EAST BAY CHARTER TOWNSHIP PLANNING COMMISSION 

REGULAR MEETING – 
JUNE 6, 2006

PRESENT: Mike Nickels, Ralph Bergsma, Chuck Billadeau, Kevin Endres, Beth Friend, Holly Hawkins, Ted Hentschel

ALSO PRESENT: Jay Kilpatrick, Planner – Williams & Works

Leslie Couturier – Staff; Bob Perry – Zoning Inspector; Kathy Rienas – Recording Secretary

Twenty-four guest in attendance.
Chairman Nickels called the meeting to order at 6:32 a.m. Chairman Nickels discussed the conflict of interest policy, indicating that per agenda this policy would be in effect.

Role was then taken, and quorum was present.  A motion was made by Bergsma/Billadeau to approve the agenda as presented.  The motion was passed without opposition.

Approval of minutes from May 16, 2006 meeting.  A motion was made by Hentschel and Bergsma to approve minutes, motion was passed without opposition. 

Township Board – Beth Friend spoke regarding meeting between the Planning Commission, and the Township Board.  Prior to the possible meeting, an agenda should be drawn up, to facilitate discussion.  Discussion of pay in regards to site plan review was brought forth, with the suggestion that P.C. should review guidelines, and then present to the Township Board for review and approval.  The length of meetings was discussed, along with the number of items on the agenda; this discussion could possibly be put on the agenda for the P.C. August 2006 meeting.  Site plan review materials are available in the township clerk’s office.

Appeals Board – None 

Planners Report – None.

Z. A. Report – Leslie spoke of TODS, per May 22, 2006 memo from the G.T. County Road Commission.  This signs are directed at tourists, and presently not permitted by the county, but input from townships is desired.  This discussion will be put on future agenda.  Possibility of 2 meetings to be held in August, for the discussion of bylaws, and ordinances.  

Communications – Ordinance 109 will be put on future agenda for discussion.

New Business:
A.
Site Plan Review 9-04; Jack Barr, Nederveld Associates Inc for                     Mitchell Creek Development LLC: Wyndham Hall Condominium Subdivision; Public Hearing and Action.

Jack Barr, James Doezema, and Mark Hamersma in attendance.

Site Plan Review 9-04; for Wyndham Hall, a proposed residential development was discussed.  It was indicated that all roads will be private, club house will remain, DEQ approved permits, and due to wetlands, site will contain significant wetlands.

Jay Kilpatrick spoke regarding site plan, reviewing his memo to the P.C. dated 5/31/06 which discusses the ‘Background’ of the proposed site plan.   In the completeness of the submittal, Jay indicated that the sign detail is not complete, but that all other conditions have been met.  Jay did indicate that there are no current walking amenities, and suggested to the board that an agreement be asked for from the developer.  It was suggested that this development somehow would connect to the Tart Trail System.  

Public Discussion – None.

Board discussion ensued, with Ralph highlighting the possibility and hope that this development would tie into the regional trail system.  Questions regarding the moving of soil, and special assessment were discussed between the board and developer.  A motion was made by Hentschel/Bergsma to approve Site Plan Review 9-04 with conditions 1-9, as outlined in memo of 5/31/03 per Jay Kilpatrick. An additional condition was added, 10, regarding special assessment language.  The motion was approved without opposition. 
B.
Special Land Use 1-06/Site Plan Review 7-06; Kevin Endres, Gosling Czubak, for Garry Gates: Skipping Stone PUD Condominium Development. (Kevin Endres recused himself from board discussion).

Garry Gates, Kevin Endres in attendance.  

Garry Gates spoke regarding proposed development, stating that property was purchased from the Grand Traverse Band of Ottawa and Chippewa Indians in October of 2005.  Mr. Gates spoke to specific setbacks, in particular Mitchell Creek.  Intent is to ‘beautify’ this area of site, leaving natural aspects of ecological growth intact.  Intent is not to remove natural vegetation, replacing with grass, unlike development across Us 131, which site is planted with grass down to creek bed.  Parking will be underground, with 24 guests’ parking spaces above ground.  Color of buildings will be blue/gray, with style that of English Manor look.  Four buildings are proposed, coordinate in four phases. Phases will take between 12-15 months for completion.  Each unit in development will be between 2400-2700 square feet in living space, and 2-3 bedrooms. House currently on property will be donated to Habitat For Humanity.  

Kevin Endres spoke regarding grading issues, storm water control, and phases of development.  Information regarding storm water indicates that piping will run through gravel.   Parking lot will be 3 feet higher than US 31.  Preliminary drainage plan review submitted to Soil Erosion regarding requirements of storm water control and soil erosion were determined to meet requirements of ordinance.  Grand Traverse Metro Fire Department indicates per memo of 5/24/06 concludes that resubmitting Site Plan showing corrections prior to township approval process.  Three are eight points of corrections to be reviewed by developer and planning commission.  

Chairman Nickels opened the public comment at 7:48 p.m.

Jim McDowell of CCAL spoke regarding setbacks, view corridor and high water mark.  

Public Comment closed at 7:56 p.m.

Board discussion ensued, with issues regarding building height. The visibility of mechanicals on top of building.  The look and style and overall character of buildings.  The timeframe in which building will be removed from site.  The landscaping and plants/trees, with expression of planting of native white pine

Jay Kilpatrick spoke regarding site plan.  Jay sent memo to Planning Commission dated May 25, 2006 in which addresses site plan and completeness of submittal.  States that submittal is complete to permit board to consider application pursuant to Section 637.  Jay addresses in this eight page memo Proposed Deviations, Site Plan Review, and PUD Standards, followed by Recommendations.  These recommendations are as follows:

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

2. Clarification of the ownership interest of the property.

3. Revision of the Site Plan to the satisfaction of the Zoning Administror to address the following elements:

a. Distances between proposed curb-cuts and existing driveways on adjacent properties should be specific and documentation should be provided o MDOT approval of the proposed curb-cut locations.  

b. Aboveground parking spaces shall be 20 feet in length.

c. Layout of spaces and maneuvering lanes for underground parking shall meet the requirements of Article VII and should be documented.

d. Provision of sidewalk from front parking area along the driveway to parking garage in the vicinity of the gateway arch.

e. Sign dimensions should be adjusted to comply with the ordinance and signage illumination should be clarified.

f. General on-site illumination should be detailed in conformance with Section 215 of the Zoning Ordinance.

4. Submittal of a final landscape plan in accordance with Section 29 as described above and subject to the approval of the Zoning Ordinance Administrator.

5. Submittal of a project phasing plan satisfactory to the Zoning Administrator and Township Engineer.

6. Documentation of various agency approvals (i.e., MDOT, MDEQ, GTCRC) and approval of the Township’s Engineer - with specific attention to proposed on-site storm chamber detention.

7. The applicant should address my comments under PUD Approval Standards, and any others provided by the Planning Commission. 

8. Other conditions of approval as directed by the Planning Commission pursuant to the pubic hearing and in accord with Section 601, 3, d, as may be determined necessary for the protection of general welfare, individual property rights and to ensure that the purposes of the Zoning Ordinance are met.  A motion was made by Hentchel/Bergsma to deny based on height and design of building(s).  Motion passed.  Motion made to rescind denial, and motion made to table for additional review by board with adequate time given.  Motion was passed with one opposing vote.  
Meeting break from 9:05 p.m. – 9:18 p.m.


C.
Discussion:  Regulating Wind Energy Systems

Board discussion ensued regarding topic, with comments of comparison with telephone cell towers, and regulation.  Jay Kilpatrick highlighted memo sent to board dated April 26, 2006.  This 7 page memo gives background on this form of energy, including advantages and disadvantages.  Additionally, state regulations are sited, and three legislative proposals recently introduced in the State House.  Jay outlined “Potential Regulatory Language for East Bay Charter Township” including a table that addresses regulatory framework. Special Use Standards are addressed, Setbacks, Noise, Removal and Safety included.  In his conclusion Jay recommends research and discussion of the topic by board and community. Board recommends topic is put on future agenda, suggesting September or October 2006.

D. CCAL Proposed Lakes and Rivers Overlay District

Board overview and comments were made regarding this “New Business”.  In addition letters written to board by Myna Yeakle, and Olson, Bzdok, and Howard law office highlight this proposed overlay district, and corresponding special land use permits standards.  Discussion by board, audience, and attorney for Mr. Salon comprised the discussion.  It is proposed by this citizens group that preservation of the Township’s lakes, and rivers, including their shorelines and watersheds are given appropriate attention through special land use permits and design regulations. A motion was made by Bergsma/Billaduea to support the establishment of a subcommittee to represent the interests of all citizens of East Bay Township.  Motion was passed without opposition.

E. Zoning Ordinance Additional Text Amendments

Per memo dated May 30, 2006 from Jay Kilpatrick the “Administrative Site Plan Review and Approval” which is manifesting from the pace of development in East Bay 
Township.  This 6 page memo with four bulleted concerns and sub text, address how best to approach standards in the Zoning Ordinance.  Board and Jay spoke regarding Text Amendments, with motion proposed for addition to “New Business”, (F.) added to reflect “Planning Commission Review” of Text Amendments.  

Old Business:  None

Chairman Nickels adjourned meeting at 10:40 p.m.
