggest that 80 spaces will accommodate hotel
guests, outside salon patrons, as well as staff during the 9:00 am thru 6:00 pm period,
regardless of the hotel oceupancy. Additional parking has been tentatively secured off- site
through lease arrangements at Pebble Brook Golf (0.2 miles) and Mount Holiday (0.9 miles).



FW: Cherry Tree Inn sign Page 1 ot 1

From: Lestie Couturier <cbipz@chartermi.net>
To: Paul Fitzsimons <pbfitzsimons@aol.com>
Subject: FW: Cherry Tree lrn sign
Date: Tue, 26 Aug 2008 9:35 am

————— Original Message—————
From: Paul Wisniewski AR i
Sent; Monday, August 25, 2008 10:05 AM
To: Leslie Couturier

Subject: Cherry Tree Inn sign

I have discussed the replacement of the sign for the Cherry Tree Inn and
have told the owner that he will be reguired to acquire a permit for this
work. As far as replacing the sign in the same location MDOT has said that
it should be approved as long as it is no closer to the road.

Paul Wisniewski
MDOT

http://webmail.acl.com/38491/acl/en-us/Mail/PrintMessage.aspx 8/26/2008
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mt. Holiday

Ski £ Recrealion Ares

Monday, April 14, 2008

Cherry Troe lun

Attn: Lou Ann
234SUSHwy 31 N
Traverse City, MI 49685
{231) 938-3333 - fax

Re: Proposed usc of lodge parking lot
Dear Lou Ann:

Thankyw&nommﬁngus,mammmﬁtaguiuﬁmmﬁbbsiwhckwﬁmmny
mmmmemmemmmMﬁthmgwmm
mwwmwmmmmmmmmm
November with the possible exception of days when we are hosting evemts (please contact us
=ach winter to discuss our syangements). We kindly a<k that you consider M. Holiday when the
Cherry Tree Ton is making its yearly charitable contributions,

Sincerely,

Ao

Communications Coordinetor

(By fax)

Our Mission: To provide educational and outdoor recreational activittes in a safe, clean and
invifing environment Jisr people of ail ages. through sound dusiness and moanagement practices,

3100 Holiday Road & Troverse City, M1 496R64r231.938.2500 & tax 231 938.2508
wwwy.mt-holiday.com i Info@mt-holiday.com
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 745US31Noth
Traverse City, MI 49686.
© (800).439-3093 :
o myouﬁnm.mmsmeé,_m& We have decided $125.00 per mouth is an scoeptable
N mom-f«wﬁngsmmfotﬂwmombsﬁwwm I read your note as you would do the *
: mﬁumiqmmmmmgwmeémmmmmmmwm :
" Foun be réactiod at 2183127(cell) or Pebbiebrook 938-2066.

‘ mzu.s_.un.m-mmmmmqm-mm'
mmmmmw-wm.quJWmm.
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PUBLIC NOTICE
EAST BAY CHARTER TOWNSHIP, TRAVERSE CITY, MI 49686

TO THE RESIDENTS OF EAST BAY CHARTER TOWNSHIP: The Please take notice
that the East Bay Charter Township Board of Trustees will hold a public hearing at a
regular meeting on Monday October 13, 2008 at 6:30 pm., in the Township Hall at 1965
N. Three Mile Road, Traverse City, Michigan, for the purpose of considering the following
requests:

1. Special Land Use (SLU) 1.08/Site Plan Review {SPR} 5-08; a Planned Unit
Development (PUD), for Omni Hospitality, LLC: A special land use to establish a

planned unit development, and SPR for a previously approved condominium hotel. The
purpose of the application for a SLU/PUD and Site Plan is to amend the site plan to allow
a combination of uses on the site, including the condominium hotel and a Spa-Salon and
to permit fewer than the required total parking spaces on the site. The request also
includes the addition of an outdoor in-ground swimming pool. The subject property is
located at 2345 US 312 North (property identification number 2803-392-000-00). The
property is zoned Regional Business (RB). A revision to the existing site plan may be
permitted as a SLU subject to the SLU and PUD standards of Article 6 and the SPR
requirements of Section 820 of the East Bay Township Zoning Ordinance. Final approval
authority for a PUD rests with the East Bay Charter Township Board.

Copies of the proposed Zoning Ordinance amendments, requests, and the existing Zoning
Ordinance are available for public viewing during regular business hours at the Office of
Planning and Zoning, Township Hall, 1965 Three Mile Road, Traverse City, Michigan.
Written Comments will be received until the night of the hearing.

If you are planning to attend this hearing and are handicapped requiring any special
assistance, please notify the Township Clerk by calling at (231) 947-8647 as soon as
possible.



Sue Courtade

From: pbfitzsimons@aol.com

Sent: Tuesday, August 26, 2008 3:06 PM
To: ebtclerk@chartermi.net

Subject: The Cherry Tree Condo Hotel
Susanne,

| would herein request that this PUD matter, recommended for approval by the East Bay Township planning
commission be added to the Township Board agenda for the earliest possible hearing.

Regards,

Paul Fitzsimons Architect
tele: 941-1718

Get the MapQuest Toolbar. Directions, Traffic, Gas Prices & More!

No virus found in this incoming message.
Checked by AVG - hitp:/fiwww.avg.com
Version: 8.0.138 / Virus Database: 270.6.9/1635 - Release Date: 8/26/2008 7:29 AM




Sue Courtade

From: Leslie Couturier [ebtpz@chartermi.net]
Sent: Tuesday, August 19, 2008 9:36 AM
To: Sue Courtade

Subject: FW: Board Memo on Cherry Tree
Attachments: Board memo on Cherry Tree PUD.pdf

From: Kilpatrick, Jay [mailto:Kilpatrick@williams-works.com]
Sent: Monday, August 18, 2008 4:26 PM

To: Lesiie Couturier

Subject: Board Memo on Cherry Tree

Leslie,

Here’s the Board memo. Note that the Board must hold the required hearing since they ultimately approve the PUD,
notice for the hearing must be in accord with Section 831, with at least 15 days notice. You could probably use the same
legal notice we used for the PC hearing, just change the particulars. If you'd like help with that, let me know.

Jay Kilpatrick, AICP
Williams & Works, Inc.
549 Outawa NW

Grand Rapids, M1 49503

616-224-1500
kilparrick@williamsworks.com



Williams &Works

angineers . planners . surveyors o tradition of service

MEMORANDUM
TO: Township Board
East Bay Charter Township
FROM: Jay Kilpatrick, AICP
DATE: August 18, 2008 i
RE: Planned Unit Development for a Spa and Pool at the Cherry Tree Inn (SPR 5-
08)

At its meeting on August 12, 2008, the Planning Commission adopted a motion to recommend to
the Township Board approval of the subject Planned Unit Development (PUD) and site plan,
subject to several conditions and the attached Findings of Fact. The Planned Unit Development
was subject of a public hearing before the Planning Commission on August 12, 2008. However,
since the Township Board has final approval authority of PUDs under Section 637, 8 of the
Zoning Ordinance and both that section and Section 503, (5} of the Michigan Zoning Enabling
Act require that a hearing be held by the body responsible for final approval, the Township Board
must aiso hold a hearing on this application.

The recommended conditions of approval are as follows:

1. No preliminary or final earthwork, grading or timber removal shall be undertaken on the
site until a land use permit has been issued.

2. Documentation acceptable to the Township Attorney of offsite parking arrangements for
not less than sixteen employees.

3. Documentation acceptable to the Township Attorney of MDOT approval of the location
of the sign in the US-31 rightofway shall be provided prior to issuance of a land use
permit.

4. Review and approval of the pool enclosure structute by the Zoning Administrator to assure
that the combined Phase 2 Building and pool enclosure does not obstruct the view to the
Bay for more than 150 feet.

5. The final approval of the site plan and construction plans by the Metro Fire Department,
the Drain Commissioner and the Township Engineer.

In addition to the attached findings of fact, we have provided a copy of our report to the Planning
Commission to provide the Board with the same background considered by the Planning
Commission.

£16.224.1500 phone . BOD.224.1590 tofl free . 616.224.1501 faczimila
549 Ottawa Avenue NW . Grand Rapids, MI 49503
willilams-workscom



Williams &Works
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engineers . planners . surveyors

MEMORANDUM

TO: Planning Commission
East Bay Charter Township

FROM: Jay Kilpatrick, AICP
Michael Clark, Planner

DATE: July 31, 2008
RE: Planned Unit Development for a Spa and Pool at the Cherry Tree Inn (SPR 5-
08)

- -

Mr. Paul Fitzsimons submitted a PUD application dated May 8, 2008 to establish a spa-salon use
and exterior pool and hot tub area at the Cherry Tree Inn, (2345 US 31 North). This review
included the application, a letter from Mr. Fitzsimons dated May 29, 2008 with various renderings
and parking calculations attached and the site plan dated May 7, 2008. The applicant is proposing
to add an exterior pool and hot tub to the northeast section of the hotel and to renovate an
interior section of the southwest corner of the existing condominium-hotel for a spa-salon use.
The submittal is presented as a Planned Unit Development because of a combination of uses and
two regulatory modifications that would be required.

Recommendation: Following the public hearing on August 12" we recommend that the Planning
Commission approve the proposed PUD subject to the conditions outlined and recommend it to
the Township Boatd for adoption.

Background: The 2.13 acre parcel, located on the north side of US-31 North, along Grand
Traverse Bay, is zoned Regional Business, RB, and is currently improved with a condominium-
hotel where the rooms are under fractional ownership. According to the applicant, the proposed
spasalon would contain four styling chairs, two manicure-pedicure stations, two spa rooms, and a
gift shop for the retail sale of convenience items and spa related products. The renovation project
would also include an outdoor peol and hot tub located in an area currently used for parking,
resulting in the loss of 5 parking spaces. Use of the pool and hot tub would be limited to hotel
guests. The spasalon would primarily serve condominium-hotel residents, but would also be open
to the general public.

Completeness of the Submittal: The materials provided address the requirements of the Zoning
Otrdinance as well as the additional information we sought in our preliminary memo. We believe
the application is sufficiently complete to permit the Planning Commission to reach a decision on
the proposal.

616,224.1500 phone . 8002241590 toll free . 615.274.1501 facsimile
549 Ortawa Avenue NW . Grand Rapids, M1 49503
viilliams-weorks.com



East Bay Planning Commission
July 31, 2008
Page 3

Review: In considering the proposed PUD), the Planning Commission may consider the following
elements of the submittal.

1. Combinations of Uses. Section 412, 5, of the Township Zoning Ordinance regulates
combinations of uses and it permits the Township to consider such combinations as a
single use when all the various uses are permitted in the underlying district and are
mutually compatible with one another. The both the hotel and the spa {personal services)
are permitted in the RB district. Farlier in the consideration of this case, additional
information was needed regarding the interrelationship between the uses before a
judgment could be reached regarding their mutual compatibility.

The applicant indicates that the spasalon would be used in conjunction with the
condominium-hotel use. However, the spa-salon would be privately owned and operated
by Ann and Pierre Pujos (Pavola European Salon and Spa). Services would be limited to
massage, hair and nails care, and similar spa amenities. The use would be accessed though
the hotel lobby. It would occupy approximately 2,000 square feet over two floors and will
be incorporated into the existing footprint at the southwest comer of the building where
the former meeting rooms and storage areas were located. The applicant indicates that
approximately 70 percent of the spasalon clientele would be hotel guests and a small retail
component would occupy 218 square feet within the lobby area and would be limited to
products used at the proposed salon.

Based on this supplementary information provided by Mr. Fitzsimons in his letter of May
29", we believe the proposed combination of uses could be effectively addressed under

Section 412, 5, without the need to establish a PUD for this use. (As indicated below,
departure from the parking requirements will, however, necessitate the PUD process).

2. Proposed Deviations: Section 637, 5, allows the Township to alter the regulations of the
Zoning Ordinance if the proposed deviations meet the intent of Section 637. In
considering whether the PUD-authorized deviations from ordinance standards are
appropriate, the Planning Commission should consider the degree to which the proposal
supports the objectives of the PUD standards. Essentially, the question the Planning
Commission must consider is whether the proposal offers sufficient benefit to the
community, to neighboring properties and to future occupants of the site to warrant these
deviations. The applicant is specifically proposing the following deviations from the
ordinance’s requirements, as described in submitted narrative text:

a. Parking. Section 702, 3, |, regulates parking requirements for hotels and requires one
parking space for each sleeping unit, plus one for each one employee. Section 702, 3, ¢,
requires that beauty patlors or barbershops provide two parking spaces for each chair.
The applicant indicates that carrent site provides 84 parking spaces. The current
parking configuration accommodates the 75 hotel rooms, one model unit, and the
eight employees. The proposed pool, hot tub and equipment building will remove five
spaces, leaving 79 on site.



East Bay Planning Commission

July 31, 2008

Page 4

The spasalon will offer four styling chairs, two manicure/pedicure chairs, and the two
spa rooms. Assuming one space per chair or room for the patron and one for the
attendant, the spa-salon will generate 16 spaces of parking demand. Together with the
84 required for the hotel, the combined uses will require 100 parking spaces.

Comment: According to the site plan, there will be 79 parking spaces on site plus two
unmarked loading and unloading parallel spaces in front of the building. The angled
space adjoining the proposed pool will not be safely usable without a deeper back-out
flange to allow an exiting vehicle to reverse out of the space, square-up and exit the lot.
The application requests approval of an offsite parking arrangement for 16 parking
spaces, to bring the total provided parking to 95 spaces. The applicant has submitted a
parking time-use analysis for several days from mid-May through mid-June. Tt indicates
that the current parking fot is most fully utilized overnight, and even when the
condominium-hotel is at full capacity, the lot is not full. Further, during the proposed
spa hours of %:00AM to 6:00PM, fewer than fifty of the total parking spaces are
occupied. Finally, the applicant indicates that tentative arrangements have been made
to lease additional off site parking spaces at Pebble Brook Miniature Golf, located 0.2
miles from the site, and Mount Holiday, located 0.9 miles from the site. Employees
would be shuttled back and forth from the condominium-hotel to the offsite parking
lots. On July 31, we received copies of letters from Pebble Brook and Mount Holiday
agreeing, in principal to this arrangement. However, no binding documentation has
been provided.

Based on the parking analysis provided and proposed off site parking agreements, the
requested deviation from the ordinance requitements may be appropriate. The only
place on the existing site where added parking could be placed is the so-called
convertible area along the west side of the building. This area could accommodate a
net of about 10 or 11 spaces accounting for the loss of two or three of the existing
spaces at the west end of the front lot to accommodate a drive way. If the combination
of shared parking and the offsite arrangement can be made to work, this may be
preferable to forcing additional pavement if it is not needed. The timeuse analysis
indicates that that even without the leased offsite spaces it is unlikely the existing lot
would be filled during the operating hours of the spa. However, if the approval is to
rely on the offsite parking, these arrangements must be memorialized in an agreement
that is satisfactory to the Township Attorney.

Signage. Section 210, 5, regulates allowable signage in all commercial and office
districts. A total of 80 square feet of freestanding sign and a building wall sign with an
area of the lesser of 20% of the wall area or 100 square feet, are permitted.
Freestanding signs must be set back the greater of 10 feet from a street or roadway curb
line or the edge of the road rightofway easement. The existing freestanding sign,
which is to be modified to incorporate the spasalon name into the existing 80 square-
foot sign panel, is located completely within the US-31 right of way as is about ten feet
of the front row of parking. The applicant indicates that this arrangement was
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acceptable to MDOT when the facility was constructed in 1998, but the Township has
not been able to locate any documentation of that approval. Even if the sign location
was a part of the original approval of this facility in 1998 and approved by MDOT, it
constitutes a deviation from the ordinance standards. The existing wall sign is about 6
square feet in area and together with the additional 12 square foot awning sign would
meet the ordinance wall sign standards.

Comment: The applicant proposes to replace the existing 80 squarefoot freestanding
sign panel with a sign of the same size and location to identify both businesses. The
site plan provided by the applicant indicates that the rightofway is approximately 152
feet wide, and the replacement sign would be in the same location as the current
structure, located behind the sidewalk. The leading edge of the sign scales to
approximately 38-feet from the edge of the roadway. Because of the width of the right
ofway and the prior approval of the sign in this location, the Planning Commission
may therefore approve this deviation, providing acceptable documentadon of MDOT
approval can be produced.

PUD Regulations and Conditions: Pursuant to Section 637, 4, of the Township Zoning
Ordinance, Planned unit developments shall meet the following general standards:

L.

The use will be compatible with adjacent land use, the natural environment, and the
capacities of affected public services and facilities, and that such use is consistent with the
public health, safety, and welfare of East Bay Township residents and the benefits of the
development are not achievable under any single zoning classification.

Comment: Since this would be a mixed-use development with characteristics similar to
other resort uses in the vicinity, it would be consistent with the existing pattern of
development. Additionally, the proposed spa-salon use would be located within an existing
structure and would not require significant site modifications. The pool and hot tub
additions would customarily be found in resort hotel properties and would not have and
adverse effect on the public health, safety, or welfare of East Bay Township Residents. We
believe the Planning Commission may find that the proposal meets this standard.

The use shall be consistent with the East Bay Township Comprehensive Plan and Future
Land Use Map as set forch in this Article.

Comment: The Township Comprehensive Plan and Future Land Use Map places this
location in the Regional Commercial future land use designation. This designation
anticipates uses that provide goods and services to the larger Grand Traverse Region,
including jobs for residents and goods and services for residents and the tourist market,
The proposed use is entirely consistent with this characterization and we believe the
Planning Commission may find that the proposal meets this standard.

The use and development is warranted by the design and additional amenities made
possible with and incorporated by the development proposal.
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Comment: The proposed Spasalon use is intended to primarily cater to hotel residents
and guests. As such it will be accessory to the existing condominium-hotel use. The
minimal additional signage and shared parking will allow the existing and proposed uses to
function compatibly. The hot tub and pool area is intended to be completely accessory to
the existing condominium-hotel use. We believe the Planning Commission may find that
the proposal meets this standard.

4. The development consolidates and maximizes usable open space.

Comment: As this site is fully developed and the proposed change will have no impact on
the existing footprint, this standard does not apply.

5. Landscaping is provided to insure that proposed uses will be adequately buffered from one
another and from surrounding public and private property and to create a pleasant
pedestrian scale outdoor environment.

Comment: Additional landscaping will be provided around the pool and hot tub area to
insure privacy and create a pleasant pedestrian scale outdoor environment. Other portions
of the site will not be adjusted and, we believe the Planning Commission may find that this
standard is met.

6. Vehicular and pedestrian circulation, allowing, safe convenient, non-congested, and well-
defined circulation within and access to the development shall be provided.

Comment: As a component of this standard, it is important to review parking and
certainly this could be a challenge, at times. Based on the materials presented, the greatest
potential conflict would be during the early morning from 8:30 just before the Spa opens
until about 10:00AM when some hotel guests and residents begin to leave. The applicant
proposes to shuttle employees to offsite parking locations to provide up to sixteen parking
spaces for employees to reduce onsite demand. With the conditions of approval, we
believe the Planning Commission may find that this standard is met.

7. Existing important natural, historical and architectural features within the development
shall be preserved.

Comment: The proposal does not alter any natural, historical, or architectural features
within the development and, consequently, this standard does not apply.

Site Plan Review. The following paragraphs highlight issues regarding the site plan the Planning
Commission should consider in addressing the proposal.

2. Storm Water Drainage: The construction of the pool area results in a reduction in
permeable surface, however the applicant indicates that the existing storm-water retention
basins are sufficient to accommodate this change. In addition, the Planning Commission
sought assurances that the stormwater management system is designed to prevent negative
impacts on the Bay. The evaluation of the Township Engineer may be sought to verify that
the existing drainage systems will be adequate.
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3.

Building Width. In the RB district, buildings situated along the Bay may not exceed 150
feet in width without a view corridor of at least 30 feet in width and at the June meeting
the Planning Commission asked that this site plan be reviewed against this standard. The
Phase 1 and phase 2 buildings are separated by the required 30400t view corridor with the
permitted second story bridge between them. The 150400t standard applies to “buildings”
and the definition of building refers to structures. Therefore, the addition of the pool with
its surrounding “continuous wall/fence” when added to Phase 2 appears to exceed the 150
foot standard. The proposed site plan does not include a description of the pool enclosure
and it is recommended that the approval be conditioned on the review of the facility by the
Zoning Administrator to assure that the required view corridor is maintained.

Parking. The parking layout is adequate with the exception of the angled space at the
north east corner of the lot. This space may be retained on the plan for a utility vehicle or
for other putposes (such as snow storage) but it has such limited utility when the lot is
nearly full that we would not tecommend it be included in the total parking count. As to
the offsite parking arrangements, we suggest any approval be conditioned on the review of
the legal arrangements to assure such parking by the Township Attorney.

Recommendation: After completing the required public hearing, it is recommended that the
Planning Commission adopt the findings of fact attached, as modified by their input and that of
the citizens participating in the hearing, subject to the following conditions:

1.

No preliminary or final earthwork, grading or timber removal shall be undertaken on the
site until a land use permit has been issued.

Documentation acceptable to the Township Attomey of offsite parking arrangements for
not less than sixteen employees.

Documentation acceptable to the Township Attorney of MDOT approval of the location
of the sign in the US31 rightofway shall be provided prior to issuance of a land use
permit.

Review and approval of the pool enclosure structure by the Zoning Administrator to assure
that the combined Phase 2 Building and pool enclosure does not obstruct the view to the
Bay for more than 150 feet.

The final approval of the site plan and construction plans by the Metro Fire Department,
the Drain Commissioner and the Township Engineer.

Any additional conditions of approval the Planning Commission finds necessary to meet
the requirements of Section 820, 7.

c: Leslie Couturier
Zoning Administrator



East Bay Charter Township Planning Commission

Planned Unit Development and Special Land Use: SPR 5-08, for Cherry Tree Inn
Date August 12, 2008

FINDINGS OF FACT

Background: The applicant is proposing to add an exterior pool and hot b to the northeast
section of and existing condominium hotel and to renovate an interior section of the southwest
corner of the existing condominium-hotel for a spa-salon use.

The applicant submitted the initial application on May 8, 2008 with site plan last revised on May
7, 2008 together with copies of correspondence and elevation renderings. The Planning
Commission held a public hearing on August 12, 2008 and following the hearing took the action
outlined in these findings of facts.

On , the Township Board reviewed the proposed PUD and held a public hearing
pursuant to Section 637, 8 and took the following action:
MOVED by, , and SUPPORTED by,

To conditionally approve the Cherry Tree Planned Unit Development, subject to these findings of
fact:

The materials incorporated in this findings of fact include:

1. Application for Planned Unit Development approval, signed by a representative of
Omni Hospitality, LLC, the owner of the property on May 8, 2008, with various
attachments, as follows:

a. Site plan last revised on May 7, 2008
b. Letters from Paul Fitzsimons dated May 29, 2008
2. Letter from Paul Fitzsimons July 30, 2008
3. Letter from Pebble Brook Fun Park dated June 26, 2008
4. Letter from Mount Holiday Ski & Recreation Area dated April 14, 2008

FINDINGS

A, Requested Maodifications of Sign Location and Parking Standards. Section 637, 5 of the
PUD provisions permits the Township Board to alter certain development requirements of the
Zoning Ordinance when it is found that the changes are consistent with the intent, objectives
and standards set forth in Section 637, 1, 2 and 3. Accordingly, the application incorporates
alterations of the following requirements, which are determined in these Findings of Fact to be
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generally consistent with the intent, objectives and standards of the ordinance as set forth

below.

1.

Sign Location Section 210, 5, regulates allowable signage in all commercial and office
districts. Freestanding signs must be set back the greater of 10 feet from a street or
roadway curb line or the edge of the road rightofway easement. The existing
freestanding sign, which is to be modified to incorporate the spasalon name into the
existing 80 squarefoot sign panel, is located completely within the US-31 right of way.
The applicant indicates that this arrangement was acceptable to MDOT when the
facility was constructed in 1998, and this approval is conditioned on documentation of
MDOT approval.

The applicant proposes to replace the existing 80 squarefoot freestanding sign panel
with a sign of the same size and location to identify both businesses. The site plan
provided by the applicant indicates that the rightofway is approximately 152 feet wide,
and replacement sign would be in the same location as previous, located behind the
sidewalk. The leading edge of the sign scales to approximately 38feet from the edge of
the roadway and is currently located behind the existing sidewalk within the parking
lot. Because of the width of the right-ofway and the prior approval of the sign in this
location, the Township finds that this deviation from ordinance requirements is
appropriate, subject to acceptable documentation of MDOT approval.

Parking. Section 702, 3, 1, regulates parking requirements for hotels and requires one
parking space for each sleeping unit, plus one for each one employee. Section 702, 3, ¢,
requires that beauty parlors or barbershops provide two parking spaces for each chair.
The current site provides 84 parking spaces to accommodate the 75 hotel rooms, one
model unit, and the eight employees. The proposed pool, hot tub and equipment
building will remove five spaces, leaving 79 on site. The spa-salon will offer four styling
chairs, two manicure/pedicure chairs, and the two spa rooms. Assuming one space per
chair or room for the patron and one for the attendant, the spa-salon will generate 16
spaces of parking demand. Together with the 84 required for the hotel, the combined
uses will require 100 parking spaces.

The application requests approval of an offsite parking arrangement for 16 parking
spaces, to bring the total provided parking to 95 spaces. The applicant has submitted a
parking time-use analysis for several days from mid-May through mid-June. It indicates
that the current parking lot is most fully utilized overnight, and even when the
condominium-hotel is at full capacity, the lot is not full. Further, during the proposed
spa hours of 9:00AM to 6:00PM, fewer than fifty of the total parking spaces are
occupied. Finally, the applicant has provided documentation of tentative offsite
parking arrangements for employees.

Based on the parking analysis provided and proposed off site parking agreements, the
requested deviation from the ordinance requirements is found to be acceptable, subject
to a review and approval of the offsite patking arrangements by the Township
Attorney.
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B . Findings With Regard to Section 637, 4, Planned Unit Development Regulations and
Conditions:

A Planned Unit Development form is intended to generate innovation in design, open space
and a mix of uses that may not otherwise be possible. The addition of the spasalon to the
hotel is a worthwhile complement to the existing facility. The requested deviations will
confirm the existing situation with regard to the sign and will not result in more signage in
terms of area than would otherwise be permitted. The offsite parking arrangements avoid the
construction of additional surface parking and impervious surfaces in close proximity to Grand
Traverse Bay. In general, the proposal supports the intent of the Planned Unit Development
provisions of the ordinance. More specifically, planned unit developments shall meet the
following standards:

1. The use will be compatible with adjacent land use, the natural environment, and the
capacities of affected public services and facilities, and that such use is consistent with the
public health, safety and welfare of East Bay Township residents and the benefits of the
development are not achievable under any single zoning classification.

Finding. Since this would be a mixed-use development with characteristics similar to other
resort uses in the vicinity, it would be consistent with the existing pattern of development.
Additionally, the proposed spasalon use would be located within an existing structure and
would not require significant site modifications. The pool and hot b additions would
customarily be found in resort hotel properties and would not have and adverse effect on
the public health, safety, or welfare of East Bay Township Residents. The Township finds
that the proposal meets this standard.

2. The use shall be consistent with the East Bay Township Comprehensive Plan and Future
Land Use Map as set forth in this Article.

Finding. The Township Comprehensive Plan and Future Land Use Map places this
location in the Regional Commercial future land use designation. This designation
anticipates uses that provide goods and services to the larger Grand Traverse Region,
including jobs for residents and goods and services for residents and the tourist market.
The proposed use is entirely consistent with this characterization and we believe the The
Township finds that the proposal meets this standard,

3. The use and development is warranted by the design and additional amenities made
possible with and incorporated by the development proposal.

Finding. The proposed Spasalon use is intended to primarily cater to and be accessory to
the existing condominium-hotel use. The minimal signage and shared parking will allow
the existing and proposed uses to function compatibly. The hot tub and pool area is
intended to be completely accessory to the existing condominium-hotel use. The
Township finds that the proposal meets this standard.

4. The development consolidates and maximizes usable open space.

Finding. As a fully developed site, this standard does not apply.
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5. Landscaping is provided to insure that proposed uses will be adequately buffered from one
another and from surrounding public and private property and to create a pleasant
pedestrian scale outdoor environment.

Finding. Additional landscaping will be provided around the pool and hot tub area to
nsure privacy and create a pleasant pedestrian scale outdoor environment. Other portions
of the site will not be adjusted and, the Township finds that this standard is met.

0. Vehicular and pedestrian circulation, allowing, safe convenient, non-congested and well-
defined circulation within and access to the development shall be provided.

Finding. The proposal to allow dualuse of existing parking areas and to provide shuttle
service to off-site parking for employees will reduce onsite congestion and help to meet all
parking demand, without necessitating additional impervious surfaces. The Township
finds that this is an appropriate response to this standard and, subject to a final review of
the offsite parking arrangements by the Township Attorney, the Township finds that this
standard is met.

1. Existing important natural, historical and architectural features within the development
shall be preserved.

Finding. The proposal does not alter any natural, historical, or architectural features
within the development and, consequently, this standard does not apply.

C. Findings With Regard to Section 820, 7 Criteria for Site Plan Review:

The following commentary is provided pertinent to the materials submitted as outlined in
Paragraph A hereof and based on Section 820, 7 of the Zoning Ordinance. In the process of
reviewing a site plan, the Planning Commission shall consider the following elements:

1. That there is a proper relationship between the existing streets and highways within the
vicinity, and proposed deceleration lanes, service drives, entrance and exit driveways, and
parking areas to assure the safety and convenience of pedestrian and vehicular traffic, and
that the proposed streets and access plan conform to any street or access plan adopted by
the Township or the County Road Commission.

Finding. The proposed site plan will not result in changes to existing conditions with
respect to on sitecirculation, driveways or pedestrian facilities. The arrangement for off-
site parking for employees may help to mitigate onsite congestions. Consequently, the
Township finds that this standard is met.

2. That the buildings, structures, and entrances thereto proposed to be located upon the
premises are so situated and so designed as to minimize adverse effects upon owners and
occupants of adjacent properties and the neighborhood.

Finding. Modifications to existing structures will include the proposed pool and hot tub
structure. Buildings will not be modified and access to the spasalon will be through
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existing doors. The combination of the existing phase 2 building and the pool enclosure
may exceed 150 feet in width and the applicant shall mitigate any obstruction to the view
corridor with opaque fencing materials as outlined in the conditions of approval. With
this condition, the Township finds that this condition is met.

3. That as many natural features of the landscape shall be remined as possible,
particularly, where they furnish a barrier or buffer between the project and adjoining
properties used for dissimilar purposes and where they assist in preserving the general
appearance of the neighborhood or help control erosion or the discharge of storm
waters.

Finding. The proposed plan helps to protect the Bay by locating some needed parking
offsite rather than constructing additional impervious surface north of US-31. Other
natural features on site will not be impacted and consequently, the Township finds that
this standard is met.

4. That any adverse effect of the proposed development and activities emanating
therefrom upon adjoining residents or owners shall be minimized by appropriate
screening, fencing or walls, or landscaping.

Finding. The proposed improvements are in keeping with the character of the existing
area and no adverse effects beyond those generated by other similar uses are
anticipated. Therefore, the Township finds that this standard is met.

5. That all provisions of this Ordinance are complied with unless an appropriate variance
thetefrom has been granted by the Zoning Board of Appeals.

Finding. This criteria is met by the proposed plan, except to the extent that departures
from the ordinance requirements are incorporated into the Planned Unit
Development approval. No variances are required.

6. That all buildings and structures are accessible to emergency vehicles.

Finding. As the nature of the development is improvement to existing buildings, the
Township finds that this standard is met.

7. That a plan for erosion control, storm water discharge, has been approved by the
appropriate public agency.

Finding. As the nature of the development is improvement to existing buildings with
little change to the existing site, subject to final approval by the Drain Commissioner,
the Township finds that this standard is met.

8. The relationship to shore and stream preservation principles where appropriate.

Finding. The existing facility is propetly sited in relationship to the Bay and the offsite
parking arrangements prevent the development of additional impervious surface in
proximity to the Bay. Therefore, the Township finds that this standard is met.
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9. That the plan as approved is consistent with the intent and purpose of zoning to
promote public health, safety and general welfare; to encourage the use of lands in
accordance with their character and adaptability to avoid the overcrowding of
population; to lessen congestion on the public toads and streets; to reduce hazards to
life and property; to facilitate adequate provisions for a system of transportation,
sewage disposal, safe and adequate water supply, education, recreation and other public
requirements; and to conserve the expenditure of funds for public improvements and
services to conform with the most advantageous uses of land, resources and properties;
to preserve property values and natural resources; and to give reasonable consideration
to character of a particular area, its peculiar suitability for particular uses and the
general appropriate trend and character of land, building, and population
development.

Finding. Subject to the conditions of approval, the proposed development is found to
be consistent with the intent of the RB district and the PUD requirements of the
zoning ordinance and the Township finds that this standard is met.

E. Conditions of Approval. Based on the foregoing review and findings of fact, the proposed
planned unit development for the improvements to the Cherry Tree Inn (SPR 508, PUD 1-08)
is hereby approved, subject to the following conditions:

1.

No preliminary or final earthwork, grading or timber removal shall be undertaken on the
site until a Iand use permit has been issued.

Documentation acceptable to the Township Attorney of offsite parking arrangements for
not less than sixteen employees shall be provided prior to issuance of a land use permit.

Documentation acceptable to the Township Attorney of MDOT approval of the location
of the sign existing sign in the US-31 rightofaway.

Review and approval of the pool enclosure structure by the Zoning Administrator to assure
that the combined Phase 2 Building and pool enclosure does not obstruct the view to the
Bay for more than 150 feet.

The final approval of the site plan and construction plans by the Metro Fire Department,
the Drain Commissioner and the Township Engineer



AYE RLS AUYRHI e ¥

HLHON 1S5 SPET

B0

NY2IHDIN ALl SSuIAvEL

Sl AwEzEde SHL

289kt

Ny ld ZLE
IV LI

ANYRATS ﬂlml

A8 LI Ol

1EIMIS ZIVLS T SO

1ZZ0HoNY - SNOWIBZLH g “Nva

NYSIHDIW "ALID SesigAvall

2326t

L 'BF Obl = TCQd LY IOVRNS SN0I MM OZCTY
FLi = AOVG NIHO AISIAT

199G SEbaTI00d Ly IOVEIACD LOM “IYNOILIAOY
%9 = Ud S SEL'PY = 30VLS NIHO ONUGIXE

] 'Ld 9% S39Ly = ASVRIAGT LOT ONILSIXS
®ET 3 FTH NOLOES Al HT0ILEY Ed Qs 29vdS NILO
(SANDV BT} L WS GTITE ey Lo

SIS 9| = "ADT SNIMaYd TYNOILIddY TvLoL
SANVES ¥ = 100Qd v dIACKHTH SNINalv

- (SO LONLSICD) (PN T NOWDSS Al TT21LNY Nl
OO PNIHMHIME ALYARRA “LOArOual HOTIXT dE3s0d08

SIS Tl = - YdS TY.LOL

BIOVIG O = SHOC WdS T -
SFNES ¥ = SallvH? FN0IZ/THNOINYN T -
seIONIE @ = SAHD ONMLLS ¢ ~

WejEeoL
NOLDIS HA 3T01LdY HEd ASHINom SNieivd WdS oI

(1 $ YT T NOWLDIES A TToILey wild
Vel DITENY/IIVAINS NOILYAONTY HOMILINI ARS0S0HA

ba 'eTdS SNHvd SNILSIXT, .
G = SEALOTAWET =IO A3

THAOM | + 6L GHOON 40
FLCH onzo%m«zm:

- SNINHOINOD “m:._.,q.._.m”
(SsaANISNE TVNOIDT) aa " LOTellEId SNINOZ

AEVINWNS ONINOZ

Nvid dLie

ONiNavd TLloL

0o

LIIRTITI LTI

e




991850 gN Fi

2096% NYOIHIIN ‘ALIG 2SMIAVUL
13R6ts HIHOM ISV #ET

ANVAHOD ONISANAS JSHEOAVHEL ONVUD
LEIE "ON HOAZAHNS “VHOISSII0Ud
ASVYAN] "9 TiEN

3va

LAr3—iv8 BOd SOST-4E (MZ}

[ — Eﬂ“ﬁ %«

Snm._.\ﬂ\na
st N¥1d AZAENS - e b Sy
LG = 3
BEEUS = N -
-+ €8 J9vd ‘T w3AN
‘ YINNOD 'NOWIX ONNO
! MO 'NLZL ‘B D3S
" MINUCD /4 HLNOS
ls |
3 .
H BLIEkE = 3
- SRSz = N
I" |
! =
m tETrg = 3
] o LEREEE = N
-W ST M _0£,06.9¢ N[ [F
~ B #20ZEC¥ N 3
‘ z G EAAT I Lp\\\
g £ 005 Nl o SE9TEG = 3
' AL R E T IEE0HS = N
] 35 S0TEEY S v - ' SNITING
8 00" EATES &3 %
7 H ] X < w |
H A A & @ %=
¢ @ ERI SNIVIARAENTN | g Sh2L78 = 3
~ BLBOKS = B
.
1§
g : _
P N LVISES =3
! : \\.%l%w_. s 0LCENG = N
e
oy
‘ e SSTEES = 3
b \x\ka o 0g0Eke = 3 OFHeES = N
i iy 99TLHE = N " wouz/evo
w,.\\,\.h.a 3963 SHALYM
e J
U Ok = 1 808
i == i ™ |
o) or [] or
(Wev 15v3)
. AVE JSHIAVYL ONVHD

JHr0L

NMINITINOONOGD

‘BLEL 4C S1IDY JEnd

e 3HL 4D BG HIEANN L0V JO 2¥l NOLLO3S H3IANN GALYOINMONd STINY 3HL AS
- A3HNDIY SY NY1d A3ANNS 3HL N/ JZLON JdY ‘NMCHS S¥ SONAUYIE JHL LYHL
"8/6L 40 SV

2Mand 3HL 40 65 MIEWAN LI¥ 30 Tl NOWDIS ¥3ANN JILVHINNONd ST
JHL AS GHEIND3Y SLIAM 3HL NIHLM 51 AZAYNS SHL 40 ADVMNOIV JHL LVHL
‘8Z6L 40 SLOV OMand 20 65 UIGWAN LoV J0 Zvl

NOILIFS HAANT QILVOINACHd STINY A8 (IUNDIY SY ANAOYO FHL NI

\“-.‘
m GALYD0T NIF9 BAVH SHDINYK NOUI GNY SINTANNOW OIMiNDIH FHL LYHL
8 "CIEHOSHA NFHIH ALMIOHd NV SANYT JHL NOdN
5 SINIAHOVOHONT DNLLSIXZ ON JdY JMIHL LYHL “NOLOFMIQ AW M3IONN
m JOvH GNNOYY FHL NO AGAUNS ¥ SINISIMULIY SONMYUT DNLLNYJINODDY
Sw FHL NDO NMOHS SV j HIAWNN NOISIVAENS ANINIKGANOD
b ALNNOD ISHEAVAL ONVHD S¥ NWONN NV AIINIOONDD 3LIS SIHL LYHL
m e , SAMLAED AFHIH
5 &a NYDIHOIN 4G ZiYLS FHL 40 HOAMMING TYNOISSIION 'ASVAT ‘6 13N 1
2 L_, FVILUNI 8 HOATANNS
2 .
_ HUNHOONOD
M ] i uxoﬁ HLEON
> all .
m__ et (505 187285}
or' 08 * WAVH HONZE
6H4E05 = 3
1Z50¢S = R
HOREHL 0330 HILSYN 3HL M @003

NVSIHOIN CALNNOD ISHIAVEL ONVHO
"JIHENMOL AVE L1SV3A LS3IM Ol 3DNVH
HLMON 4T dIHSNMOL ‘6 NOILDAS 40 1dvd
4G WNININOAONGCD 3LIS ¥
et AdEHHAHD




ANYAHOZ SHILGANNE ZSHIAVHL ONYND

FulL LIS "ON H0ASARNS. TYNCISEIA0Ud

B0T/B1/ LD . 1 6815-98 0N T B
e N¥1d 3LIS dNY :ﬂ&@ﬁw@ﬁm@ . BHEEEA 9895y NYOIHIR ik Jsmnd
h.mnwm NIVld Q004 LIS RUBD IS¥3 bo5 . aTw

ASYAI "8 TIdN ave

($'9'$'N) 0'¥8S = NOLLYATTI Nivid G004 3HL
QNY O°}BS = NOWYATTE Huvi HALYM HOH AUYNIGHC

— ‘900Z ‘TL AP LUNA SY 34V NMOHS SINIFWIAOUJWI TIY

"TIGLLOVHLNGD
A FTALUIANOD TV 103rQdd SiHL J0 SNOLLMOd

"SNOLLYAMESHO (T3 HOHS NOLYWEOAN ALMuLn

LSIKT A¥YA NMOHS LON SIUTULN Y3HLO  iSZLON

SONITING SNILSDE O
JNARTT NOWMOD G3LINN §
FNINIKOGNGD

K

Nl ucc% HLYON ANGRIT HONRCO TN WWW‘D”
{'s'o'sn 16°288) ]

HUYN HONAR .@MHQ QH

by
&
5
$e
R
KK
ﬂj

REX
N
Ot

b
N
%
SE
R

*"s
S
s
b

2
S
o

%
COSRAS
A AL
0

2

%

N

aTaN

S8
Nood

&
23
0
<3
.;.“’0
4?
o
2R3

S
R0
\‘ o

o
o
sy
§ SN
£
o

YAdY JTLUIANOD

!

SN

%
Sa
o

&

N
5%
3
S8
A,

x
2

A

235

PR

RENEA
‘cs,‘

G

ﬁw\
5507 Nt | - SR AL

00 WL\ ST
SRRl e S W s e
e

P R S O I
o R N e o R S

e
- i R AL LR FH A K

s&a&&@&s&&ﬁ&%&&&éw&mm«m\ss&&.s&ssﬁ.

¥ 0F = | 21998
s ™ st ™ |

o oF 1 o

o S e e L X
G it
RGOS A S S
A e B A S
S s as e

eI
Lo

(Wev 1sv3a)
AVE 3SHIAVHL ONYYHD

NV2IHOIW .y(_.ZD.OO dASH3IAVHL ONVEHD
‘AIHSNMOL AVE 1SV3I LSIM OL ZONVH
HLIHON £Z JdIHSNMOL ‘6 NOILDO3IS JdO Lyvd

40 WAININCANCS 3LIS ¥

WMINIWO OGNOD A3 b AdHdIAHD




