
APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

JANUARY 9, 2018, 7:30 P.M. 
COMMISSION CHAMBERS  

 
 
A. Chair Jones called the meeting to order at 7:30 p.m. 
 
B. The Pledge of Allegiance was led by Commissioner Pemberton. 
 
C. Roll Call: 

Members Present: Bill Benoit, Garrett Fox, Dan Holtrop, Sandra Jones, Ed Kape, Mike 
Pemberton, Monica Sparks and Frank Vander Hoff  
Members Absent: Johngerlyn Young (with notification) 
Others Present: Community Development Director Terry Schweitzer, Economic 
Development Planner Lisa Golder, Senior Planner Joe Pung, Planning Assistant Monique 
Collier, the applicants and about 6 residents. 
 
Motion by Kape, supported by Benoit, to excuse Young from the meeting. 
 

- Motion Carried (8-0) – 
- Young absent -  

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Holtrop, supported by Commissioner Pemberton, to 
approve the Minutes of December 12, 2017 and the Findings of Fact for: Case#34-17 
– Gander Mountain Parking Lot – Expansion of a Special Land Use Open Air 
Vehicle Sales Business onto 2890 Acquest Ave and Site Plan Review;Case#30-17 – 
Zoning Ordinance Amendment pertaining to Art Display Venues;Case #35-17 – 
Midway RV Center – Special Land Use Open Air Business and Site Plan Review – 
Located at 5590 Division Ave SE 

- Motion Carried (8-0) – 
- Young absent -  

E. Approval of the Agenda 
 

Motion by Commissioner Pemberton, supported by Commissioner Benoit,                             
to approve the agenda for the January 9, 2018 meeting.  
 

- Motion Carried (8-0) – 
- Young absent -  

 
F. Acknowledge visitors wishing to speak to non-agenda items. 
 

There was no public comment. 
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G. Old Business 
 

Case#32-17 - Speedway – Major Change to the 52nd and Broadmoor CPUD - Located at 
5173 Broadmoor Ave SE;  
Case #33-17 - Speedway – Expansion of a Special Land Use Vehicle Fuel Station and 
Site Plan Review - Located at 5173 Broadmoor Ave SE;  
 

Golder stated the applicant is proposing the redevelopment and a major change for an 
approved site plan for the Speedway station located at the northeast corner of 52nd and M-37 
(Broadmoor Avenue).  The current Speedway Station includes 10 pump stations and a 3400 
square foot convenience store.  The new plan increases the land area from 1.17 acres to 2.371 
acres and adds 6 pump stations, a 4,608 square foot convenience store, and two commercial 
fuel lanes for commercial trucks and semi tractors with trailers.   The proposed plan adds an 
additional driveway access to 52nd Street which is inconsistent with the approved plan and 
with PUD guidelines adopted by the city in 1996 Other features outlined in the terms of the 
CPUD include the following: 
 

 35’ landscape setback along entire street frontage 
 15 foot rear yard and side yard setbacks along the entire west side of the site 
 10 foot side and rear lot lines along the interior side and rear lot line 
 Single store buildings with sloped roof and brick façade 
 Phase 1 restaurant (burger King) is the only drive through restaurant permitted 
 Walkways within the site and out to the adjacent roadways to accommodate nearby 

businesses. The walkway can consist of crushed stone, concrete, asphalt, or a 
maintained wood chip bed. 

 75 square foot sign is permitted at the 52nd Street driveway to identify all of the 
businesses within the PUD if a single parcel of 5 acres is assembled.  

 One drive opening on 52nd Street no further east than the common lot line between 
the VanAllsburg and the Lipsey properties 

 Cross access easements required between all of the properties 
 Service drive along Broadmoor Avenue frontage.  The service drive may encroach no 

more than 20 feet in the required 35 feet, provided that: 1) the reduced setback is 
necessary to accommodate a reasonable site design within a development phase; and  
2) there are safe and efficient traffic operations at or near driveway openings.  Service 
drive connection between VanAllsburg and the Burger King properties optional if 
alternative interconnection is achieved. 

 Northernmost Broadmoor opening is at least 300 feet north of the median opening for 
southbound to northbound Broadmoor traffic 

 No more than 3 drives from Broadmoor Avenue 
 20 foot building setback from the edge of the service drive along Broadmoor Avenue. 

 
She stated the applicant is asking for relief because they don’t fit the PUD plan. 
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-Applicant does not want to maintain a 35 foot landscape setback along the public street 
frontages, but is proposing reducing the setback to approximately 27’-28’ along 
Broadmoor and 52nd Streets 
-Applicant does not want to provide sloped roofs for the fuel island canopies 
-Applicant would like to have an additional drive opening from 52nd Street for trucks 
(also a Special Land Use Standard) 
-Applicant would like the 20’ building setback along the edge of the service drive 
reduced to 7.10 feet 
 
The applicant went to the zoning board of appeals to have an additional drive opening 
from 52nd Street for trucks and got relief from that special land use requirement. It still 
requires approval from the City Commission as a change from this PUD requirements. 
 
Golder stated there was discussion regarding deviations and the deviations are mostly 
signage deviations. The City Commission can approve a deviation to the plan. They are 
also looking at wall signage. She stated within commercial zone gas stations in particular  
are allowed to have wall signage for the walls that face a public street. Speedway is 
asking for the four sides of signage even though the signage is the S logo for Speedway. 
She stated they also have a canopy for the trucks, truck lanes for fueling and there is 
directional signage that is larger than what is permitted. Golder stated they have an 
additional reader board wall sign on the building. 
 
Golder stated there were 3 ZBA variances that were requested two were granted: Height 
of the light poles on the site.  A maximum height of 20’ is allowed; the applicant wanted 
to allow for poles of 32 feet in height and Special Land Use Standards of Section 15.04D 
of the Zoning Ordinance allows only driveway for each street that has frontage.  Two 
driveways were proposed and granted. Golder stated they also do not meet the lighting 
standards of the city; under the canopy; the proposed illumination can be up to 62 
footcandles; the city ordinance allows a maximum of 22 footcandles. The Zoning Board 
denied the request and the applicant will have to comply with our lighting standards. 
 
Golder stated they are increasing the acreage to 2.3 acres. There is an easement that goes 
through to the Burger King site. Because of the orientation of the proposed building they 
intend to adjust the easement to the west. There is also parking along the front side of the 
convenience store and there is other required parking on the west side of the easement. 
Now they are offset by 24 feet.  
 
Golder stated the issues that are arising from the site plan have to do with the area to 
maneuver on the site, the trucks and it’s the visibility and sight distance. She stated she is 
recommending denial of the major change and special land use. 
 
1.  Applicant is proposing significant expansion of an existing gas station to include 
additional pumps, commercial fuel lanes and a larger building. The narrow width of the 
property, its location on two major roads, and the existing driveway easement to Burger 
King creates internal circulation issues, including the following: 
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a. The drive aisle that runs behind the proposed parking on the west and east sides of the 
site does not align.  The drive aisle is in fact offset 24’ between the drive aisle along the 
front of the convenience store and the drive aisle adjacent to the western parking.  The 
offset itself may be manageable if not for the north-south drive easement to Burger King 
that intersects the drive aisle at the point of the offset. In order to accommodate a larger 
convenience store, the applicant has amended the easement so that the centerline of the 
drive easement now veers 12’ west of the original easement location.   
 
b.  There is a site distance issue at the offset intersection. If a truck has used the truck fuel 
lane and pulls forward to the stop bar line, it obstructs vision for cars exiting the western 
parking area, making it difficult to see traffic coming from the south.  Further, a 
transformer and associated landscaping located on the island adjacent to the western 
parking area obstructs vision of oncoming traffic from Burger King. 
 
c.  There is inadequate space for large truck stopping/parking.  Trucks currently use the 
current convenience store and access Burger King, parking temporarily along the 
easement between the gas station and Burger King.  The new truck fuel lanes will allow 
trucks to park temporarily after fueling vehicles.   The truck parking will block visibility 
at the offset intersection on the site. 
 
d.  There is inadequate space for truck circulation on the site.  It does appear that there is 
adequate space on the site for large trucks to access the fueling stations and for fuel 
tankers to access the underground tanks.  However, as these trucks exit the site, they will 
almost always cross into the northbound ingress lane for cars, and will roll over the 
median island separating the ingress and egress lanes. 
 
e. Applicant is proposing a truck loading area that is inconveniently located and far from 
the convenience store.  As a result, it is likely that suppliers will seek other locations for 
loading. 
 
 
2. The proposed site plan is inconsistent with Section 12.10 L of the Zoning 
Ordinance “Standards for the Approval of a Preliminary PUD Site Plan”, which requires 
a safe, convenient, uncongested and well-defined circulation within a PUD site. In 
addition, the use is inconsistent with the Site Plan Review requirements of Section 14.05 
H of the Zoning Ordinance regarding the safe, convenient, uncongested and well-defined 
vehicular and pedestrian circulation within and to the site. 
 
3.    The proposed site seems inadequate for the uses proposed.  Variances are required 
for the setback from the Broadmoor Avenue service drive and for 52nd Street 
landscaping requirements.  In addition, waivers from PUD standards set with the original 
development must be obtained.   
 
Golder stated she thinks this is a good use if the site were bigger and better circulation. 
She stated some solutions might be: 1.A fuel station is generally a good use for the site.  
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However, the limitations of the site will make it difficult to fit all the site elements 
desired by the applicant.  Alternatives have been suggested, although some of these 
alternative involve off- site improvements and negotiation.  Possible solutions could 
include the following: 
 
• Reduce the parking on the site, and investigate parking alternatives on the Burger 
King site behind the proposed gas station.  A larger part of the western side of the site 
could then be dedicated to truck circulation and parking. 
 
• Reduce the size of the gas station and move the gas station to the property line to 
allow more room to align the driveways 
 
• Remove the access easement to Burger King—instead allow a pedestrian 
connection and let the existing access along Broadmoor Avenue provide cross access 
between the uses.  
 
Mandy Gauss CESO, 8164 Executive Ct. Lansing MI and Kevin Foley with Speedway 
were present. Gauss stated the second driveway for which they are requesting the PUD 
waiver and was granted a Zoning Board variance is an entrance drive only intended only 
for the trucks to enter the site. He stated the canopy is a one way canopy the trucks will 
enter the site and fuel on either side of the vehicle and then exit. There are only two lanes 
for the commercial fueling trucks.  
 
Gauss stated some of staff suggestions were to request a setback waiver and allow trucks 
more movement and stacking area. She stated another comment was to shift the drive 5 
feet further to the east, which they did. Gauss stated the reason for the median is it is a 4 
inch mountable median and it is intended to be driven on. She stated they had to add the 
median after having discussions with Engineering, they were not allowed to have a wider 
drive without the median. Engineering wanted to see it divided to help delineate the in 
and the exit movement. The median is designed for trucks to drive over that. 
 
Gauss stated they have tried to make things more fluent to make sure everything can flow 
on site. She stated as far as aligning the two drives it is not possible. Reducing the 24 foot 
offset would push the building further back. They are only going to gain 10 feet so they 
will still be 14 feet offset plus that would require fire rated walls, require them to relocate 
the existing switching cabinet that has a power supply that runs to the transformers,. In 
addition, their sidewalk would not be on their property. For safety reasons the rear exit 
would have to have the 5 foot sidewalk from the rear door for egress. It would cause 
more conflict by shifting the building 10 feet. Gauss stated they need 24 parking spaces 
they have 27. They could remove a parking space and shift that and the landscaping a 
little further to the west to help with site distance. 
 
Gauss stated as far as truck visibility they do not anticipate always having a truck parked 
beyond the fuel station. The traffic study showed during the peak hour 14 trucks coming 
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into for fueling. A truck typically fuels and then is gone within 10 minutes. Discussion 
ensued. 
 
Gauss stated it is an existing site there are existing problems they know there are people 
that currently cue up trying to get to the dispensers to fuel. There are box trucks trying to 
get to the diesel dispensers which would use the new CFL lanes. There are the additional 
3 dispensers which would allow less cueing inside the auto area and it would open things 
up so much nicer. 
 
Gauss stated the parking on the west side is intended for employees. They are not taking 
up in parking in the front of the building. They park off to the side so they are out of the 
way and it frees up the spaces in front so it allows more customers to come in and out and 
keep the site flowing. The existing lot doesn’t have those extra spaces. It will allow better 
mobility than what the current site already has. She stated they already have an existing 
issue and they are trying their best to alleviate the problems and doing their best to try 
and fix that. 
 
Gauss stated as far as reducing the building size this is the smallest building Speedway is 
currently building on new sites. The larger building is necessary to properly service the 
customers and provide the needed amenities. 
 
Gauss stated one of the items that was bought up was the proposed loading area. At the 
existing site there are a lot of comments about how the loading trucks park on the existing 
access drive along where they propose the striped loading area. Speedway can and will 
enforce that. They can make their drivers park there with the striping. They have done it 
on multiple stores and multiple sites. They tell them you have to unload from there and 
the drivers do respect that and they go to the location. She knows that is a concern being 
a distance from the front door that they won’t use it. She stated Speedway will make sure 
they use it. 
 
Gauss stated as far as getting access from Lacks to try and help spread out the turning 
movements, they have that Lacks is not willing to let them connect through their drive. 
Obtaining another additional access on this site would be hard because you are still 
moving in and would have to move back. Discussion ensued. 
 
Gauss stated they have been in communication with Burger King. They will not agree to 
close that access drive. Burger King will only agree to a slight shift of the access 
easement Speedway asked if they can move it even further down and they said no they 
would not.  
 
Gauss stated there are grade changes along the back of the building that restrict their 
ability to consider moving parking behind the building. They do have a retaining wall 
along the back side of the parking due to the grade change between the two sites. She 
stated as far additional parking on the Burger King lot they don’t know if that is right 
option for this site for coordination and grade changes and everything else involved. 
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Foley stated the addition of commercial fueling lanes is a major reason for this project. It 
really drives the project and the additional diesel sales that they can get for the 
commercial fuel lanes. 
 
VanderHoff stated Kentwood does everything to bend over to make things work. He 
stated we would like to see things work at Speedway and they did a good job explaining 
everything. He stated he is going to support the planning department. He thinks there are 
too many deficits to the project and property, too many things that we have to change that 
are complicating. He stated he will be against this project. He stated sometimes you can’t 
get 10 pounds of groceries in a five pound bag. They are trying to get more on a piece of 
property than what they can get.  
 
Pemberton echoed VanderHoff, but stated he is still on the fence. He stated the whole 
concept builds traffic. He has been there several times and it is a busy place as it stands 
now and he only sees it getting even busier. He stated the shift in the driveway just adds 
to that complication. He stated there will also be limitations where they will be able to 
put the snow. 
 
Fox stated he doesn’t see the turning radius for the trucks working. He stated having 
additional pumps will help the congestion that exist now but the shared entrance and exit 
does concern him with the truck radius coming in.  
 
Benoit stated he is disappointed we couldn’t make this work. He thinks it is a great place 
and so close to M6. Benoit stated his concern was how would the trucks make the turn 
under the canopy and park. Benoit stated this isn’t cohesive or flowing. He stated he also 
has concern with loading and unloading. He stated this will be like playing frogger, to get 
someone with a load of pop they will have to dodge all the cars to get in and out. He 
stated he doesn’t think this works.  
 
Holtrop, Sparks and Jones stated they agree with VanderHoff and Benoit. Sparks 
questioned if Speedway would leave Kentwood if this were not approved. Gauss stated 
they would not leave but they would not redevelop the site. It would just stay as it is now 
and now it is a very poor flow on site. 
 
Kape questioned why they feel they need the truck stop. Gauss stated the purpose for the 
truck stop it is to help alleviate the congestion at the existing site. There are box trucks 
that fuel at the diesel pumps and are blocking the auto area and it would help to pull them 
and help free up some of the movements. Speedway will be investing about 5 million on 
this site and in order to make the site work and to redevelop the site they are upgrading 
everything.  And to make everything work, it would be to have those additional two 
fueling lanes to make things work financially for Speedway. Kape questioned how 
important is having the stop bar on the site because that seems to be the site visibility, 
clogging issues. Gauss stated it is simply to make sure the fueling lanes are open and 
accessible and not blocking and into the roadway. Discussion ensued. 
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Motion by Benoit, supported by Sparks, to recommend to the City Commission 
denial of the request for Major Change to an Approved PUD Site Plan dated 
January 2, 2018 for Speedway and as described in Case No. 32-17.  Denial is 
recommended based on the basis points 1-4 as described in Golder’s memo dated 
January 4, 2018.  
 

- Motion Carried (7-1) – 
- VanderHoff opposed – 
- Young absent -   

 
Motion by Benoit, supported by Kape, to recommend denial of the request for 
Special Land Use Gas Station for Speedway located at 5173 Broadmoor Avenue as 
described in Case No. 33-17, based on basis points 1-4 as described in Golder’s 
memo dated January 4, 2018. 

- Motion Carried (8-0 )- 
- Young absent - 

H. Public Hearing 
 

Case#1-18 – Cobblestone at the Ravines –Final Site Plan Review of Phase II the Central 
Village Detached Condos and Phase I of the Village East Attached Condominiums within 
the Cobblestone At the Ravines on the North Side of 44th Street, West of Shaffer Avenue 
Zoned RPUD-1 
 
Golder stated the applicant is requesting approval of three 24 unit condominium buildings 
on 5.78 acres of land. Each condo flat building is 3 stories in height. She stated in 
addition the applicant is proposing 6 site condominium units on .78 acres of land further 
to the west. Each lot is approximately 5,250 square feet in area. Golder stated this is 
consistent with the overall preliminary site plan. 
 
Golder stated she is recommending conditional approval, of the Final Site Plan dated 
October 9, 2017 with conditions 1. Review and approval of the Final Site Plan by the 
Kentwood City Engineer and Fire Marshal.2. Compliance with the PUD Statement 
and Development Agreement dated March 18, 2004, as amended. 3. Applicant 
shall prepare for the review and approval of the city, restrictions for recording with the 
Kent County Register of Deeds prohibiting the sale or conveyance of an entire 
condominium flat building to a single person or entity or to a group of affiliated persons 
or entities.4. The Master Deed and Bylaws for the development and condominium 
association must be approved by the Kentwood City Attorney and City staff.5.
 Review and approval of the landscaping and lighting plan for the site 
 
Rob Lamier, Exxel Engineering was present. 
 
Jones opened the public hearing. 
 
There was no public comment.  
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Motion by VanderHoff, supported by Pemberton, to close the public hearing. 
 

- Motion Carried (8-0) – 
- Young absent – 

 
Sparks, Kape, Holtrop, Fox, Pemberton and VanderHoff stated they were ok with the 
request. Benoit stated this looks like an apartment building and there are so many other 
designs for condominiums. He thinks they are going to have a hard time trying to sell 
these 
 
Motion by, Holtrop, supported by Sparks, to grant conditional approval of the Final 
Site Plan dated October 9, 2017 as described in Case No. 1-18. Approval is 
conditioned on conditions 1-5 and basis points 1-3 as described in Golder’s memo 
dated December 27, 2017.  

- Motion Carried (8-0) – 
- Young absent - 

I. Work Session 
 
Case #2-18 – Grand West Auto - Special Land Use Indoor Vehicles Sales in an Industrial 
Zone and Site Plan Review Located at 4101 40th Street SE Suite 7 
 
Pung introduced the request. He stated the request is for special land use Indoor Vehicles 
Sales in an Industrial Zone. Pung stated in the operations statement they indicate no 
vehicles will be stored on site whether it is indoors or outdoors. The only function that 
will occur on site is a shared space for the office functions or a customer may come in to 
fill out title work. All vehicles are purchased over the internet and then shipped to the 
buyer. He stated the State requires a vehicle sales license and staff has to sign off at the 
City indicating they are meeting our requirements. 
 
Pung stated in the operations statement he didn’t see any issues regarding the special land 
use request. It is an office function and offices are a permitted use in the industrial zone. 
 
Steve Schroder, 3536 Cascade Rd. was present representing the request. 
 
VanderHoff, Pemberton, Kape, Holtrop, Benoit, Sparks stated it seems like a good use of 
the building. Fox questioned if he plans on making improvements to the site and how 
many employees. Schroder stated he will be the only employee.    
 
Case #3-18 – Quist Trust Rezone – Rezoning of 1.89 acres of Land from R1-C Single 
Family Residential to C4 Office Located at 3923 Burton St. SE 
 
Pung introduced the request. He stated the request is to rezone 1.89 acres of Land from 
R1-C Single Family Residential to C4 Office. He stated the Master Plan recommendation 
is for office development. Office development has to be compatible with what is already 
in the area. He stated you have medical clinics surrounding the property, daycare and on 
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the south side which is in Grand Rapids and it is also master planned for institutional type 
uses. In 2015 the City rezoned 3855 & 3875 Burton from R1-C to C-4. Pung stated the 
parcel is 130 feet wide the minimum for C4 is 80 feet and the lot area is over 1.8 acres, 
the minimum for the C4 is 11,050 square feet. If it is rezoned to C4 and they do wish to 
develop that would have some impact on the setback requirements for the building and 
parking for the access common to residentially zoned properties. Depending on how they 
want to design they have the option of going to the Zoning Board of Appeals if they have 
issues regarding the setbacks. They have also discussed maybe they can make a deal with 
the church. The applicant indicated at this point there are no immediate plans to develop 
the property. Before he purchased it he wanted to make sure that he had the proper 
zoning if at one point he wanted to develop that option would be there. 
 
John Francis, 2631 Golf Ridge was present. 
 
Sparks, Kape, Holtrop, Benoit, Pemberton and Jones were all ok with the request  
 
Case #4-18 – Clark at Keller Lake Independent Living – Major Change and Preliminary 
Site Plan Review of a PUD Phase Located at 2451 Forest Hill Ave. 
 
Golder introduced the request. She stated The Clark development is a phase of an overall 
84.48 acre development called the Embassy Park PUD. The gross density for the 
proposed overall 34.25 acre Clark development for Phase 1 (70 independent plus 80 
assisted plus 23 existing independent units) is 3.10 units per acre. However, the density 
for PUD development is measured across the entire PUD acreage. The gross density of 
the overall 84.48 acre Embassy Park PUD is 2.25 units per acre. 
 
Golder stated in 2007 the applicant received approval to build a congregate style building 
with 104 units, with the potential of constructing an additional building located to the 
north with 44 units. The last approval on the Clark site was for retention of the two 
assisted living facilities, and 171 total independent living units. 
 
Initially, Golder stated the new plan proposes 70 independent living units as well as 150 
assisted living units. For the purposes of density, every six assisted living units count as 
one unit, creating the proposed density for all phases: 
New Assisted: 80 beds or 13 units 
Independent Living 70 units 
Future Independent Living: 24 units 
Existing Independent: 23 units 
Total: 130 units  
 
Golder stated access to this site is from Forest Hill Avenue or from Embassy Drive. 
Forest Hill Avenue is a three-lane road within a 66-foot right-of-way. Traffic counts for 
2016 indicate 8,061 vehicles per day use Forest Hills Avenue near Burton Street. 
Somerset Drive is used to access the buildings within the development. Somerset Drive is 
an 18-foot wide private driveway that extends from Embassy Drive to Forest Hill 
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Avenue. The city's private road regulations exempt PUDs from meeting widths otherwise 
required by the private road standards. The conditions of approval from the 2001 review 
of this project required the approval of the road width by the Kentwood Fire Marshal, 
Engineer, and Planner, due to concerns about emergency access to the site. 
 
This project involves the development of a mixed use residential, 70-Unit, independent 
living community on the campus of Keller Lake owned by Clark Retirement. The project 
consists of a collection of units totaling approximately 170,000 building gross square 
feet. The buildings are a flat roof design, primarily wood framed with cementitious siding 
products and select manufactured stone veneer. A portion of the buildings have a parking 
structure below grade that is constructed primarily of precast concrete structures. The 
community and business portions of the project will be constructed of steel structure to 
support the higher floor to floor heights required in this area. A significant amount of site 
will be developed and will require the connection of new utilities. The buildings are 
planned around a highly developed plaza/drive to encourage a sense of community. 
A future phase will include 24 units of Independent living at 43,200 sf and 80 units of 
assisted living at 88,000 sf. 
Density for the site is as follows: 
Existing site has 80 units of Adult Foster Care and Dementia, and 23 town houses= 103 
units 
Phase #1= 70 units 
Total units = 173 units Total Area = 26.9 acres 
Density = 6.43 units per acre 
 
The different building types are spread throughout the buildings. A summary of the 
numbers are as follows: 
1- Bedroom Apartment 20 1,011 sf 
Apartment A (2 Bedroom) 23 1,163 sf 
Apartment B (2 Bedroom) 15 1,346 sf 
Apartment C (2 Bedroom) 12 1,494 sf 
Please refer to the included floor plans to see the layout for each floor and apartment unit 
type. 
 
Golder stated concerns that we had was lack of sidewalk, the firelanes, the extent of the 
future phase for 24 units and 80 assisted living units. Staff would like to know what the 
future plans are for the area if they take out the Oxford Manor and the Windsor manor 
buildings.  
 
Golder stated the applicant is requesting a deviation from the city parking requirements. 
In Phase 1, the Zoning Ordinance would require 160 spaces and 142 are being requested. 
These could be shown as "deferred parking" without requiring any waivers, or a "waiver" 
from the Zoning Ordinances requirements could be sought, as per the provisions of 
Section 12.03D. The City Commission is the entity that has the authority to waive these 
requirements with recommendation from the Planning Commission, when the conditions 
of Section D 1 a. b. and c. are met. 
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Golder stated they are going to recalculate parking based on the newer numbers and she 
suggested they look at deferred parking rather than deviation from the ordinance. 
 
Cheryl Scales, Progressive AE 1811 4 mile rd. Grand Rapids and Johnathan Clark, 
Architect were present.  Scales stated they have come to an agreement with the fire 
department as to where the lanes should be for access. They are also adding sidewalk to 
have pedestrian access. They are trying to redirect the traffic flow. They want to keep the 
narrow road and keep as many trees there because they need to do something for phase II. 
 
VanderHoff stated overall he is in favor of the expansion. He questioned what they think 
would go in place of the two buildings they plan to tear down. Clark stated the intent 
could potentially be to do some smaller individual type units to sell to future residents, a 
smaller house concept. But it is so far out it is hard to commit to something like that.  
 
Pemberton, Benoit, Holtrop, stated it looks like a good plan.  
 
Fox stated fire had a list of issues and asked if the applicant has any concerns with 
meeting any of them. Scales stated they had a good meeting with fire and came to a 
consensus on the issues. Fox questioned if residents will have cars. Scales stated yes this 
phase is 70 units of independent living only and there are 70 underground parking spaces. 
She stated our parking ordinance stated there are 2 cars per unit they don’t think that 
there will be two cars for each unit. Scales stated she likes the idea of deferring and if 
they find it is a problem they can add parking. Fox questioned if this is a gated 
community and how will they protect your residents with dementia. Golder stated 
everything is independent if there were a courtyard for dementia patients if will be in the 
next phase. 
 
Kape questioned a tree survey for a tree preservation plan. Scales stated they would 
submit that as part of their final site plan. Discussion ensued. Sparks agreed with Kape. 
 
 
Case#5-18 – Fox Ford Honda Service Building – Special Land Use and Site Plan Review 
for a Major Vehicle Repair Establishment Located at 3060 Broadmoor Ave SE 

  
Schweitzer introduced the request. He stated they applicant is proposing to convert the 
building to major vehicle repair. Schweitzer stated the write-ups for the repair work will 
take place at the service center at the new car dealership to the north and west of this site.  
Thus there will be no customer queuing of vehicles waiting to access the re-purposed 
building.  Therefore the existing character and traffic circulation in the general vicinity 
should not change. The proposed major vehicle repair operation would be consistent with 
the zoning district. 
 
Schweitzer stated they are going to do some changes to the interior. They are going to 
retain 4 carwash and/or detailing bays within the building. But they would create bays for 
servicing vehicles.  
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Schweitzer stated this will be a Re-use of an existing building, no customer drop off at 
the building, and its combination with the used car showroom building represents 
integrated principal uses. 
 
The commissioners were okay with the request.   

 
J. New Business 
 

Motion by Holtrop, supported by Benoit, to Set a public hearing date of January 23, 
2018, for:  Case #2-18 – Grand West Auto - Special Land Use Indoor Vehicles Sales 
In an Industrial Zone and Site Plan Review Located at 4101 40th Street SE Suite 7; 
Case #3-18 – Quist Trust Rezone – Rezoning of 1.89 acres of Land from R1-C Single 
Family Residential to C4 Office Located at 3923 Burton St. SE; Case #4-18 – Clark 
at Keller Lake Independent Living – Major Change to a PUD Phase Located at 2451 
Forest Hill Ave. Case#5-18 – Fox Honda Service Building - Special Land Use and 
Site Plan Review for a Major Vehicle Repair Establishment -  Located at 3060 
Broadmoor Ave SE 

- Motion Carried (8-0) – 
- Young absent - 

K. Other Business 
 

1. Election of Officers 
 

Motion by Benoit, supported by VanderHoff, to re-elect. Chair Jones, Vice-Chair 
Holtrop, Secretary Kape. 
 

- Motion Carried (8-0) – 
- Young absent -  

2. Commissioners’ Comments 
 

The commissioners welcomed Sparks to the Planning Commission. 
 
Holtrop stated there was a LUZ meeting regarding Sparks Dr and Embassy behind the 
Salvation Army. The want to rezone to PUD. They would like a LaQuinta Hotel. We 
suggested they should come to the planning commission. 
 
Fox asked for an update on the City Hall Campus. Golder stated we have a plan from 
there just deciding how to pay for it doing it little by little. 
 
VanderHoff stated he might be moving in 8 months. He is building a home in Caledonia. 
 
3. Staff’s Comments 
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Golder discussed form based code and how difficult it was for Midway to meet Form 
Based Code. Golder stated staff looked at how we can change the code about increasing 
the thresholds that require upgraded façade requirements. In addition, it may be 
reasonable to allow existing buildings to retain legal non-conforming signs.  

 
L. Adjournment  
 

Motion by Commissioner VanderHoff, supported by Commissioner Fox,                            
to adjourn the meeting. 
 

- Motion Carried (8-0) – 
- Young  absent - 

 
Meeting adjourned at 9:40p.m. 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

JANAURY 23, 2018, 7:30 P.M. 
COMMISSION CHAMBERS  

 
 
A. Chair Jones called the meeting to order at 7:30 p.m. 
 
B. The Pledge of Allegiance was led by Commissioner Kape. 
 
C. Roll Call: 

Members Present: Bill Benoit, Garrett Fox, Dan Holtrop, Sandra Jones, Ed Kape, Monica 
Sparks, Frank Vander Hoff,  
Members Absent: Mike Pemberton, and Johngerlyn Young (with notification) 
Others Present: Community Development Director Terry Schweitzer, Economic 
Development Planner Lisa Golder, Senior Planner Joe Pung, the applicants and about 30 
residents. 
 
Motion by VanderHoff, supported by Kape to excuse Pemberton and Young from 
the meeting. 

- Motion Carried (7-0) – 
- Pemberton and Young absent -  

 
D. Approval of the Minutes and Findings of Fact 
 

Sparks stated she opposed on the Major Change to Speedway and not VanderHoff and 
also we need to add into the minutes the Oath of Commissioners Monica Sparks 

 
Motion by Commissioner Holtrop, supported by Commissioner Benoit, to approve 
the Minutes of January 9, 2018 and the Findings of Fact for: Case#32-17 - Speedway 
– Major Change to the 52nd and Broadmoor CPUD - Located at 5173 Broadmoor 
Ave SE; Case #33-17 - Speedway – Expansion of a Special Land Use Vehicle Fuel 
Station and Site Plan Review - Located at 5173 Broadmoor Ave SE; Case#1-18 – 
Cobblestone at the Ravines –Final Site Plan Review of Phase II the Central Village 
Detached Condos and Phase I of the Village East Attached Condominiums within 
the Cobblestone At the Ravines on the North Side of 44th Street, West of Shaffer 
with changes noted.  

- Motion Carried (7-0) – 
- Pemberton and Young absent - 

E. Approval of the Agenda 
 

Motion by Commissioner Holtrop, supported by Commissioner Sparks, to approve 
the agenda for the January 23, 2018 meeting.  
 

- Motion Carried (7-0) – 
- Pemberton and Young absent - 
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F. Acknowledge visitors wishing to speak to non-agenda items. 
 

There was no public comment. 
 
G. Old Business 
 

There was no Old Business 
 
H. Public Hearing 
 

Case #2-18 – Grand West Auto - Special Land Use Indoor Vehicles Sales in an Industrial 
Zone and Site Plan Review Located at 4101 40th Street SE Suite 7 
 
Pung stated the request is for special land use Indoor Vehicles Sales in an Industrial 
Zone. Pung stated in the operations statement they indicate no vehicles will be stored on 
site whether it is indoors or outdoors. The only function that will occur on site is a shared 
space for the office functions or a customer may come in to fill out title work. All 
vehicles are purchased over the internet and then shipped to the buyer. 
 
Pung stated the recommendations are conditional approval of the special land use and site 
plan use as stated in his memo. 
 
Jones opened the public hearing. 
 
There was no public comment. 
 
Motion by Kape, supported by VanderHoff, to close the public hearing. 
 

- Motion Carried (7-0) – 
- Pemberton and Young absent – 

 
VanderHoff, Fox, Benoit, Kape, Sparks, Jones were all ok with the request. 
 
Motion by Holtrop, supported by VanderHoff, to grant conditional approval of the 
Special Land Use Indoor Vehicle Sales as described in Case 02-18. The approval is 
conditioned on conditions 1-8 and basis points 1-4 as described in Pung’s memo 
dated January 12, 2018. 

- Motion Carried (7-0) – 
- Pemberton and Young absent - 

 
Motion by Holtrop, supported by Fox, to grant conditional approval of the site plan 
dated May 1, 2006 as described in Case 02-18. Approval is conditioned on conditions 
1-5 and basis points 1-5 as described in Pung’s memo  
 

- Motion Carried (7-0) – 
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- Pemberton and Young absent - 
 
Case #3-18 – Quist Trust Rezone – Rezoning of 1.89 acres of Land from R1-C Single 
Family Residential to C4 Office Located at 3923 Burton St. SE 
 
Pung introduced the request. He stated the request is to rezone 1.89 acres of Land from 
R1-C Single Family Residential to C4 Office. He stated there is currently a single family 
home on the property. He stated even with the rezoning it can continue to be used as a 
single family home as a non-conforming use. There wouldn’t be a requirement for the 
home to be removed immediately. 
 
Pung stated the Master Plan recommendation is for office development. Office 
development has to be compatible with what is already in the area. He stated you have 
medical clinics surrounding the property, daycare and on the south side which is in Grand 
Rapids and it is also master planned for institutional type uses. He stated in 2015 the City 
rezoned 3855 & 3875 Burton from R1-C to C-4.  Pung stated the parcel is 130 feet wide 
the minimum for C4 is 80 feet and the lot area is over 1.8 acres, the minimum for the C4 
is 11,050 square feet. If it is rezoned to C4 and they do wish to develop that would have 
some impact on the setback requirements for the building and parking for the areas 
common to residentially zoned properties. 
 
Pung stated he is recommending to the City commission to rezone from R1-C to C4 as 
stated in his memo. 
 
Jones opened the public hearing. 
 
There was no public comment 
 
Motion by VanderHoff, supported by Kape to close the public hearing. 
 

- Motion Carried (7-0) – 
- Pemberton and Young absent - 

 
Commissioners were ok with the request and offered no additional comments. 
 
Motion by Benoit, supported by Fox, to recommend to the City Commission 
approval of the request to rezone 1.89 acres from  R1-C Single Family Residential to 
C4 Office as described in Case 03-18. Approval is conditioned on basis points 1-8 as 
described in Pung’s memo dated January 12, 2018. 
 

- Motion Carried (7-0) – 
- Pemberton and Young absent - 

 
Case #4-18 – Clark at Keller Lake Independent Living – Major Change and Preliminary 
Site Plan Review of a PUD Phase Located at 2451 Forest Hill Ave. 
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Golder stated the Clark development is a phase of an overall 84.48 acre development 
called the Embassy Park PUD The gross density for the proposed overall 34.25 acre 
Clark development for Phase 1 (70 independent plus 80 assisted plus 23 existing 
independent units) is 3.10 units per acre. However, the density for PUD development is 
measured across the entire PUD acreage. The gross density of the overall 84.48 acre 
Embassy Park PUD is 2.25 units per acre. 
 
Golder stated in 2007 the applicant received approval to build a congregate style building 
with 104 units, with the potential of constructing an additional building located to the 
north with 44 units. The last approval on the Clark site was for retention of the two 
assisted living facilities, and 171 total independent living units. 
 
Golder stated what is being proposed are 4 buildings they are connected underground by 
garages. There are 70 units that are independent living apartments with a number of 
ancillary uses like dining halls and a fitness center that is proposed on the site for phase 1. 
She stated when you tally the existing 23 townhouse units with the proposed 70 units of 
independent living with the 80 units Oxford and Windsor manor assisted living beds 
(which are the equivalent of .3 dwelling units)that yields about 106.3 units. This is low 
density. 
 
Golder stated the applicant has shown a rough area called phase 2. That will include 80 
assisted living beds and 24 independent living units. At that point Oxford Manor and 
Windsor Manor would be demolished and potentially as a phase 3 they would do 
something with the demolished site. They describe more of a low density housing much 
like they have on the southwest side of the site. 
 
Golder stated the request is still low density even with all the phases and even if it were 
50 units of the low density we would still not be at the 184 that we had in 2007 which is 
the actual approved plan. She stated the request will go to city commission for the overall 
major site plan change approval and each phase would come back for approval.  
 
Golder stated the phase 1 buildings are 3 stories underground parking, it has a central 
street that looks like a downtown. There is no commercial use planned within the store 
fronts, sidewalks going down the street, street trees, parallel parking and 90 degree 
parking on the other side, a sitting area, a fountain, a pergola and an overlook. The 
applicant indicated these areas will be open for the public to walk. Discussion ensued. 
 
Golder stated there are a couple of issues she has with phase 2. She stated she can’t tell 
what is going on, the building footprint seems big for the number of units that are 
describing, staff needs more information on that. She stated the building is practically 
sitting on the street, it goes into the required setback and it crosses over the road. The 
applicant indicated the road would have to be relocated but Golder commented it doesn’t 
seem wide enough. She stated at staff’s request they have added sidewalk, but the 
sidewalk stops. She stated we are going to recommend to continue the sidewalk. She 
stated if you are walking up Forest Hill Avenue we would want a sidewalk to connect 
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you with the pedestrian path. She stated she would also like to see better geometrics at 
the intersection. She stated the fire department still has to review the site plan. 
 
Golder stated the recommendation is to recommend to the city commission conditional 
approval Conditions 1. The use shall be consistent with the PUD statement dated 
January 18, 2018, with the addition of information regarding the ancillary services 
provided, both in Phase 1 and in Phase 2 of the development. With the addition of 
additional information on the ancillary uses that they are asking for in phase 1 and phase 
2 
 
2. The applicant shall reduce the size of Phase 2 to ensure that the building does not 
violate the front yard setback requirements or eliminate all of the landscape buffer near 
Forest Hills Avenue and Somerset Drive. Somerset Drive shall not be relocated to the 
north, unless it is to be used for pedestrian and fire access only. 
 
3. Additional sidewalk or non-motorized trail shall be provided from Forest Hills 
Avenue along the access road to Buildings 2 and 3 and to connect to the fire lane that 
runs adjacent to Keller Lake.  
 
4. The applicant shall provide the city with information regarding the internal 
emergency response systems used by Clark, including emergency nursing for assisted 
living units and security.  The information will be provided for the review and comment 
of the Kentwood Police and Fire Departments. 
 
5. Compliance with the City Engineer’s memo dated January 2, 2018. Approval of 
the site plan by the Kentwood Fire Department. 
 
6. Applicant shall relocate the dumpster and generator to a side yard in accordance 
with Section 19.03 F of the Zoning Ordinance.  
 
7. Sidewalk along the east side of the main driveway shall be extended to Somerset 
Drive.  
 
8. Final approval of building elevations. 
 
9. Approval of a landscaping plan and lighting for the site.  The landscaping plan 
shall include a depiction of areas where trees will be preserved.  The trees to be preserved 
shall be fenced during construction.  The landscaping plan shall indicate how trees are to 
be preserved, and the applicant’s plans for the removal or replacement of dead trees 
within the tree preservation area and throughout the site. 
 
Brian Pange, President& CEO of Clark Retirement was present. He stated Clark is a 
nonprofit tax exempt organization that has been in the Grand Rapids area since 1906 
providing senior living and senior services. Their mission is to create communities of 
dignity, compassion and respect the lives of older adults and those who care for them. He 
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stated they are trying to develop a community within the City of Kentwood for older 
adults who are aging, one that provides service for them or to them. He stated they are 
conscious of creating jobs as well for caregivers, dining services employees etc. 
Discussion ensued regarding their mission statement.  
Jones opened the public hearing. 
 
Anthony Yates, 2372 Shadetree was present. His concern is the standing water. He is 
concerned about the drainage and what their plan would be for that. He stated they are 
basically trying to put 10 pounds of sugar in a 5 pound bag. They are trying to cram too 
much in the amount of space they have.  Project representative Cheryl Scales said they 
aren’t doing anything to disturb the woods/ wetlands in that area but if it is a problem 
they can work with the engineer. 
 
Mark Daneman, 2557 Forest Bluff, stated there is a meeting that will be set up between 
Clark and the neighborhood. He asked the commissioners to hold off on the preliminary 
approval until after they have the meeting.  He stated they have identified some issues; 
wetlands, lighting and signage they want to see, concerned about traffic and parking. 
VanderHoff stated he doesn’t see any reason to hold off on the preliminary approval 
because it still has to go to city commission. 
 
Tim Gietzen, Partners in Dental Care, 2565 Forest Hill Avenue south of the project was 
present. He stated the applicant bought over the plan and they are excited about the 
project. He stated Clark has been wonderful neighbors to them. They see the project as 
being a benefit to them.  
 
Jenny Pierce, 2387 Gatetree was also present.  She stated their main concern is to 
maintain the buffer between Summerset Drive and their neighborhood. She stated it was 
promised to them by the original owner and this is something they appreciate and 
hopefully they will maintain. 
 
Susan Lipert 2364 Shadtree Lane was present. She stated her concern is with phase 2, the 
road that go into the buffered area. She too would also like to see the buffer and 
landscaping they are putting in. She stated the applicant is saying that is a public walk, 
but they put no trespassing on all the paths. She questioned whether it will remain open to 
the public. She stated she also has concerns about traffic. 
 
Motion by VanderHoff, supported by Kape, to close the public hearing. 
 

- Motion Carried (7-0) – 
- Pemberton and Young absent - 

 
Fox stated he would like for the applicant’s to respond to the concerns of the residents. 
 
Brian Page stated a letter will go out to all of their neighbors and they will get a personal 
invitation to the meeting on Wednesday February 7, 2018 at 5:30p.m. Pange suggested 
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the focus is on phase 1. He stated developing a senior housing project takes several years. 
He stated this project won’t launch until spring of 2019 and it won’t stabilize occupancy 
until the middle of 2020-21. He stated at that time they would consider phase 2 which 
could take another 2-3 years after that.  
 
Pange stated relative to buffers for neighbors they would intend to keep as much as the 
buffer in place as possible. It its their intention to keep all the trees up, they don’t want to 
touch the trees to the north, they have no plans to touch the land up there. He stated 
Somerset Drive is in question when they get into phase 2.  
 
Pange stated in phase 1 when you look to the south and east the neighbors of Forest 
Meadows they want to make sure that they see a nice pleasant view of their scene today. 
That includes keeping as many trees in place as they possibly can, putting up berms etc. 
He stated they are building a community that is principally focused on the older adults 
who choose to live there, but they want to be good neighbors. 
 
Pange stated regarding the trespassing signs; he’s been with Clark 5 years and he didn’t 
realize they were up there but he can assure that they value their neighbors and value the 
relationships they have. They are always welcome to come on to their property. He stated 
they will take the signs down if that’s what it comes down to. 
 
Scales stated they are preserving the woods, the plants and the wetlands that are out there. 
She stated they ask to work with the staff in spring because they can’t do a tree 
identification study until they have some leaves. They are also going to finalize with the 
DEQ on the wetlands determination. They are going to come out and verify what they 
think the wetlands limits are. The DEQ will agree or disagree and whatever they think is 
what it is. 
 
Scales stated as far as sidewalks there aren’t any issues with the staff suggested 
sidewalks. She stated the dumpster and the generator they plan on fully enclosing them in 
a masonry structure with solid doors. She stated they can also enclose the generator or 
remove them and bank them together. She stated it is really important the dumpster and 
generator be somewhere in the general vicinity by the kitchen. She stated the suggestions 
of moving the dumpster puts it in front of some of the functions of the building and also 
these structures can be up to $20,000 dollars to move and a generator to move is 
extremely expensive. She stated they would like to keep that area clear for the future 
connection and try and work out something with the neighbors so they can berm, screen 
or add more trees. She stated they also want to make sure they keep the service trucks in 
this area, they don’t want them were the residents will be and where people will be 
walking.  
 
Pange stated one of the very attractive things about this location is the woods and forest. 
They are going to do their best to keep it as much as possible like it is.  
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Jonathan Clarkwell with Progressive was also present. He discussed the building material 
Discussion ensued regarding the look and appearance of the building. 
 
 
 
Sparks questioned the age of residents and if it will be affordable housing. Pange stated 
the resident age will be 62 and above within the senior living and senior housing market 
there is a variety of housing available affordable of market rate. This will be market rate 
housing not HUD supported consistent with the environment of Forest Hills, Kentwood 
and that area. Golder questioned if this is a continuum of care. Pange stated Clark is 
known as a continuing care retirement community a life plan community. Their whole 
focus is on providing long term housing for older adults from independent living all the 
way through the long term skilled nursing environment.  
 
Fox questioned the sidewalks and berm. Pange stated they will do that.  
 
Benoit stated he is a little concerned about the dumpster and the generator but if they can 
screen it that would be great. Holtrop stated his questions were answered and he is all set. 
Kape questioned if they would open a phase up for rehab. Pange stated the likelihood of 
them opening up a short term rehab would be slim and none. 
 
Jones questioned the number of vehicles per unit. Pange stated they will have 77 parking 
spaces and most adults on the senior community require one vehicle very few require 
two. Jones stated she would not want to hear dumpster pick up. She asked will there be 
golf carts. He stated they are not envisioning but whatever the rules allow they will 
follow. Jones questioned if Clark will have a vehicle to transport residents. Pange stated 
today they have two buses they will continue to provide that capability.  
 
Golder questioned if they are recommending relocating the dumpsters. Jones stated she 
was not okay with them in that location. Fox, Holtrop, VanderHoff, stated they are ok 
with leaving them where they are as long as they are screened.  
 
Motion by Holtrop. supported by recommend to the City Commission conditional 
approval of the Major Change to an Approved PUD Site Plan for the plan dated 
January 16, 2018 for Clark Retirement Community as described in Case No. 4-18.  
Approval is conditioned on conditione1-9 and basis points 1-7 as described in 
Golder’s memo dated January 18, 2018.Omitting condition 6 and adding 
landscaping and screening around the proposed dumpster and generator to 
condition 9. 

- Motion Carried (7-0) – 
- Pemberton and Young absent – 

 
Case#5-18 – Fox Ford Honda Service Building – Special Land Use and Site Plan Review 
for a Major Vehicle Repair Establishment Located at 3060 Broadmoor Ave SE 
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Schweitzer introduced the request. He stated they applicant is proposing to convert the 
building to major vehicle repair. Schweitzer stated the write-ups for the repair work will 
take place at the service center at the new car dealership to the north and west of this site.  
Thus there will be no customer queuing of vehicles waiting to access the re-purposed 
building.  Therefore the existing character and traffic circulation in the general vicinity 
should not change. The proposed major vehicle repair operation would be consistent with 
the zoning district. Schweitzer stated they are going to do some changes to the interior. 
They are going to retain 4 carwash and/or detailing bays within the building. But they 
would create bays for servicing vehicles.  
 
Schweitzer stated this will be a re-use of an existing building, no customer drop off at the 
building, and its combination with the used car showroom building represents integrated 
principal uses. 
 
Schweitzer stated the recommendation is for conditional approval of the SLU and SPR. 
 
Jones opened the public hearing. 
 
There was no public comment. 
 
Motion by VanderHoff, supported by to close the public hearing. 
 

- Motion Carried (7-0) – 
- Pemberotn and Young absent – 

 
There commissioners were ok with the request. 
 
Motion by Benoit, supported by Fox, to grant conditional approval of the site plan 
dated 12-22-2017 for the request of Green Castle Properties LLC to establish Major 
Vehicle Repair at 3060 Broadmoor, SE as described in Case #5-18. Approval is 
conditioned on condition 1 and basis points 1-3 as described in Schweitzer’s memo 
dated January 18, 2018. 

- Motion Carried (7-0)  
- Pemberton and Young absent - 

 
Motion by Benoit, supported by Fox, to grant conditional approval of the Special 
Land Use request of Green Castle Properties LLC to establish Major Vehicle 
Repair at 3060 Broadmoor, SE as described in Case #5-18.Case #5-18. Approval is 
conditioned on condition 1 and basis points 1-3 as described in Schweitzer’s memo 
dated January 18, 2018. 

- Motion Carried (7-0) – 
- Pemberton and Young absent - 

 
I. Work Session 
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There were no work sessions 
 
 
J. New Business 
 

Motion by Holtrop, supported by Fox, to set a public hearing date of February 27, 
2018 Case#6-18 – Zoning Ordinance Text Amendments 
 

- Motion Carried (7-0) – 
- Pemberton and Young absent -  

 
K. Other Business 
 
 

1. Speedway 
 

Golder stated she spoke to Speedway and they wanted the commissioner’s opinion on a 
new plan. She stated they were able to reduce the size of the building so they can align 
the driveway. Golder stated the applicant asked to table going to City Commission for 
now. They want to know if the commissioners are interested in having the plan come 
back. Typically when something is turned down they have to wait a year unless there is 
significant difference. She stated Speedway moved the transformer back. Golder stated 
they are having discussions with  Lacks.  
 
2. Zoning Ordinance Amendments Discussion 
 
Schweitzer stated we will have a draft of 3 segments: Façade requirements, amendments 
to the Form Based Code and Zoning Board of Appeals Nonuse Review Standards. He 
stated staff would like to initiate the process to consider a public hearing for these on 
February 27, 2018 and have a work session February 13. 

 
3. Master Plan Discussion 

 
Schweitzer discussed transit oriented development (TOD) to include Woodland Mall, 
Division Avenue and 44th and Breton Ave he stated we feel it is a good one to retain.  

 
There was also discussion about the 70/30 policy. He stated he would like a joint 
subcommittee of planning and city commissioners. Concurrently, staff will provide 
updates the Planning Principles contained within the 2012 Master Plan. 

 
4. Commissioners’ Comments 

 
Kape stated in the Advance he notice Byron Township denied Wolverine Group and their 
client Popeye’s for a proposed site on 68th Street, west of 131. 
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Fox stated he is expecting a baby on February 15.  
 

 Jones stated wanted a copy of the Vision Statement city commission adopted. 
 

5. Staff’s Comments 
 

Staff offered no additional comments 
 
L. Adjournment  
 

Motion by Commissioner VanderHoff, supported by Commissioner Kape,                            
to adjourn the meeting. 
 

- Motion Carried (9-0) – 
 
Meeting adjourned at 9:25p.m. 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

FEBRUARY 13, 2018, 7:30 P.M. 
COMMISSION CHAMBERS  

 
 
A. Chair Jones called the meeting to order at 7:30 p.m. 
 
B. The Pledge of Allegiance was led by Commissioner Pemberton. 
 
C. Roll Call: 

Members Present: Bill Benoit, Dan Holtrop, Sandra Jones, Mike Pemberton, Monica 
Sparks, 
Members Absent: Garrett Fox, Ed Kape, Frank Vander Hoff, and Johngerlyn Young  
Others Present:  Community Development Director Terry Schweitzer, Economic 
Development Planner Lisa Golder, Senior Planner Joe Pung, Planning Assistant Monique 
Collier and the applicants. 
 
Motion byHoltrop, supported by Pemberton, to excuse Fox, Kape, VanderHoff, and 
Young from the meeting. 

- Motion Carried (5-0) – 
- Fox, Kape, VanderHoff, Young absent -  

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Benoit, supported by Commissioner Pemberton, to 
approve the Minutes of January 23, 2018 and the Findings of Fact for: Case #2-18 – 
Grand West Auto - Special Land Use Indoor Vehicles Sales in an Industrial Zone 
and Site Plan Review Located at 4101 40th Street SE Suite 7; Case #3-18 – Quist 
Trust Rezone – Rezoning of 1.89 acres of Land from R1-C Single Family Residential 
to C4 Office Located at 3923 Burton St. SE; Case #4-18 – Clark at Keller Lake 
Independent Living – Major Change and Preliminary Site Plan Review of a PUD 
Phase Located at 2451 Forest Hill Ave; Case#5-18 – Fox Ford Honda Service 
Building – Special Land Use and Site Plan Review for a Major Vehicle Repair 
Establishment Located at 3060 Broadmoor Ave SE 
  

- Motion Carried (5-0) – 
- Fox, Kape, VanderHoff, Young absent 

E. Approval of the Agenda 
 
Golder stated we will not set a public hearing date for Super Green Market until the 
February 27, 2018 meeting. 

 
Motion by Commissioner Holtrop, supported by Commissioner Sparks, to approve 
the agenda for the February 13, 2017 meeting with change noted.  
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- Motion Carried (5-0) – 
- Fox Kape, VanderHoff, Young absent - 

 
F. Acknowledge visitors wishing to speak to non-agenda items. 
 

There was no public hearing. 
 

G. Old Business 
 

There was no Old Business 
 

H. Public Hearing 
 

There were no public hearings. 
 
I. Work Session 
 

Case#6-18 – Zoning Ordinance Text Amendments – Commercial and Industrial Façade 
Requirements, Form Based Code Modifications and Zoning Board of Appeals Non-Use 
Review Standards   
 
Pung introduced the ordinance amendment to amend the amount and types of permitted  
exterior building materials. He stated we have had several appeals to the planning 
commission regarding industrial façade materials and several went to the zoning board of 
appeals. Pung stated staff reviewed the types of material that are now more commonly 
used. Pung stated we added glass for metal composite material panels. For industrial 
building there have been a lot of request for metal composite material panels. Those have 
been treated as siding that has been limited to 50% in the industrial district and 25% in all 
the other districts. Pung stated we now propose a separate category for metal composite 
material panels since it is a step well above what you would consider normal siding, staff 
proposes up to a 75% allowance for metal composite material as exterior building façade 
material. 
 
Benoit stated we are going to continue to be chasing our tails because materials will 
always be changing rapidly. He stated we should consider saying what we don’t like and 
don’t put it anywhere. He feels we are otherwise stimming architecture and creativity. He 
stated he knows this is the way that this has always been done but he questioned whether 
this is the path we should continue to go. He stated we should look at not restricting it so 
much. Benoit stated a lot of communities have gotten away from regulating finishing 
material. Golder stated then we will be making a judgment call of what looks good and 
what doesn’t, then it will have to go to the Arts Commission. Benoit stated he has no 
problem with what staff is doing he was just thinking maybe the industry should decide. 
Nobody wants to build an ugly building but he is ok either way.  

 
 The other commissioners were ok with the changes.  
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Golder introduced the zoning ordinance text amendment regarding Form based Code. The 
changes proposed are in response to the Planning Commission’s concern that there are too many 
requirements that are triggered with minor expansions to existing buildings in the FBC area. The 
proposed changes would come into play only when expansions are planned in the front yard, or 
when an expansion doubles the square footage of a building on a property. 
 
Golder stated in the Form Based Code Ordinance, the most important façade elevation is the 
façade elevation that faces the public street.  The regulations assures that any expansion that 
faces the public street has to be in compliance with the new regulations. 
 
Golder stated the proposed revisions allow for non-conforming signs to remain.  Since the Form 
Based Code ordinance does not make provision for pole signs, most businesses that wish to 
expand would have to remove their pole sign in favor of no sign or a monument sign.  If the 
signs are removed, however, full compliance with the sign provisions of the ordinance are 
required. 
 
The commissioners were okay with the changes 
 
Schweitzer discussed zoning ordinance amendments pertaining to zoning board of appeals non-
use review standards. Schweitzer stated during the course of the June 19, 2017 Zoning Board 
of Appeals training session conducted by City Attorney Jeff Sluggett the question was posed 
whether the review standards for nonuse variances could be amended to be made clearer.  The 
Board felt the current standards were difficult for the applicants and board to understand as 
well as difficult for the board to evaluate. Mr. Sluggett indicated the city had the authority to 
amend the standards.  In the past several months, City Attorney Sluggett and Senior Planner 
Joe Pung assembled examples of zoning variance review standards utilized by other Michigan 
and national communities.  In addition, Zoning Board Members Houtman and Lenger offered 
suggested changes to our current standards. 
 
Prospective Changes 
Section 21.04 
B. Nonuse variance. Before submitting an application for a nonuse variance the applicant must meet with 
City staff and review the current zoning provisions to determine whether their desired goal could otherwise 
be achieved. A nonuse variance may be allowed by the Zoning Board of Appeals only in cases where the 
applicant demonstrates through competent, material and substantial evidence on the record that all of the 
following exist: there is evidence of practical difficulty in the official record of the hearing and that all of 
the following conditions are met: 

 
1. There are exceptional or extraordinary circumstances or conditions applying to the property that do not 
apply generally to other properties in the same zoning district. Exceptional or extraordinary circumstances 
or conditions include by way of example:  

a. Exceptional narrowness, shallowness or shape of the property on the effective date of this 
ordinance; or  
b. Exceptional topographic or environmental conditions or other extraordinary situation on the land, 
building or structure; or 
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c. By reason of the use or development of the property immediately adjoining the property in 
question; whereby the literal enforcement of the requirements of this ordinance would involve 
practical difficulties.  

2. The condition or situation of the specific piece of property for which the variance is sought is not of so 
general or recurrent a nature as to make reasonably practical the formulation of a general regulation for 
these conditions or situations. The condition or situation on which the requested variance is based does not 
occur often enough to make more practical adoption of a new zoning provision. 
3. The variance is necessary for the preservation and enjoyment of a substantial property right similar to that 
possessed by other properties in the same zoning district and in the vicinity. The possibility of increased 
financial return shall not of itself be deemed sufficient to warrant a variance. The literal application of the 
provisions of the Zoning Ordinance would deprive the applicant of property rights commonly enjoyed by 
other properties in the same zone district. 
4. The variance will not be detrimental to adjacent property and the surrounding neighborhood.  
5. Taken as a whole, the variance will not impair the intent and purpose of the Zoning Ordinance. 
6. The immediate practical difficulty causing the need for the variance request was not created by the 
applicant. The exceptional conditions or circumstances do not result from the actions of the applicant. Thus, 
by way of example, the exceptional circumstances result from uses or development on an adjacent property 
or the exceptional shape of the property is the result of an unrelated predecessor’s split of the parcel.  
 
The commissioners were okay with the changes. 
 
J. New Business 
 

Motion by Holtrop, supported by Pemberton, to Set a public hearing date of March 
13, 2018, for:  Case#7-18 - 5400 & 5432 Division Avenue Rezoning – Conditional 
Rezoning of approximately 1.2 acres of land (5400 S. Division) and 56,500 square 
feet of land (5432 S. Division) from Form Based Code Corridor General to Form 
Based CodeCorridor Edge – Located at 5400 & 5432 South Division Ave SE; 
 

- Motion Carried (5-0) – 
- Fox Kape, VanderHoff, Young absent 

 
K. Other Business 
 

1. Appeal of Zoning Administrator Façade Determination 
 

Pung stated the applicant is proposing to construct a 22,500 square foot addition on the 
existing 45,000 square feet building at 4849 Barden Court. The proposed material 
breakdown for the south façade and the first 20 percent of the west façade for the addition 
is as follows Brick and Block 39.5% ; Metal Siding 60.5%. Pung stated the current 
ordinance limits standing seam metal siding to 25%.  The applicant wishes to keep it and 
match the existing building. The existing building was constructed prior to the current 
requirements. 
 
Steve Akram with Wolverine Building Group, 1038 San Jose Dr East Grand Rapids MI 
was present. He stated the client moved into the building less than a year ago and he is 
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already in need of extra space. He stated what they are proposing to do is build out the 
required side yard of his property and match the façade along the front so that there is 
concealed metal panel on the upper portion and front split face block and then brick on 
the lower portion. He stated it matches the current proportions and it matches the current 
color of the concealed metal panels and block. He stated everything will be symmetrical 
and look exactly like it did before and if they were to meet the code it would look heavy 
on one end versus the other.  
 
The commissioners were ok with the request and suggested they dress it up a bit with 
landscaping. 
 
Motion by Holtrop, supported by Sparks, to grant the appeal for the façade 
provided supplemental landscaping is installed along the street frontage. 
 

- Motion Carried (5-0) – 
- Fox Kape, VanderHoff, Young absent 

 
2. Master Plan Discussion 

 
Schweitzer discussed the planning principles methodology from the 2012 Master plan 
and the draft update for 2018. He went on to highlight proposed updates to the Open 
Space and Greenway Network Planning Principle.  
 
Jones noted on the last page the first and third check box relating to tree nursery seem to 
be in conflict with one another.  
 
In response to Sparks inquiry Schweitzer noted that the document should reflect an intent 
to become a bike friendly community and that there would be continued focus on 
connecting pedestrians to transit and parks. 
 
Jones stated she really appreciates all of the references to transportation and transit 
throughout. 

  
Pung discussed the Place Strengthening Planning Principle. He stated Kentwood is 
considered a suburb of Grand Rapids. He stated the intent was to give Kentwood its own 
unique identity. Therefore the emphasis on Creating Gateways and marks of distinction.  
 
Pung noted the farmers market and the efforts to continue to develop more events and 
support the BRT. 
 
Jones stated there is a really good concept of farmland preservation that Kent County 
promotes. 
 

  
Pung also reviewed Partnership and Organization Planning Principle 
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Kentwood will continue to work with other municipalities to coordinate planning and 
economic development in the region. 

 
 Golder discussed Sustainability Planning Principle highlighting the importance of 

Maintaining and improving the environment, sustainable development, resources/recycle, 
energy conservation; economic sustainability planning principle and creating a Healthy 
Community 

  
Golder also discussed the Commercial Development She provided an overview of all 
that is happening. She stated she proposed to take out apartments and the market study, 
and the prospect of a DDA. She stated she thinks we should meet with housing 
developers regarding Division Avenue to see what barriers there are to putting residential 
there. 

 
 Schweitzer stated we will bring the Mobility Planning Principle back at another meeting, 
 

Staff told the commissioners if they would like to include anything in the Master Plan to 
let staff know. 

  
3. Commissioners’ Comments 

 
Pemberton stated he will be absent from the February 27 meeting. 

 
 

4. Staff’s Comments 
 

Staff offered no additional comments. 
 
L. Adjournment  
 

Motion by Commissioner Holtrop, supported by Commissioner Sparks, to adjourn 
the meeting. 
 

- Motion Carried (5-0) – 
- Fox, Kape, VanderHoff, Young absent 

 
Meeting adjourned at 9:15p.m. 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



PROPOSED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

FEBRUARY 27, 2018, 7:30 P.M. 
COMMISSION CHAMBERS  

 
 
A. Chair Jones called the meeting to order at 7:30 p.m. 
 
B. The Pledge of Allegiance was led by Commissioner Benoit. 
 
C. Roll Call: 

Members Present: Bill Benoit, Garrett Fox, Dan Holtrop, Sandra Jones, Ed Kape, Monica 
Sparks 
Members Absent: Mike Pemberton, Frank Vander Hoff, and Johngerlyn Young   
Others Present: Community Development Director Terry Schweitzer, Economic 
Development Planner Lisa Golder, Senior Planner Joe Pung, Planning Assistant Monique 
Collier and the applicants.  

 
Motion by Kape, supported by Sparks, to excuse commissioners Pemberton, 
VanderHoff and Young from the meeting. 

- Motion Carried (6-0) - 
- Pemberton, VanderHoff, and Young absent - 

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Kape, supported by Commissioner Sparks, to approve the 
Minutes of February 13, 2018 

- Motion Carried (6-0) – 
- Pemberton, VanderHoff and Young absent - 

E. Approval of the Agenda 
 

Schweitzer added another item under New Business. Case#11-18 – Zoning Ordinance 
Text Amendment – Animals and Gardening, Definition of Mechanical Work, Use 
provisions dealing with Commercial Enterprises Producing Merchandise on the Premises 

 
Motion by Commissioner Holtrop, supported by Commissioner Sparks, to approve 
the agenda for the February 27, 2018 meeting with change noted. 
  

- Motion Carried (6-0) – 
- Pemberton, VanderHoff and Young absent - 

 
F. Acknowledge visitors wishing to speak to non-agenda items. 
 

There was no public comment. 
 
G. Old Business 
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There was no Old Business 
 
H. Public Hearing 
 

Case#6-18 – Zoning Ordinance Text Amendments – Commercial and Industrial Façade 
Requirements, Form Based Code Modifications and Zoning Board of Appeals Non-Use 
Review Standards   
 
Schweitzer stated at the work session staff covered the zoning ordinance text 
amendments pertaining to Commercial and Industrial Façade Requirements, Form Based 
Code Modifications and Zoning Board of Appeals Non-Use Review Standards. He stated 
staff can provide the commissioners with another introduction if they would like. Jones 
stated they were ok with the amendments and opened the public hearing.   
 
There was no public comment 
 
Motion by Sparks, supported by Kape, to close the public hearing. 
 

- Motion Carried (6-0) – 
- Pemberton, VanderHoff and Young absent - 

  
 The commissioners offered no additional comments and where ok with the request. 
 

Motion by Benoit, supported by Kape, to recommend to the City Commission to 
amend the Kentwood Zoning Ordinance No. 9-02, as amended; to recommend to 
City Commission that Section 23.02.01 Applicability of the Zoning Ordinance 
(Form Based Code) is amended in full;to recommend to the City Commission to 
amendment of the Zoning Ordinance to Revise the Zoning Board of Appeals Nonuse 
Review Standards as well as the Commercial and Industrial Façade Requirements. 
 

- Motion Carried (6-0) – 
- Pemberton, VanderHoff and Young absent - 

I. Work Session 
 

Case#7-18 - 5400 & 5432 Division Avenue Rezoning – Conditional Rezoning of 
approximately 1.2 acres of land (5400 S. Division) and 56,500 square feet of land (5432 
S. Division) from Corridor General to Corridor Edge – Located at 5400 & 5432 South 
Division Ave SE; 
 

Schweitzer introduced the request. He stated the request is to rezone the properties from the 
Form Based Code Corridor General Context Zone to the Form Based Code Corridor Edge 
Context Zone. He stated a New Beginnings Restaurant is currently operating at 5400 
Division (“5400”); and 5432 Division. Schweitzer stated under the Corridor General zoning 
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any new building constructed on 5432 would be required to be set back 20'-0" from the 
property line, cutting off the cross access easement from use by 5400. He stated if the 
property is rezoned to Corridor Edge the cross access easement could be maintained 
(although reduced to 50’ in width). 

Schweitzer stated under the current Form Based Code Corridor General Context Zone, any 
new building is required to be placed at the lot line in the front yard. However, both parcels 
also have a 20' utility easement running along the Division Avenue right of way, requiring 
any building to be set back 20' from the right of way. He stated an 80' cross access 
easement exists along 5432 Division Avenue, allowing the 5400 Division Avenue parcel 
access to the curb cut onto Division Avenue. The applicant cannot place a building within 
the cross access easement without getting the adjacent property owner's permission. The 
developer of 5432 also does not want to eliminate cross access along the front of his  parcel 
near Division Avenue. 

Schweitzer stated in 1980 the easement was created and it involved 5 properties. The 
access easement was to allow for each one of the 5 properties to get out to the driveway on 
to Division Avenue. At that time in 1980 the minimum building setback was 35 feet, the 
New Beginnings was setback further than 81 feet. He stated a lot of changes have taken 
place but what has remained is the easement and it has become an issue as far as their 
ability to abide by in terms of placing a building on that property. They want to go to 
Corridor Edge to allow for the building to get a closer and they would pledge to amend the 
easement. Schweitzer stated but as it turns out, it may be a case where there may be a 
couple other property interests that are also going to have to be agreeable to that change as 
well. He stated in the long term when redevelopment takes place they are going to need 
some cross access easement relief to make it possible to place a building in conformance 
with our zoning code and in order to do that it will require some amendment to the 
easement.  

Schweitzer stated the representative of the owner Mike Housman, met with the LUZ 
committee in 2017 and discussed the concept. They have a prospect for a drive in 
restaurant and they would like to have an 80 foot setback but with the Form Based Code 
they have to make accommodations. They considered going to the zoning board of appeals 
but after talking to LUZ there was a recognition of the private easement as a restriction on 
the property that needs to be reconciled. Schweitzer stated the committee suggested if 5432 
were going to seek corridor edge it would be desirable to include the property on the 
corner. Both property owners are a party to the conditional zoning request.  

Schweitzer stated they also discussed putting a drive in restaurant on the property. There 
are a lot of requirements that come in to play not just the setback but how much of the 
frontage is occupied by building as well as requirements on the façade, signs and lighting. 
They want to see if the context of the rezoning is conditionally approved, then they 
recognize they have to come back for a special land use approval. 
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Mike Houseman was present. He stated he thinks the rezoning will make both properties 
usable.  

Kape questioned if 50 feet would be enough room for two-way traffic. Schweitzer stated 
the minimum drive aisle for two-way traffic is 24 feet.  

Holtrop questioned if he has any feel from the other 3 prospective owners. He stated they 
are going to have to abide by this conditional rezoning. Houseman stated they were hoping 
they can have the conditional rezoning for two properties because he doesn’t represent 
them but he will approach them and also convince them to try to redo the easement. He 
stated he spoke to Schweitzer and he is more than happy to approach Big Lots and the other 
property owner because they will see the value of this under the new code. Holtrop stated 
the properties to the south would have to abide by a 50 or 20 foot setback so with the 80 
foot easement they might as well change it all now but we can’t condition their change on 
all 5 properties. Schweitzer stated he will review this with the City Attorney Jeff Sluggett. 
Holtrop questioned the property to the east and their parking easements. Schweitzer stated 
there are cross parking easements that come into play. Schweitzer stated he focused on the 
cross access but there are also the reciprocal parking agreements. Schweitzer noted  
however the detail of the agreement require the employees have to park on the property 
that they work at otherwise it is reciprocal parking for the patrons for all those businesses . 

Benoit questioned the original rationale for Corridor General at this location. Schweitzer 
stated corridor general has more of an urban feel, corridor edge was allowed to add more of 
a transition to a suburban setting where you have the buildings further back. Golder stated 
corridor edge allows for the lower density housing like townhouses, where the corridor 
general does not. Benoit’s concern was setting the tone for the neighbors, they going to 
have to rezone otherwise it is going to look goofy. Schweitzer stated we went with Corridor 
General to the north and south but as you got further away from the bus stop that’s  when 
we went to Corridor Edge. He stated we were anticipating that there may be some variance 
there. Discussion ensued. 

Fox stated this makes sense. He doesn’t know how many properties along Division Ave 
will have the issue with an easement at the front of the property. He stated it seems like a 
lot of the easements are in the back of the existing buildings. He doesn’t see this being a 
recurrent issue. 
 
J. New Business 
 

Motion by Holtrop, supported by Benoit, to set public hearing date of March 27, 
2018, for:  Case #8-18 – Super Green Market – Major Change to a PUD Plan 
Located at 3321 East Paris Ave SE; Case#9-18 – 5955 Wing Avenue Rezone  - 
Rezoning 22 Acres of land from R1-B Single Family Residential to R1-C Single 
Family Residential Located at 5955 Wing Ave SE; Case#10-18 – DIS Transportation 
– Special Land Use and Site Plan Review for a Major Vehicle Repair Establishment 
Located at 3636 East Paris Avenue SE;Case#11-18 – Zoning Ordinance Text 
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Amendments – Animals and Gardening, Definition of Mechanical Work, Use 
provisions dealing with Commercial Enterprises Producing Merchandise on the 
Premises 

- Motion Carried (6-0) – 
- Pemberton, VanderHoff and Young absent - 

K. Other Business 
 

1. Master Plan Discussion 
 
Schweitzer discussed the Mobility Planning Principle including, Major Arterials, Primary 
Intersections, Non-Motorized Connections, Transit Services, Air Rail and Truck Transport 

 
The commissioners thought the Principles and sub areas were good and offered no additional 
comments. 
 

2. Commissioners’ Comments 
 
Kape congratulated Fox on the birth of his baby girl.  
 
Sparks stated she appreciates all the hard work staff puts into these projects 
 
 

3. Staff’s Comments 
 
Schweitzer stated Park and Recreation are updating their business plan. 
 
Schweiteter stated the first meeting of the Arts Commission will be February 28.  

 
L. Adjournment  
 

Motion by Commissioner Benoit, supported by Commissioner Sparks,  to adjourn 
the meeting. 

- Motion Carried (6-0) – 
- Pemberton\, VanderHoff and Young absent -  

 
Meeting adjourned at 8:35p.m. 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



PROPOSED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

MARCH 13, 2018, 7:30 P.M. 
COMMISSION CHAMBERS  

 
 
A. Chair Jones called the meeting to order at 7:30 p.m. 
 
B. The Pledge of Allegiance was led by Commissioner Pemberton. 
 
C. Roll Call: 
 

Members Present: Bill Benoit, Garrett Fox, Dan Holtrop, Sandra Jones, Ed Kape, Mike 
Pemberton, Monica Sparks  
Members Absent: Frank Vander Hoff, and Johngerlyn Young (with notification) 
Others Present:  Community Development Director Terry Schweitzer, Economic 
Development Planner Lisa Golder, Senior Planner Joe Pung, Planning Assistant Monique 
Collier and the applicants. 
 
Motion by Fox, supported by Pemberton, to excuse VanderHoff and Young from 
the meeting. 

- Motion Carried (7-0) – 
- VanderHoff and Young absent -  

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Holtrop, supported by Commissioner Benoit, to approve 
the Minutes of February 27, 2018 and the Findings of Fact for:  Case#6-18 – Zoning 
Ordinance Text Amendments – Commercial and Industrial Façade Requirements, 
Form Based Code Modifications and Zoning Board of Appeals Non-Use Review 
Standards   

- Motion Carried (7-0) – 
- VanderHoff and Young absent - 

E. Approval of the Agenda 
 

Motion by Commissioner Holtrop, supported by Commissioner Fox, to approve the 
agenda for the March 13, 2018 meeting.  
 

- Motion Carried (7-0) – 
- VanderHoff and Young absent - 

 
F. Acknowledge visitors wishing to speak to non-agenda items. 
 

There was no public comment. 
 

G. Old Business 
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There was no Old Business 
 
H. Public Hearing 

Case#7-18 - 5400 & 5432 Division Avenue Rezoning – Conditional Rezoning of 
approximately 1.2 acres of land (5400 S. Division) and 56,500 square feet of land (5432 
S. Division) from Corridor General to Corridor Edge – Located at 5400 & 5432 South 
Division Ave SE 

  
Schweitzer stated the request is to rezone the properties from the Form Based Code Corridor 
General Context Zone to the Form Based Code Corridor Edge Context Zone. 
 
Schweitzer stated there was a work session and there was a lot of the discussion regarding 
the private easement. He stated if the private property owners enforced upon the easement no 
buildings could be placed within that area which is contrary to the zoning on the property, 
whether it is the current Corridor General Context Zone. The proposed Corridor Edge 
Context Zoning would allow an option to have the building 50 feet back. He stated even at 
50 feet back it will still fall within the cross access easement. The conditional rezoning 
involves the 2 properties 5400 & 5432 South Division Ave SE, they are pledging they will 
modify the easement if they can get the rezoning.  
 
Schweitzer stated there are also several other properties that have a vested interest in the 
cross access easement. Schweitzer stated he’s had discussion with the City Attorney and he 
indicated that these two property owners 5400 & 5432 South Division Ave SE 
on their own cannot just wave or modify the easement across the frontage. It is in the interest 
of other property owners to act upon it as well. Schweitzer stated when staff shared this 
information with the applicant he requested to table the request until April 10 to allow him 
time to reach out to the other property owners. Schweitzer stated this will affect the 
properties to the south too, that is the reason for the delay in action. 
 
Jones opened the public hearing. 
 
There was no public comment 
 
Motion by Holtrop, supported by Kape, to table the public hearing to the April 10, 2018 
meeting. 

- Motion Carried (7-0) – 
- VanderHoff and Young absent -  

 
I. Work Session 

Case #8-18 – Super Green Market – Major Change to a PUD Plan Located at 3321 East 
Paris Ave SE;  
 
 
Golder introduced the request. She stated the applicant is proposing a 3,280 square foot 
addition to the existing 11,480 square foot grocery store. She stated back in 2010 it was 
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zoned C4 and since grocery stores are not allowed in the office zoning the City granted 
the request to rezone the propertyto  CPUD. Along with that came a list of commitments 
that they made. 
 
The proposed addition would be used primarily for non-public grocery storage and a 
small expansion of the bakery activities.  The applicant has submitted an update to the 
PUD Statement, dated February 19, 2018. The applicant states that the addition will be 
the same height as the existing building and roof top mechanical equipment will be 
screened from adjacent properties. 
 
The existing storm water detention pond will be re-shaped and re-sized to accommodate 
the addition.  The addition will not impact the 100 year floodplain or the existing 
vegetation.  
 
The applicant is requesting the relocation of the existing dumpster.  The dumpster was 
originally located on the east side of the building in the plan approved in 2010.  Since 
then the applicant has placed three dumpsters on the west side of the property, adjacent to 
the residential condominiums to the north.  These dumpsters are unscreened.  The 
proposed location of the new dumpster and enclosure is 55 feet from the closest 
condominium unit. 
 
In the original approval, the applicant has stated that all loading would take place on the 
south and east side of the site.  Now loading is being proposed at the new addition, 
closest to the residential development, inconsistent with the original approval. 
 
The conditions of the 2010 approval required the applicant to place ten 6’ pine trees on 
the north side of the site.  It is unclear whether all these trees were planted.  There are two 
dead pine trees along the northern driveway. 
 
The applicant is requesting a deviation from the façade requirements of Section 12.05 7 
of the zoning ordinance.  In the February 19, 2018 updated PUD Statement indicates an 
amount of each building elevation includes metal siding.  The applicant should calculate 
the percent of siding based on the overall percentage of materials of all sides of the 
building.  It is possible that a waiver is not required. 
 
The 2018 PUD statement amends the 2010 PUD statement in the following ways: 
 

 References to the “Furniture Showroom” is removed 
 2010 statement indicated that the refrigeration and mechanical units will be 

screened.  The 2018 version indicates that the refrigeration and mechanical 
units will be screened on the new addition.  This should be clarified. 

 Deliveries would now be permitted on the northwest corner of the site. 
 There is no longer a reference to fitting the windows on the north side of the 

building with dark materials to eliminate light on the neighboring properties. 
 No reference to wall mounted lighting being directed downward. 
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 Slightly different list of permitted and prohibited uses (although this might be 
an error) 

 No reference to trees along north property line or additional landscaping 
proposed along East Paris. 

 Deviation being requested in 2018 from building material requirements. 
 
One of the conditions of approval of the PUD was for the applicant to provide a copy of 
the cross access easement and parking agreement between the mosque and the grocery 
store for the approval of staff and the City Attorney. 
 
 In 2010, the applicants specifically limited potential future uses to the following: 
 

 Personal service establishments (no drive through or warehousing) 
 Non-automotive repair and service establishments 
 Fitness facilities 
 Commercial schools 
 Private clubs (no alcohol) 
 Recreational facilities (indoor) 
 Delicatessens 

 
The applicant had further excluded the following uses within the CPUD: 

 Building supply and equipment  
 Commercial enterprises producing on premises 
 Drive through establishments 
 Open Air businesses 
 Pawnshops 
 Sit down restaurants 
 Retail with on-site warehousing 
 Vehicle rental establishments 
 Animal hospitals and kennels 
 Freestanding financial institutions 
 Funeral homes and crematoria 
 Hotels and motels 
 Radio and TV stations 
 Vehicle fuel stations 
 Vehicle repair 
 Colleges and universities 
 Elementary and secondary schools 
 Emergency medical centers 
 Hospitals 
 Recreational facilities, outdoor 
 Recycling station 
 Theatres 
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 Utility sub stations, etc. 
 
Now, in 2018, the applicant has removed “Private Clubs” from the list of excluded uses.  
This should be clarified. 
 

 The site includes the sale of propane gas by the dumpster in the front yard and a donation box 
near East Paris Avenue, The donation box should be removed; the gas tanks should be relocated.  

 
Issues:  
 

 Dumpster relocated next to residential uses 
 Deliveries adjacent to residential uses 
 Tree required for original approval were either removed or died 
 Requesting waiver from building materials if required 
 Reconcile original approval with current request—what has been completed, 

commitments to other items in original PUD statement 
 Clarify prohibited uses 
 Status of easement with mosque and parking agreement 

 
Paul Henderson with Rossien and Associates, Civil Engineer for the applicant was 
present. He stated the site work is minimal other than the access to the rear overhead door 
and also a pedestrian door. He stated they are reconfiguring the storm water detention 
basin that has been reviewed by the City Engineer staff and will be subject to further 
review. He stated they are doing very minor site improvements. Henderson stated they 
are providing storm water detention for all the hard surface on the site.                                                        
 
Henderson stated there are only a couple of pines tress and they are both dead. He stated 
the entire area in the back is a fairly heavily brushed area and wooded with quite a bit of 
brush and over story trees. He stated his client will be happy to provide whatever 
screening is necessary. Henderson stated he doubts whether pine tree planting in that area 
will be a success with the amount of over story trees but this is something they can work 
out with staff and maybe the condominium association.  Henderson stated part of the 
requirement in the last PUD approval was that the applicant coordinate with the 
condominium association and get their approval for the screening. That had been done 
and at that time they were satisfied with that but since then the two trees have died. He 
stated he doesn’t see the benefit with the two evergreen trees in that particular area this 
time.  He stated there is some landscaping that was originally proposed and the next 
submittal they will include all of the original required landscaping out in the front yard. 
 
Project Architect Ken Dixon stated the owner would like to expand the back side of his 
building for additional storage and expansion of his bakery activities. He stated it will be 
3,282 square feet with an access door on the north side. He stated regarding the facade 
materials, he calculated the entire building and they do exceed the metal siding 
component where about 30% of the building is metal and the remaining is 25% brick, 
25% EIFS, and 25% glass. They comply with all the other materials. Discussion ensued. 
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He stated if the masonry is required they will provide that, Because it is on the back side 
of the building he would prefer the metal, its a little more durable and the insulation 
component is also in a better location. Dixon stated regarding deliveries they actually use 
a fork lift. They have the truck park on the front side of the building and bring the forklift 
out to transport materials to/from the overhead door. It is not meant for trucks to 
load/unload at the new overhead door. He will continue with the forklift which is electric 
powered with virtually no sound. 
 
Sparks questioned the dumpster location. Dixon stated they have an existing enclosure 
out in front that would be removed. They would create a new dumpster pad in the back it 
will be fully screened, it will be expanded, they do need more than one dumpster. Dixon 
stated the enclosure will be larger on the next submittal. 
 
Dixon noted the staff commenting on window tinting.  He stated they are blacked out 
now, they will maintain that and there are no windows actually on the addition. He stated 
any wall mount lighting that is required for safety around the building will be directed 
down and will not glare to the adjoining properties. He acknowledged the reference to the 
PUD they left out private clubs as the list of activities that would not happen. They will 
continue to agree that there will be no private clubs at this location. 
 
Fox encouraged the applicant to read over the Fire Departments comments. Henderson 
stated the Engineer department did comment and it appears they consulted with the Fire 
Department. They increased the width of the access driveway to get the turning radius. 
Fox questioned if they have had conversation with the condominium association to see 
what they would desire for screening to allow for deliveries. Dixon stated they have not 
reached out to the neighborhood association. Fox questioned the 8 trees that were not 
planted he only sees 2. Henderson stated he met with the condominium association when 
Super Green originally moved in and the condo association was satisfied with the 2 trees 
plus the existing vegetation.  Fox suggested the applicants speak to the condominium 
association regarding the deliveries to the back and the dumpsters. 
 
Pemberton stated the deliveries are not an issue for him.  Pemberton stated it does seem 
very tight to maneuver a garbage truck. Holtrop questioned the dumpsters and stated that 
is not his favorable spot. Ayesh showed a demonstration of his loading and unloading. 
Golder suggested in the PUD statement be clarified, no delivery or trucks or loading 
activities will occur on the north or west sides of the building nearest the adjacent 
residential dwellings. 
 
Benoit echoed the concerns by the other commissioners. Kape questioned the time the 
dumpsters get emptied. Ayesh stated 12 noon every day. Jones questioned if the propane 
tanks will be moved. Dixon stated yes. 
 
Case#9-18 – 5955 Wing Avenue Rezone  - Rezoning 22 Acres of land from R1-B Single 
Family Residential to R1-C Single Family Residential Located at 5955 Wing Ave SE;  
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Pung introduced the request. He stated the Request to rezone 21.65 acres from R1-B 
Single Family Residential to R1-C Single Family Residential. Pung stated the main 
difference between the two are the minimum size of the lots 
 
Pung stated the property contains a single family home with a single drive onto Wing 
Avenue. He stated any future development on this property will not be accessed off of 
Wing Avenue. The access will come off of the future Breton Ave extended. Pung stated 
in the spring they will be starting the reconstruction of Wing Avenue which would 
include utilities. Part of this site will be served with utilities coming from the west and a 
portion of it would also be served coming from the east due to the grades of the property. 
 
Pung stated the Master Plan recommendation is for conservation oriented development 
with an emphasis on residential development. He stated there isn’t a specific definition of 
conservation oriented development, the idea is to preserve significant natural features. He 
stated the way the Master Plan calls for the development to occur is either through a 
Form Based Code or a Planned Unit Development. Pung stated the schematic plan that is 
included in the Master Plan for this area was shown as medium density residential. 
 
Pung stated what they are proposing is not a form based code or a planned unit 
development. They are looking at rezoning to a straight R1-C which would equate to low 
density residential generally less than 4 units per acre. He stated it is less than the Master 
Plans recommendation for density but it is not a planned unit development. He stated as 
the applicant comes in for a standard plat, we can put on conditions as part of the site 
plan regarding sidewalks and requiring the street trees etc., but would fall short if you 
wanted to dictate building size or facades. Pung stated that would be the only issue that 
they are not coming in as a PUD which was one of the recommendations of the Master 
Plan. 
 
Chris VanderHoff with Bosco construction was present. He stated they would like to 
purchase approximately 15 acres of the parcel. He stated they are not sure where the 
boundaries will be at this point. He stated the plan is to split off about 4 or 5 acres with 
the home that exist on the property. And then the 15 plus or minus acres Bosco 
Construction will develop and build homes on them. He stated they feel it is a good fit 
with the Bretonfield development to the west that currently has 50 foot lots, but they did 
not want to go that small. They wanted to have a nicer, larger lot and also nicer homes.  
 
Sparks questioned the price range of the homes. VanderHoff stated it will be dictated by 
the market and if they build the homes they would be in the $250,000 range 4 bedrooms, 
2 bath homes, 2 stall garages. VanderHoff stated that is what they would build if they 
were to build, but it is a long way to go before they get to that point. 
 
VanderHoff stated the next phase of the Bretonfield development will provide street 
access onto Breton Avenue. The Breton Avenue Street access will include utilities from 
the west and they envision a sub division street design involving two cul-de-sacs. He 
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stated they would try to preserve the existing landscape and would only take out what 
they needed. 
 
Benoit stated his concern is the Master Plan recommendation for a PUD to be able 
control more. He stated we will lose that option if we go to a straight rezoning to R1-C. 
VanderHoff stated the developers have to get a certain amount of lots out of it to make it 
feasible. VanderHoff stated if he shrank all the lots he could build a PUD less roadway 
and put in some common elements.  Financially he could do better on the developing as a 
PUD. However he stated at Bosco they would like to see bigger lots. He thinks people 
like their yards and privacy and don’t want to be stacked on top of each other. 
 
Holtrop questioned the potential access to the Allen Edwin cul-de-sac to the north.. Pung 
stated when Allen Edwin first came in for their original concept plans, there were no 
plans how this will develop so they were open to have a stub and designed to provide 
access. VanderHoff did not anticipate an interconnection to the north. Holtrop stated 
officially they have the stub from the west. Holtrop questioned about how many homes. 
VanderHoff stated he hasn’t read the ordinance on lot sizes yet but he would think 30-37 
lots.  
 
Pemberton stated he has the same thoughts as Benoit with the PUD versus the straight 
rezoning. He stated it will give them more flexibility to get creative and create more open 
spaces and still cluster and get the number to make it make sense.  Fox stated he 
appreciates the wider lot lines. 
 
Case#10-18 – DIS Transportation – Special Land Use and Site Plan Review for a Major 
Vehicle Repair Establishment Located at 3636 East Paris Avenue SE; 
 
Pung introduced the request. He stated the request is a Special land use and site plan 
review for a major vehicle repair operation in the industrial district. Pung stated the 
applicant wishes to construct a four thousand (4,000) square foot addition onto the south 
side of the existing six thousand (6,000) square foot building currently used for a motor 
freight terminal operation.  The proposed addition would be for truck diagnostic and 
repair work which is classified as major vehicle repair and is a special land use in the I1 
Light Industrial district. This would include 3 service bays. Two bays for service of the 
vehicles and the other for engine diagnostics and a vehicle wash.   
 
Pung stated the approved site plan for the motor freight terminal had the front yard along 
the 36thStreet frontage; this would put the rear yard setback for the proposed addition at 
approximately twenty-six (26) feet, which is less than the forty (40) feet required under 
the Zoning Ordinance.  After working with staff, that applicant is proposing to reorient 
the site so that the front yard will be along East Paris Avenue making the south side of 
the lot a side yard requiring only a minimum twenty (20) foot building setback.  As part 
of the reorientation, existing paving along the East Paris Avenue frontage will be 
removed in order to meet the requirement for a minimum twenty-five (25) foot front yard 
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landscaped setback (as a corner lot street side yard it had only needed a ten (10) foot wide 
landscaped parking setback).  

 
  

Issues 
 

 Provide a more detailed Project Description. Pung stated we need more detail including 
hours of operation, type of services they expect to provide.  

 Signage issues need to be addressed. Pung stated the have 3 wall signs zoning ordinance 
only permits two one per street frontage. They would also need to obtain a sign permit 

 Clarify issue of outdoor storage associated with the vehicle repair operation. Pung stated 
there is no screening and outdoor storage on the site plan we need that clarified in their 
operations statement that there will not be any outdoor storage of materials and 
inoperable vehicles and if that is the case there is no need for the screening. 

 Address issue of on-site circulation. Pung stated there are issues as far as accessing for 
the fire truck. They have indicated that they will be removing some of the parking spaces 

 
Jeff Brinks, with Venture Engineering was present. He stated this is a building addition to 
facilitate repair. He stated they met with staff and they have no issues or concerns with 
any of the comments that were received. They can address the fire departments concerns 
regarding circulation with no problem. Front yard and landscaping issues are not an issue. 
 
Fox questioned whether they would be retaining the greenspace planned along the 36th 
Street frontage. Brinks stated yes. Fox questioned vehicle storage. He stated right now 
they have trailers outside will they have an issue putting up screening. Pung stated they 
are still going to retain their motor freight terminal the screening will be for vehicles that 
are stored there for the vehicle repair operation. If they aren’t park of the vehicle repair 
operation they wouldn’t need the screening because that would have to be in the rear 
yard. Pung stated there will still be two uses but the ordinance doesn’t require screening 
for the motor freight terminal portion. Fox questioned if they will store vehicles on site 
that need to be repaired. Brinks stated no. 

 
Pemberton stated he doesn’t have any problems with the use. He stated he thinks once the 
facility is up and running traffic circulation may be an issue. Pemberton thinks he needs 
to have the 36th Street driveway and onsite circulation resolved before a final is approved. 
Holtrop questioned the flow on the site and parking it looks awful tight. Benoit, Kape and 
Sparks were ok with the request. 
 
Jones stated she had questions concerns regarding compliance and she would like for 
them to be respectful of the ordinances that the City has outlined. Brinks stated the 
condition of the 36th Street driveway was more of a construction issue. The contractor 
misaligned the sidewalk so that caused a change in the slope of the driveway and water 
drainage. 
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Case#11-18 – Zoning Ordinance Text Amendments –Definition of Mechanical Work; 
Commercial Enterprises Producing Merchandise on the Premises Parking, Special Land 
Use Requirements and Establishing the Commercial Enterprises Producing Merchandise 
on the Premises Special Land Use Requirement in the Form Based Code Corridor 
General and Corridor Edge Context Zones 

 
Schweitzer stated the text amendments he is handling are  more refining the ordinance 
and assisting in the enforcement of some of the codes 
 

Definition of Mechanical Work 
 
To improve the clarity and enforceability of the Zoning Ordinance we propose the 
following definition of mechanical work: 
MECHANICAL WORK: This term shall be synonymous with the terms vehicle repair 
major and minor, including, but limited to, the replenishment of fluids to maintain the 
operation of a motor vehicle. 
 
 

Commercial Enterprises Producing Merchandise on the Premises 
 

To improve the clarity of these ordinance provisions, we propose the following respective 
changes (highlighted in red) to the workforce limitation for commercial enterprises 
producing merchandise on the premises found in Section 15.04.FF.1 of the Zoning 
Ordinance and on site product sales requirement found in Section 15.04.FF.3 : 1. 
No more than fifteen (15) persons in merchandise production are employed on the 
premises. 3. Entire The finished product is sold at retail on the premises. 
When the Form Based Code Use provisions were devised it is city staff’s recollection that 
there was a desire to make Special Land Use allowance for microbreweries.  The current 
use provisions do not include this use allowance in Form Based Code.  If microbreweries 
are a desired special land use in the form based code corridor general and corridor edge 
context zones, Table 4.01 of Section 23.04.09 and Table 4.03 of Section 23.04.10 could 
be amended to include microbreweries. 
 
Animal Keeping and Gardening in Kentwood 
 
Pung stated in recent years there has been a growing interest in accommodating various 
local food systems in urban and suburban settings, from small garden plots to raising 
chickens.  In order to respond to this desire we reviewed our existing ordinances, 
researched other communities, and reviewed state statutes in order to understand and 
develop ordinance language that would allow homeowners the opportunity to garden as 
well as keep domestic animals to satisfy their desire for homegrown food sources but not 
serve as the homeowners primary or secondary income.  The ordinance concepts and 
draft language would tend to formalize the requirements and review process.  
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Pung described specific regulations in the keeping of animals as far as chickens, smaller 
rabbits, goats honey bees that have to be met. Right now they submit a written request 
stating how many chickens they want to keep and we look on it as a case by case basis. 
The Mayor wanted something more set in stone. 
 
Pung stated we are also looking to add a definition for a Greenhouse. He stated right now 
we treat it as an accessory use and that counts against the amount you are allowed. 
Currently the ordinance allows your garage and one detached accessory building this 
would allow a greenhouse to be an accessory building but not count against the two that 
you are otherwise allowed. 
 
Accessory Structures and Greenhouses 
 
Under Section 3.15 of the Zoning Ordinance all properties are generally permitted two 
accessory buildings.  Generally, in a residential district, one is allowed a garage of up to 
768 square feet and a second detached accessory building of 120 square feet or 250 
square feet depending on whether the garage is a detached or attached.  There are 
exceptions for larger accessory buildings for residential unplatted lots of one acre or more 
(permitted a detached accessory building of up to 960 square feet in area) and homes with 
a minimum of 3,000 square feet of living area (permitted an attached garage of up to 
1,200 square feet in area). 
 
The following accessory structures are permitted but are not subject to a number 
limitation: 
 
1) A child’s playhouse or treehouse (not to exceed 100 square feet), 
2) Doghouses, pens and other similar structures for the housing of household pets, but not 
including kennels as defined by in Chapter 2 of the Zoning Ordinance, 
3) Fallout shelters, 
4) Private swimming pool and/or private bathhouse, 
5) Decks, porches, gazebos and similar structures, and 
6) Recreation, storage and service structures in a manufactured home park.  
 
As part of the animal keeping review process, staff has treated the structures for the 
housing of the animals as similar to structures for housing household pets and not subject 
to a number limitation. 
  
A non-commercial greenhouse would be permitted as an accessory structure in a 
residential district but would count as one of the two accessory structures permitted on 
the property and would have to comply with the size restrictions of the Zoning 
Ordinance.  Greenhouse structures have been permitted in the C2 Community 
Commercial zoning districts to house retail display of plant materials. 
 
Pung stated we are also reintroducing some definitions we had before regarding 
agriculture and farming 
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 Agriculture 
 
Agricultural operations, including general farming, truck farming, fruit orchards, nursery, 
greenhouses, and usual farm buildings, are specifically identified as not being permitted 
in R-1 residential districts (Zoning Ordinance Section 5.02: Table of Uses) nor in the F-1 
Flood Plain district (Zoning Ordinance Section 4.04:  Table of Uses). 
 
In 2001 the City rezoned all A-1 Agriculture properties to either R1-A Estate Residential, 
R1-B Single Family Residential, OS Open Space or I-1 Light Industrial.  Prior to 2002 
customary agricultural operations were allowed in the R1-A and R1-B districts as special 
approval uses; customary agricultural operations were removed as an allowable use in the 
R1-A and R1-B districts in the 2002 update of the Zoning Ordinance. 
 
The Zoning Ordinance currently does not define agriculture or farm; prior to 2002 the 
Zoning Ordinance had the following definitions for agriculture and farm: 
 
Agriculture: The use of land for tilling of the soil, raising of tree or field crops, or 
animal husbandry.  The words agriculture and farming shall be considered synonymous. 
 
Farm:   All of the contiguous neighboring or associated land operated as a single 
unit on which bona fide farming is carried on directly by the owner-operator, manager or 
tenant-farmer by his own labor or with the assistance of members of his household or 
hired employees; provided, however, that land to be considered a farm hereunder shall 
include a contiguous parcel of not less than ten (10) acres in area.  Farms may be 
considered as including establishments operated as bona fide greenhouses, nurseries, 
orchards, livestock and poultry farms, and apiaries; but establishments for the purpose of 
keeping furbearing animals or game, or operating fish hatcheries, piggeries, stock yards, 
stone quarries, or gravel, dirt or sand pits shall not be considered farms. 
 
Section 17.08.A of the Zoning Ordinance permits an owner, tenant or lessee of a farm to 
openly store the machinery and equipment used on his farm; the Zoning Ordinance 
otherwise prohibits the open storage or parking, either day or night, of heavy equipment, 
semi-tractors and/or trailers or other commercial vehicles with a gross vehicle weight 
rating of more than 10,000 pounds in a residential district or area. 
 
Staff is aware of one (1) active farming operation in the City: 
 

 Heyboer Farm on the south side of 52nd Street where up to 120 acres of land is leased for 
the growing of crops. 
 

 
Pung stated another amendment staff is looking at is accessory buildings on larger lots to 
allow for larger accessory buildings maybe even get a 3rd accessory building. Mayor wanted 
to see more flexibility. 
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Allowable Size and Number of Accessory Buildings 
 
Amend the Zoning Ordinance to allow up to one (1) detached accessory building of up to 
1300 square feet in gross floor area (up from the current limit of 960 square feet) on 
residential unplatted lots of one acre or more.  Over the past 13 years the Zoning Board of 
Appeals has approved 5 detached accessory buildings averaging 1300 square feet in area on 
residential unplatted lots of one acre or more.  This increase in the allowable size of the 
detached accessory building on larger unplatted residential lots should provide these 
homeowners greater flexibility to shelter gardening equipment or bee hives in the off season. 
 
On lots of five (5) acres or more permit a third accessory building of up to 500 square feet in 
area. 
 
Fox questioned if there was a domestic animal list such as tigers, foxes etc. Golder stated 
there is a list on the State’s website of exotic animals. 
 
Holtrop questioned the mechanical work definition and whether this is for anybody doing 
mechanical work in their front yard even on you own vehicle inside. Schweitzer stated there 
is no allowance for outdoor vehicle repair but if you are doing it inside it would only be on 
your own vehicle.  
 

J. New Business 
 

Motion by Holtrop, supported by Benoit, to set a public hearing date of April 10, 
2018, for: Case#12-18 – Lowes – Change to the Special Land Use Open Air Business 
and Site Plan Located at 3330 28th Street; Case#13-18 - Breton Avenue Precise Plat 
Amendment within Section 34;Case#14-18 – CIP Capital Improvements; Case# 15-
18 – 36th  Street Rezoning – Rezoning from R1-A Estate Residential to I1Light 
Industrial Located at 3596 36th Street 
 

- Motion Carried (7-0) – 
- Young and VanderHoff absent - 

 
K. Other Business 
 

1. Golder stated she met with Bethany Christian Services and they are looking at a 
parcel of land east of 52nd and Eastern. They are looking at establishing office use 
along the current office area. They have also looked at purchasing another parcel on 
52nd Street that is zoned commercial and they are looking to make that into a child 
caring institution, a residential use of about 18 boys that would be part of their 
Bethany system that would eventually reunite with family. This is consistent with the 
Master Plan because it recommends mixed used. Golder stated the applicant wanted 
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the commissioners comments about the use. It will be a special land use and they are 
looking at a rezoning to R2. 

 
Dan Brody was present. He stated they are looking to move a group home from 
Gaines Township. He stated Bethany is looking for a group home site. The kids are 
between 14-17 years old they are generally in the program about 8-12 weeks. He 
stated they really don’t go to school they go through educational assessments to find 
out where they are in their age bracket. They hope to use the existing Bethany 
building on the parcel which is what Bethany uses for conferences on the south side 
of Grand Rapids and also some classroom space. They are hoping to build a 
residential unit to house the boys. They want to know what the commissioners 
thoughts are on rezoning. 

 
Benoit stated it sounds fine, but he can’t guarantee anything until he sees staffs report. 
He stated if they are talking about a straight rezoning it doesn’t matter what it is being 
used for it is irrelevant. However, if he is talking about a conditional rezoning it is 
different. Sparks questioned how many children he plans to house. Brody stated 18 
boys and 4-5 staff that is currently what they have now. 

 
      Pemberton suggested a conditional rezoning and the commissions agreed 
 
  

2. Commissioners’ Comments 
 

Fox asked about the Arts Commission. Schweitzer stated the group from the mural 
wasn’t able to attend the first meeting of the Arts Commission. The mural will be 
reviewed at a meeting which will allow time to have the appointment of the fifth 
commission member. 
 
Fox stated the Taste of Kentwood is on March 15. 
 
Kape suggested the other commissioners check out the newly renovated Parks and 
Recreation Facility at 355 48th Street 
 
3. Staff’s Comments 
 

 
Staff offered no additional comment 

L. Adjournment  
 

Motion by Commissioner Benoit, supported by Commissioner Holtrop, to adjourn 
the meeting. 
 

- Motion Carried (7-0) – 
- Young and VanderHoff absent - 
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Meeting adjourned at 8:55pm 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

MARCH 27, 2018, 7:30 P.M. 
COMMISSION CHAMBERS  

 
 
A. Chair Jones called the meeting to order at 7:30 p.m. 
 
B. The Pledge of Allegiance was led by Commissioner Pemberton. 
 
C. Roll Call:  

Members Present: Bill Benoit, Garrett Fox, Dan Holtrop (arrived late), Sandra Jones, Ed 
Kape, Mike Pemberton, Monica Sparks, Frank Vander Hoff 
Members Absent: None 
Others Present:  Community Development Director Terry Schweitzer, Economic 
Development Planner Lisa Golder, Senior Planner Joe Pung, Planning Assistant Monique 
Collier, City Engineer Tim Bradshaw, Deputy Finance Director Bhama Cairns, the 
applicants and about 20 residents. 
 
Motion by Kape, supported by to Pemberton, excuse Holtrop from the meeting. 
  

- Motion Carried (7-0) – 
- Holtrop absent -  

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Pemberton, supported by Commissioner Sparks, to 
approve the Minutes of March 13, 2018 
 

- Motion Carried (7-0) – 
- Holtrop absent -  

E. Approval of the Agenda 
 

Motion by Commissioner Benoit, supported by Commissioner VanderHoff, to 
approve the agenda for the March 27, 2018 meeting.  
 

- Motion Carried (7-0) – 
- Holtrop absent -  

 
F. Acknowledge visitors wishing to speak to non-agenda items. 
 

There was no public comment 
 
G. Old Business 
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Case#7-18 - 5400 & 5432 Division Avenue Rezoning – Conditional Rezoning of 
approximately 1.2 acres of land (5400 S. Division) and 56,500 square feet of land (5432 
S. Division) from Corridor General to Corridor Edge – Located at 5400 & 5432 South 
Division Ave SE (Tabled Public Hearing Until April 10, 2018) 

 
H. Public Hearing 
 

Case #8-18 – Super Green Market – Major Change to a PUD Plan Located at 3321 East 
Paris Ave SE;  
 
Golder stated the applicant is proposing a 3,280 square foot addition to the existing 
11,480 square foot grocery store. She stated back in 2010 it was zoned C4 and since 
grocery stores are not allowed in the office zoning the City granted the request to rezone 
the property to CPUD. 
 
Golder stated back in 2010 the applicant was providing a driveway connection over to the 
Mosque. She stated it is now in place. She stated what is missing is a written easement as 
well as a parking agreement between the two parties. Golder stated there were going to 
add an additional, 3 parking spaces, additional landscaping along East Paris, there would 
be 10 evergreen trees planted on the north side. She stated when she visited the site there 
were not 10 trees that were planted, there were 2 and they were dead. She stated we need 
to update the landscaping for the new plan. She stated they also committed to no alcohol 
sold and no on site food consumption.  
 
Golder noted during the work session the applicant stated all the deliveries were on the 
southeast side of the building. The applicant showed how they have the trucks coming in, 
but then they take a fork lift and bring the inventory around to the back side of the 
building. She stated they have committed to continuing to be quiet for the people living in 
the area. Golder stated they gave the general hours of operation and the general hours of 
loading in the 2010 PUD statement. Likewise the statement specified the furniture show 
room they were going to put a dark film over the windows on the north side so there is no 
light coming out onto the residential areas to the north. 
 
Golder stated the 3,280 square foot addition that is being proposed is a distance back 
from East Paris and on the backside of the existing building. It is one story to be used for 
storage and a small bakery addition on the site.  
 
Golder noted the plan in 2010 was to formally put the dumpsters on the back side within 
an enclosure. They actually have been using a dumpster enclosure in front of the 
building. The plan now is to relocate the dumpster to a location just north and west of the 
building. She stated they are still showing the 10 pine trees, they still say the loading will 
take place on the southeast side. Golder stated the dumpsters have to be off the lot line by 
at least 3 feet. There was a donation box by East Paris that will have to be removed. They 
are relocating the propane tanks that were are on the site.  
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She stated they have decided to go with a decorative block for the 3,280 square foot 
addition rather than the metal siding so that meets our standards for building materials. 
She stated they have said that they will reinforce the landscaping that they committed to 
back in 2010 with respect to the East Paris frontage. 
 
Golder stated there are a couple of things with the site plan and PUD statement. She 
stated in the PUD statement they say 8 pines trees are already around the property line 
and they are going to add 4. Yet on the site plan there are 10 pines trees shown. Golder 
stated also the statement says that the dumpster enclosure says it is going to be wood but 
the plan says that it is the decorative concrete. She stated she will address these items in 
the recommendation.  
 
Golder stated she thinks this is a good project and it is well received in the neighborhood.  
She stated she is recommending conditional approval to the city commission as stated in 
her memo with conditions 1-5 and basis points 1-4 
 
Paul Henderson with Roosien and Associates, Civil Engineer for the applicant was 
present. He stated they are proposing a 3,280 square foot addition in the back mainly for 
storage. There will be a small expansion of the bakery.  He stated he reviewed the 
landscaping from the original PUD plan the only landscaping not on site was a small row 
of some grasses out front. He stated they are committed to bringing the site to the original 
landscaping plan. He stated the donation box has already been relocated and it will be 
removed from the site at some point. He stated LP gas tanks will be relocated to a spot on 
the side of the building.  
 
Henderson stated he met with representatives from the condominium association and they 
walked around and discussed some of their concerns. He stated he doesn’t think there is a 
solution to planting 10 trees to take care of their screening issues. He stated but the owner 
is committed to meeting with them and developing a plan suitable to everybody that will 
take care of the screening issues they may have. He stated it is a heavily wooded brush 
area and the two dead trees that are on the site don’t get enough sun. He stated planting 
10 trees wouldn’t be effective. There are different things they might be able to do and 
they will continue that conversation with the condo association. He stated there are also 
some issues with grade and some of the typical screening they do might not be effective. 
He stated they would like to leave the landscaping and screening up to further 
conversations with the association if the project is approved. 
 
Henderson stated the owner is committed to unloading in the front of the building and 
coming around the building to the overhead doors in the back. He stated they are 
enclosing the three dumpsters in a block structure with screened gates. 
 
Jones opened the public hearing. 
 
Mark Mckersie, 3213 Woodberry Drive was present. He stated they spoke to the 
applicants and most of the issues have been addressed. The dumpsters in the winter 
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months when you can see everything is unsightly, a lot of trash blowing around. He 
appreciates that the dumpsters will be enclosed. He stated there are some shipping skids 
out there sometimes and he would like for them to remove dead trees and put in new. 
 
David Devries was present. He stated there are 19 homes in a circle community of really 
pristine kept properties. They are proud of their community and work to keep it beautiful. 
He stated he thinks it will be helpful to build a wooden fence in the area of the dumpster 
because you can otherwise see right through to the building. 
 
Motion by VanderHoff, supported by Pemberton, to close the public hearing 
 

- Motion Carried (8-0) – 
 

VanderHoff suggested talking to the owner about putting a fence in for more privacy. 
 
Fox questioned their other options for screening. Henderson stated they discussed placing 
a stockade solid fence from the back edge of the building to the dumpster area. He stated 
they could also extend it beyond to the top of the bank. He stated it wouldn’t make much 
sense to go beyond. Fox questioned would they have a fence plus trees. Henderson stated 
they will discuss that with the condominium association, but any planting that they do 
would be on the condo property. Discussion ensued. Golder stated the way the 
recommendation is worded, it says for staff approval they can bring what they work out 
with the neighbors and staff will look at it to make sure it meets our ordinances. 
 
VanderHoff, Kape, Sparks, Jones, and Benoit were ok with the request. Benoit stated no 
need to put more trees back there if they keep dying. Pemberton stated if they put a fence 
back there it will still be a grade change but they will still see. 
 
Motion by Benoit, supported by VanderHoff, to recommend to the City Commission 
conditional approval of the site plan dated March 22, 2018 for the Major Change to 
an Approved Site Plan for the Super Green Market Development as described in 
Case No. 8-18. Approval is conditioned on conditions 1-5 and basis points 1-4 as 
described in Golders memo dated March 21, 2018. 
 

- Motion Carried (8-0 ) – 
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Case#9-18 – 5955 Wing Avenue Rezone  - Rezoning 22 Acres of land from R1-B Single 
Family Residential to R1-C Single Family Residential Located at 5955 Wing Ave SE;  
 
VanderHoff excused himself from the request as he owns the property located at 5955 
Wing. 
 
Pung introduced the request. He stated the request is to rezone 21.65 acres from R1-B 
Single Family Residential to R1-C Single Family Residential. Pung stated they intend to 
retain the house upon further development of the balance of the property. The existing 
home is accessed off of Wing Avenue. . He stated any future development on this 
property will not be accessed off of Wing Avenue. The access will come off of the future 
Breton Ave extended. Pung stated the site is consistent with the Master Plan for 
residential development. It is consistent with the density recommendation. Pung stated 
the Master Plan recommends development for the whole section under a PUD or a Form 
Based Code. There is currently no Form Based Code for that area. 
 
Pung stated he is recommending to the City Commission approval of the request to 
rezone 21.65 acres of land from R1-B to R1-C as stated in his memo. 
 
Chris VanderHoff with Bosco construction was present. He stated they would like to 
rezone to R1-C they will bring a stub street in from the west off Breton Avenue and build 
single family larger lot homes. Discussion ensued regarding kinds of homes they would 
like to build. 
 
Jones opened the public hearing. 
 
There was no public comment. 
 
Motion by Kape, supported by Pemberton, to close the public hearing. 
 

- Motion Carried (8-0) – 
 
The commissioners were ok with the request 
 
Motion by Holtrop, supported by Fox, to recommend to the City Commission 
approval of the request to rezone 21.65 acres from R1-B Single Family Residential 
to R1-C Single Family Residential as described in Case No. 9-18. Approval is 
conditioned upon basis points 1-7 as described in Pung’s memo date 3/20/18. 
 

- Motion Carried (8-0) – 
 
Case#10-18 – DIS Transportation – Special Land Use and Site Plan Review for a Major 
Vehicle Repair Establishment Located at 3636 East Paris Avenue SE 
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Pung stated the request is for Special land use and site plan review for a major vehicle 
repair operation in the industrial district. Pung stated the applicant wishes to construct a 
four thousand (4,000) square foot addition onto the south side of the existing six thousand 
(6,000) square foot building currently used for a motor freight terminal operation.  The 
proposed addition would be for truck diagnostic and repair work which is classified as 
major vehicle repair and is a special land use in the I1 Light Industrial district. This 
would include 3 service bays. Two bays for service of the vehicles and the other for 
engine diagnostics and a vehicle wash.   
 
Pung stated the approved site plan for the motor freight terminal had the front yard along 
the 36thStreet frontage; this would put the rear yard setback for the proposed addition at 
approximately twenty-six (26) feet, which is less than the forty (40) feet required under 
the Zoning Ordinance 
 
However, Pung stated the applicant is wishing to reorient the site so that the front yard 
will be along East Paris Avenue making the south side of the lot a side yard requiring 
only a minimum twenty (20) foot building setback.  As part of the reorientation, existing 
paving along the East Paris Avenue frontage will be removed in order to meet the 
requirement for a minimum twenty-five (25) foot front yard landscaped setback (as a 
corner lot street side yard it had only needed a ten (10) foot wide landscaped parking 
setback).  
 
Pung stated at the work session we asked for more detail on the operation. The applicant 
provided more detail, operating from 8am-5pm. There will be no body work or painting 
occurring on site. 
 
Pung stated there were also 3 wall signs on the building they will have to remove one and 
acquire a sign permit. 
 
Pung stated on the site plan there is no screening or any indication of outdoor storage. 
There will be a condition of approval that there will be no outdoor storage of equipment.  
 
Pung stated he is recommending conditional approval of the special land use and site 
plan. 
 
Jeff Brinks, with Venture Engineering was present representing the applicant. 
 
Jones opened the public hearing. 
 
There was no public comment. 
 
Motion by VanderHoff, supported by Kape, to close the public hearing. 
 

- Motion Carried (8-0) – 
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Fox questioned the directional signs that show the traffic flow and how they intend to 
communicate that to the drivers. Brinks stated it is an owner operated freight terminal so 
the predominant activity will be their drivers. Trucks coming into the site for repair will 
be directed to come in off East Paris. It is not a lot of outside traffic. 
 
Holtrop wanted to make sure the hours of operation were from 8-5pm. Benoit and 
Pemberton questioned the exit out on to 36th Street whether it been resolved. Pung stated 
they met with the City Engineer and they have come up with what they need to do to fix 
the driveway. It was more of a contractor, construction issue. Pemberton stated he wanted 
it open and active before they occupy the new space. Brinks stated they met with 
engineering, it is closed right now because it doesn’t meet City standards, the drive will 
be repaired in the near future. He stated they discussed other potential adjustments.  
 
Kape questioned if they are going to store parked vehicles to be fixed. If so, he 
questioned will they be required to be stored behind a screened area. Pung stated if there 
is a vehicle that is being repaired and there for more than 72 hours it is considered being 
stored. There is no storage associated with the repair operation. They can have their 
trailers because that is associated with the trucking terminal. Pung stated they will not be 
able to store inoperable vehicles outdoors. 
 
Motion by Holtrop, supported by Fox, to grant conditional approval of the Special 
Land Use Major Vehicle Repair as described in Case10-18. The approval is 
condition on conditions 1-8 and basis point 1-8 as described in Pung’s memo dated 
March 20, 2018. 

- Motion Carried (8-0) – 
 

Motion by Holtrop, supported by Fox, to grant conditional approval of the site plan. 
Approval is conditioned on conditions 1-6 and basis points 1-6 as described in 
Pung’s memo dated March 20, 2018.  
 

- Motion Carried (8-0) - 
 
Case#11-18 – Zoning Ordinance Text Amendments –Definition of Mechanical Work; 
Commercial Enterprises Producing Merchandise on the Premises Parking, Special Land 
Use Requirements and Establishing the Commercial Enterprises Producing Merchandise 
on the Premises Special Land Use Requirement in the Form Based Code Corridor 
General and Corridor Edge Context Zones; Animal Keeping and Gardening 
 
Schweitzer stated between the work session and public hearing there was additional 
feedback from the attorney. The recommendation involves an additional phrase.  

  
Commercial Enterprises Producing Merchandise on the Premises 

 
To improve the clarity of the Commercial Enterprises Producing Merchandise on the 
Premises  ordinance provisions, we propose the following respective changes 
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(highlighted in red) to the workforce limitation for commercial enterprises producing 
merchandise on the premises found in Section 15.04.FF.1 of the Zoning Ordinance and 
on site product sales requirement found in Section 15.04.FF.3 : 1. 
No more than fifteen (15) persons in merchandise production are employed on the 
premises. 3. Entire The finished product is sold at retail on the premises. 
When the Form Based Code Use provisions were devised it is city staff’s recollection that 
there was a desire to make Special Land Use allowance for microbreweries.  The current 
use provisions do not include this use allowance in Form Based Code.  If microbreweries 
are a desired special land use in the form based code corridor general and corridor edge 
context zones, Table 4.01 of Section 23.04.09 and Table 4.03 of Section 23.04.10 could 
be amended to include microbreweries. 

 
 

Pung stated there were lots of changes from the work session discussion regarding animal 
keeping and gardening. He stated the first changes were reintroducing definitions for 
Agriculture and Farm, defining a garden and a community garden, defining a green house 
and definition of a hoop house. He stated we also added specific requirements and criteria 
for keeping of other fowl such as honey bees, rabbits and goats. They are specifically 
called out with regard to the number and setbacks housing and location on the property.  
 
Pung stated for larger lot 5 acres or more looking for allowing for larger detached 
accessory buildings 1 acre or less than 5 acres will stay at 960. But a lot 5 acres or more 
they can go up to a detached accessory of 1,100 square feet and also a second detached 
accessory building up to 500 square feet.   
 
Pung stated we added the allowance of a non commercial greenhouse and that would be 
limited to 250 square feet for lots less than one acre in area and 400 square feet for lots 
more than an acre in area.  
 
Pung stated for the larger lot there are larger setback requirements for the larger 
accessory buildings. He stated that accessory buildings can’t cover more than 30% of the 
rear and also a 30 feet perimeter setback. 
  
Jones opened the public hearing. 
 
Kyle Wycott 5475 Settler’s Pass was present. He stated the larger size is perfect. His only 
concern would be the setback.  
 
Motion by Benoit, supported by VanderHoff, to close the public hearing 

 
- Motion Carried (8-0) – 

 
Commissioners were ok with the amendments. 
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Motion by Holtrop, supported by Benoit, to recommend to the City Commission 
amendment to the zoning ordinance No. 9-02 to revise Definition of Mechanical 
Work; Commercial Enterprises Producing Merchandise on the Premises Parking, 
Special Land Use Requirements and Establishing the Commercial Enterprises 
Producing Merchandise on the Premises Special Land Use Requirement in the 
Form Based Code Corridor General and Corridor Edge Context Zones; Animal 
Keeping and Gardening as described in Schweitzer’s memo dated March19, 2018 
and Pung’s memo dated March 20, 2018. 
 

- Motion Carried (8-0) - 
 
I. Work Session 
 

Case#12-18 – Lowes – Change to the Special Land Use Open Air Business and Site Plan 
Located at 3330 28th Street 
 
Golder stated the applicant wishes to increase open air display and outside storage for the 
Lowes site beyond the currently approved display/storage. Specifically. Lowes is asking 
to utilize six parking spaces north of the building to be used to display 4 residential 
storage sheds. The applicant has stated that the shed would be on display from April 1 
through September 30th annually. 
 
AJ Lange, Assistant Store Manager at Lowe’s was present.  
 
VanderHoff questioned if these will be sheds that are for sale. Lange stated that is correct 
they are the wooden sheds made by a company called Heartland sheds and they will be 
painted. Fox questioned if they will have signage or landscaping etc. connected to the 
sheds. Lange stated they will stay exclusively display sheds. Holtrop questioned where do 
the sheds go after September 30th. Lange stated they will go to the side parking lot that is 
covered with the fence. Benoit questioned if there is room for them in there. Lange stated 
after they have everything out, they will have plenty of room. Pemberton, Kape, Sparks 
were ok with the request. 
 
Golder stated we will add that the sheds have to be within the parking area because we 
don’t want them creeping out into the drive aisle to get in the way of traffic. 
 
 
Case#13-18 - Breton Avenue Precise Plat Amendment within Section 34 
 
Pung stated the request is amend the precise plat of Breton Avenue extended. He stated in 
1989 the City of Kentwood adopted Ord. No. 6-89 defining the precise plat for Breton 
Avenue extended from 52nd Street to 60th Street.  
In 2004 the property owner of the land currently being developed as a single family 
residential development commonly known as the Bretonfield requested a modification to 
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the precise plat for Breton Ave. The modification to the precise plat was approved by the 
City Commission. 
 
Pung stated the applicant is requesting a minor (maximum of 20 feet) modification to the 
alignment of the precise plat for Breton Avenue extended in order to align the road with 
storm sewer facilities that were installed with the first phase of the development and to 
also address some discrepancies from the 2004 precise plat amendment on the City’s 
property located to the north of the trail.  
 
The commissioners offered no additional comments and were ok with the request. 
 
Case#14-18 – CIP Capital Improvements  
 
Schweitzer stated there were questions that came up at the committee level to which 
several departments responded 
 
Tim Bradshaw, City Engineer and Bhama Cairns, Deputy Finance Director were present. 
 
Benoit stated his only concern is the city wide installation defibrillators being delayed. 
 
Jones stated she had questions about the DPW campus Master Plan. Bradshaw stated the 
material lay down and storage area on the landfill has become unstable with the methane 
collection system expansion. Bradshaw stated they had an agreement with the EPA and 
Kent County to allow us to use the west end of the landfill near the DPW facility. 
However, with the sampling they have done in the last couple of years they had to install 
monitoring wells in the methane collection system in that area. We are no longer able to 
store our materials on top of it because the County employees need to access it so they 
can sample as needed. There is a ½ million dollar investment in that methane collection 
system now and they don’t want the extra weight and big equipment driving on it. 
 
Jones questioned the DPW plan including a brush site for residents. Bradshaw stated this 
will be very soon on the property where the church was, they will do a test brush facility 
this year. 
 
Kape questioned what caused the cost increase to Old Farm. Bradshaw stated we had 
originally programmed a standard bathroom to be put in. As part of the parks master 
planning work now underway a lot of the parks and this park in particular rather than just 
put a bathroom back they also wanted to have a pavilion and some other amenities based 
on the research that was done by the planning team. This will be a drastic scope change.  
 
Discussion ensued regarding programming in the parks. Discussion ensued regarding 
construction, sidewalks and cost for different projects. 
 
Case# 15-18 – 36th Street Rezoning – Rezoning from R1-A Estate Residential to I1Light 
Industrial Located at 3596 36th Street 
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Pung stated last year two adjacent properties were rezoned from R1-A Estate Residential 
to I-1 Light Industrial at that time the applicant wasn’t interested in rezoning. He stated 
they are now looking to sell the property and is requesting it to be rezoned. 
 
The commissioners offered no comments and were ok with the request.   
 

J. New Business 
 
Motion by Holtrop, supported by Benoit, to set public hearing date of April 24, 
2018, for:  Case#16-18 - Double Barrel Partners – Commercial Enterprise 
Producing Merchandise on the premise Special Land Use Located at 2885 Lake 
Eastbrook Blvd. 

- Motion Carried (8-0) – 
K. Other Business 
 

1. Commissioners’ Comments 
 

Holtrop stated the Taste of Kentwood was very nice. 
 
2. Staff’s Comments 
 
Golder stated Speedway bought the property west of their existing site for future use. 
Golder stated staff will look at the request and see if it constitutes any kind of major 
change.  

 
L. Adjournment  
 

Motion by Commissioner VanderHoff, supported by Commissioner Benoit,                             
to adjourn the meeting. 
 

- Motion Carried (8-0) – 
 
Meeting adjourned at 9:05p.m. 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

APRIL 10, 2018, 7:30 P.M. 
COMMISSION CHAMBERS  

 
A. Chair Jones called the meeting to order at 7:30 p.m. 
 
B. The Pledge of Allegiance was led by Commissioner VanderHoff. 
 
C. Roll Call: 

Members Present: Bill Benoit, Garrett Fox(arrived late), Dan Holtrop, Sandra Jones, Ed 
Kape, Monica Sparks, Frank VanderHoff 
Members Absent: Mike Pemberton (with notification) 
Others Present:  Community Development Director Terry Schweitzer, Economic 
Development Planner Lisa Golder, Senior Planner Joe Pung, Planning Assistant Monique 
Collier, Deputy Administrator Mark Rambo, Denise Dawson Grants Coordinator for the 
Park and Recreation Department, Bhama Caires, Deputy Finance Director and the 
applicants  
 
Motion by Kape, supported by Benoit, to excuse Fox and Pemberton from the 
meeting. 

- Motion Carried (6-0) – 
- Fox and Pemberton absent - 

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Holtrop, supported by Commissioner Kape, to approve 
the Minutes of March 27, 2018 and the Findings of Fact for: Case #8-18 – Super 
Green Market – Major Change to a PUD Plan Located at 3321 East Paris Ave SE; 
Case#9-18 – 5955 Wing Avenue Rezone  - Rezoning 22 Acres of land from R1-B 
Single Family Residential to R1-C Single Family Residential Located at 5955 Wing 
Ave SE; Case#10-18 – DIS Transportation – Special Land Use and Site Plan Review 
for a Major Vehicle Repair Establishment Located at 3636 East Paris Avenue 
SE;Case#11-18 – Zoning Ordinance Text Amendments –Definition of Mechanical 
Work; Commercial Enterprises Producing Merchandise on the Premises Parking, 
Special Land Use Requirements and Establishing the Commercial Enterprises 
Producing Merchandise on the Premises Special Land Use Requirement in the 
Form Based Code Corridor General and Corridor Edge Context Zones; Animal 
Keeping and Gardening 

- Motion Carried (7-0) – 
- Pemberton absent -  

E. Approval of the Agenda 
 

Motion by Commissioner Holtrop, supported by Commissioner VanderHoff, to 
approve the agenda for the April 10, 2018 meeting.  
 



Proposed Minutes 
Planning Commission 
April 10, 2018 
Page 2 

- Motion Carried (7-0) – 
- Pemberton absent - 

F. Acknowledge visitors wishing to speak to non-agenda items. 
 

There was no public comment. 
 
G. Old Business 
 

Case#7-18 - 5400 & 5432 Division Avenue Rezoning – Conditional Rezoning of 
approximately 1.2 acres of land (5400 S. Division) and 56,500 square feet of land (5432 
S. Division) from Corridor General to Corridor Edge – Located at 5400 & 5432 South 
Division Ave SE (Tabled Public Hearing Until April 10, 2018) 
 
Schweitzer stated the original hearing was March 13, 2018 and was then tabled to April 
10, 2018. The applicant would now like to table the public hearing to May 8, 2018. The 
applicant Mike Houseman indicated that they have not yet made contact with the other 
interested parties regarding cross access and building restrictions. 

 
 Jones opened the public hearing. 
 
 There was no public comment. 
 

Motion by Benoit, supported by VanderHoff, to table the public hearing to May 8, 
2018. 

- Motion Carried (7-0) – 
- Pemberton absent - 

H. Public Hearing 
 

Case#12-18 – Lowes – Change to the Special Land Use Open Air Business and Site Plan 
Located at 3330 28th Street 
 
Golder stated the applicant wishes to increase open air display and outside storage for the 
Lowes site beyond the currently approved display/storage. Specifically, Lowes is asking 
to utilize six parking spaces north of the building to be used to display 4 residential 
storage sheds. The applicant has stated that the sheds would be on display from April 1 
through September 30th annually. Golder stated if the sheds are stored outside and not 
being displayed they have to be screened from view. 
 
Golder stated she is recommending conditional approval of the special land use and site 
plan as stated in her memo. 
 
Jones opened the public hearing. 
 
There was no public comment. 
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Motion by VanderHoff, supported by Fox, to close the public hearing. 
 

- Motion Carried (7-0) – 
- Pemberton absent – 

 
The commissioners were ok with the request and offered no additional comments. 
 
Motion by Holtrop, supported by VanderHoff, to grant conditional approval of the 
Major Change Special Land Use Open Air Business for Lowes Home Improvement 
Warehouse as described in Case No. 12-18. Approval is conditioned on conditions 1-
5 and basis points 1-4 as described in Golder’s memo dated April 3, 2018. 
 

- Motion Carried (7-0) – 
- Pemberton absent – 

 
Motion by Holtrop, supported by Fox, to grant conditional approval of the Site Plan 
dated April 3, 2018 for the Special Land Use Open Air Business for Lowes Home 
Improvement Warehouse as described in Case No. 12-18. Approval is conditioned 
on conditions 1-2 and basis points 1-3 as described in Golder’s memo dated April 3, 
2018. 

- Motion Carried (7-0) – 
- Pemberton absent - 

 
Case#13-18 - Breton Avenue Precise Plat Amendment within Section 34 
 
Pung stated the request is to amend the precise plat of Breton Avenue extended. He stated 
in 1989 the City of Kentwood adopted Ord. No. 6-89 defining the precise plat for Breton 
Avenue extended from 52nd Street to 60th Street.  
 
In 2004 the property owner of the land currently being developed as a single family 
residential development commonly known as Bretonfield requested a modification to the 
precise plat for Breton Ave. The modification to the precise plat was approved by the 
City Commission. 
 
Pung stated the applicant is requesting a minor (maximum of 20 feet) modification to the 
alignment of the precise plat for Breton Avenue extended in order to align the road with 
storm sewer facilities that were installed with the first phase of the development and to 
also address some discrepancies from the 2004 precise plat amendment on the City’s 
property located to the north of the trail.  
 
Pung stated there were no issues with the request and he is recommending approval to the 
City Commission as stated in his memo. 
 
Jones opened the public hearing. 
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There was no public comment.  
 
Motion by VanderHoff, supported by Fox, to close the public hearing. 
 

- Motion Carried (7-0) – 
- Pemberton absent - 

 
Commissioners offered no additional comments and were ok with the request. 
 
Motion by Benoit, supported by Fox, to recommend to the City Commission 
approval of the request to amend the precise plat of Breton Avenue extended. 
Approval is conditioned on basis pints 1-3 and described in Pung’s memo dated 
April 5, 2018. 

- Motion Carried (7-0) – 
- Pemberton absent - 

 
Case#14-18 – CIP Capital Improvements  
 
Schweitzer stated Deputy Administrator Mark Rambo, Denise Dawson Grants 
Coordinator for the Park and Recreation Department are present to answer any questions 
the commissioners may have. 
 
Rambo stated the next phase for the city is Parks programming, Recreation Programs, 
Master Planning and Business Plan Update. He stated we have been getting a lot of 
positive responses to what has been happening. He stated we have kicked off updating 
the Business Plan to see how the community has changed.  
 
Jones opened the public hearing. 
 
There was no public comment. 
 
Motion by VanderHoff, supported by Kape, to close the public hearing. 
 

- Motion Carried (7-0) – 
- Pemberton absent – 

 
VanderHoff questioned if there is really a need to increase the number of parks. Rambo 
stated that is not the focus to expand. He stated the first phase of the Master Plan is to 
evaluate what we have and improve what we have before we go out and build additional 
parks. Rambo stated the City owns a few spots that are flagged as future parks but right 
now it is not the intent to develop any of the new property until they have focused on the 
existing parks. Discussion ensued. 
 
Dawson stated most recently they have requested funding from the DNR for the Natural 
Resource Trust Fund Grant to help with improvements at Old Farm Park. She stated  we 
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are waiting on the approval and should be hearing something by the end of this year. 
Discussion ensued regarding grants. 
 
Jones questioned the defibrillators. Rambo stated that is a Fire grant. 
 
Motion by Holtrop supported by Fox, to adopt Planning Commission Resolution #1-
18 to approve the Structures and Improvements Plan for the period July 1, 2018 
through June 20, 2024. Approval is based on basis points 1-4. 
 

- Motion Carried (7-0) – 
- Pemberton absent - 

  
Case# 15-18 – 36th Street Rezoning – Rezoning from R1-A Estate Residential to I-1  
Light Industrial Located at 3596 36th Street 
 
Pung stated last year two adjacent properties were rezoned from R1-A Estate Residential 
to I-1 Light Industrial. At that time the applicant wasn’t interested in rezoning. He stated 
they are now looking to sell the property and is requesting it to be rezoned.  
 
Pung stated he is recommending approval to the City Commission as stated in his memo. 
 
Jones opened the public hearing. 
 
There was no public comment. 
 
Motion by VanderHoff, supported by Kape, to close the public hearing. 
 

- Motion Carried (7-0) – 
- Pemberton absent –  

 
The commissioners offered no additional comments and were ok with the request. 
 
Motion by Holtrop, supported by Benoit, to recommend to the City Commission 
approval of the request to rezone 1.31 acres from R1-A Estates Residential to I-1 
Light Industrial as described in Case No. 15-18. Approval is based on basis points 1-
6 as described in Pung’s memo dated April 5, 2018. 
 

- Motion Carried (7-0) – 
- Pemberton absent - 

I. Work Session 
 

Case#16-18 - Double Barrel Partners – Commercial Enterprise Producing Merchandise 
on the premise Special Land Use Located at 2885 Lake Eastbrook Blvd. 
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Golder stated this is an existing 25,500 square foot building The applicant is proposing a brewery 
on the site, consisting initially of 12,000 square feet of production and 5,000 square feet of 
retail/taproom.  The remaining space is rented by a work clothing retailer.  The applicant has 
stated their intent to eventually take over the 8,300 square foot work clothing retailer, which 
would eventually add another 8,300 square foot of production space at the site. Golder stated we 
Kentwood does not have any breweries.   
 
Golder stated the proposed use is a microbrewery, with both production and retail/tap room 
components.  Initially, of the 26,000 square foot building, about 12,000 square feet is intended to 
be used for the production of beer and cider.  The remainder of the square footage is proposed 
for commercial retail sale of the beer and cider produced on the site, and a tap room.  If the 
overall building is only production, the use would rightly be considered an industrial operation.  
However, in this case, only a portion of the building is for production, similar to the nearby 
Schuil Coffee and Monica’s Gourmet Cookies. 
 
Golder stated the applicant intends to have a tap room. She stated in order to meet the food 
service requirements related to the service of liquor by the glass, the applicant intends to have 
food trucks within the building to provide the limited menu food service required by the City 
ordinance.  Golder stated additional details should be provided regarding how food trucks would 
work within the space and meet building codes. 
 
Golder stated this is a special land use therefore we want to make sure this use will be good for 
the area. 
 
Golder stated the Planning Commission must review the following standards with respect to the 
proposed microbrewery facility: 
 
 A. Be designed, constructed, operated and maintained so as to be harmonious and appropriate 

in appearance, with the existing or intended character of the general vicinity and that a use 
will not change the essential character of the area in which it is proposed.  
 
The proposed use is a microbrewery with its packaging operation, as well as retail sales 
and a tap room.  Two phases are identified.  The first phase allows 8,300 square feet of 
the building to remain as a tenant space for a work clothing retailer, along with 12,000 
square feet of beer production and 5,000 square feet dedicated to the tap room and 
retail use.  
 
Phase 2 envisions the 8,300 square foot clothing tenant space being used for additional 
production, bringing the total production area to 20,300 square feet.  Approximately 
5,000 square feet of floor area would still be used for retail sales/tap room. The 
applicant has stated that the production space will require 2-6 semi-trucks per week at 
the facility. The proposed production and retail sales use is consistent with nearby 
businesses such as Schuil Coffee and Monica’s Gourmet cookies.  
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The use as proposed would not be permitted in other zones, such as industrial, because 
of the size of the proposed retail area and tap room. 
 

 B. Be served adequately by essential public facilities and services such as highways, streets, 
police and fire protection, drainage structures, refuse disposal, water and sewage facilities or 
schools.  

  
 The proposed use is served adequately by public facilities. 
  
 C. Not create excessive additional requirements at public cost for public facilities and 

services.  
 
The use would not require additional public facilities or services. 
 

 D. Not involve uses, activities, processes, materials, and equipment or conditions of 
operation that will be detrimental to any persons, property, or the general welfare by reason 
of excessive production of traffic, noise, smoke, fumes, glare, electrical or electromagnetic 
interference or odors. 
 
The proposed production of beer consists of mixing grains like barley, wheat, and oats 
with hot water, boiling and adding hops and fermenting for 3-6 weeks or more.  The 
applicant states that odors are minimal and that currently the production takes place 
within a high density residential area in another community without neighborhood 
complaint. 
 
The application has indicated that 2-6 semi-trucks per week will access the property.  
The applicant must provide a turning radius template to ensure that the trucks have 
adequate room to maneuver and load.  In addition, the applicant shall indicate whether 
the truck loading will increase with the Phase 2 expansion of the microbrewery. 
 
One impact of the proposed development may be overflow parking at the adjacent 
businesses.  There are 45 parking spaces currently available on the site. The parking lot 
is already inadequate to meet the parking standards for retail use of the entire 25,500 
square foot building (100% retail use of the site would require 105 parking spaces).  
The proposed production area reduces the required parking significantly.  With the full 
development of the microbrewery (Phase 2), 58 parking spaces would be required. The 
applicant has identified 15 new parking spaces that could be added to the site, bringing 
the total number of parking spaces to 60.   The 15 new parking spaces may not meet 
city standards; this must be reviewed.  
 
The initial microbrewery development (Phase 1) will have a parking shortfall due to the 
existence of the 8,300 square foot work clothing store.  This is considered retail, and 
raises the required parking to 73.  There is a current verbal agreement in place with the 
adjacent property owner to allow employee parking at the Meyer Music store.  The 
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applicant should formalize this agreement so that there is adequate space for customer 
parking on site.   
 
One mitigating factor regarding the parking shortfall, however, is that the current 
operating hours of the clothing store and the microbrewery/retail/tap room are offset, 
which will lessen the parking need at any given time.  
 

 E. Be compatible and in accordance with the goals, objectives and policies of the Master Plan 
and promote the Intent and Purpose of the zoning district in which it is proposed to locate.  
 
The Master Plan highlights the 28th-29th Street Corridor in the “Issues and Concerns” 
section of the Plan due to the concern regarding the potential decline of the 28th 
Street/29th Street corridor given its age and the competition from other new retail 
centers.  However, uses such as microbreweries may help the corridor stay relevant; the 
city does not currently have any microbreweries. 
 

 F. Be subject to stipulations by the Planning Commission of additional conditions and 
safeguards deemed necessary for the general welfare, for the protection of individual 
property rights, and for insuring that the intent and objectives of this Ordinance will be 
observed. The breach of any condition, safeguard, or requirement shall automatically 
invalidate the granting of the Special Land Use.  
 

 G. Comply with all applicable licensing ordinances.  
 
2. Special Land Use – Section 15.03 FF 

The proposed microbrewery also must meet the requirements of Section 15.05 FF of the 
Zoning Ordinance for Commercial Enterprises Producing Merchandise on the Premises 

 
1. No more than 15 persons are employed on the premises (in the production portion of the 

operation) 
 

The applicant has stated that 3 people will be involved in the production portion of 
the microbrewery in Phase 1.  This information should be updated for Phase 2 
development. 

 
      2.  Productions shall not be to the detriment to the adjacent occupied premises. 
 
          There should not be a negative impact on the adjacent occupied businesses. 

Microbreweries are very common within commercial districts in other locations 
without detriment to adjacent businesses. The clothing store hours are offset from 
the tap room hours, such that parking should not be an issue for the clothing store 
patrons.  The applicant must work to formalize the agreement with the adjacent 
property owner to allow employee parking on the Meyer Music site; otherwise the 
use cannot meet the city’s parking standards at this time.   
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        3.Entire product is sold at retail on the premises 
           The microbrewery’s beers and cider will be sold on the premises. 
 
Site Plan Review 
3.  The applicant has indicated that 15 parking spaces could be added to the supplement existing 

parking, including 5 parallel parking spaces along the north side of the property.  The parallel 
parking spaces must be a minimum of 8.5 feet by 25 feet as per Section 17.04 of the Zoning 
Ordinance.  In addition, the applicant must show that the drive aisle adjacent to the parallel 
parking meets zoning requirements for width.  The applicant may be able to move the 
parallel parking to the northern lot line.  The anticipated percent of greenspace shall be noted 
on the site plan for both Phase 1 and Phase 2 of the development. 

 
4.  A cross access agreement should be provided to allow cross access to the Meyer Music 

property, if one has not been negotiated already.   
 
5.  The façade does not meet current city requirements; any changes to the façade must make the 

building more conforming. 
 
6.  Applicant shall indicate the location on dumpster on the site. 
 
 
Jason Spaulding was present. He stated the parking seems to be the biggest issue and if they took 
over the whole building it seems with the additional spots they can make the plan work. He 
stated he doesn’t want to kick the tenant out and would like to keep them there. But, with them 
there it creates the parking issue. He stated they are trying to figure out how they can make it 
work.  
 
VanderHoff questioned if he thinks the lack of parking would impact his business. Spaulding 
stated they believe they have enough for the amount of space they have. Spaulding stated if it is 
busier than they anticipate those are good problems to have but, with his calculations it appears 
to be adequate.  VanderHoff questioned the kind of menu he would have in his restaurant. 
Spaulding stated they have to work out some things but, what they are looking at hasn’t been 
done around here. He stated they would like to pull food truck indoors but one of the issues is the 
venting. He stated he met with the Fire Marshall and who had further concerns with if you bring 
a vehicle with fuel in the tank inside. He stated those are things that can be worked around. 
Discussion ensued.  
 
Fox questioned do we need the applicant to say what they want to do initially and where they 
project to go, or is it sufficient to just say initially this is what we want to do. Golder stated from 
a parking perspective they need to show they can meet the ordinance now in phase 1. Golder 
stated that could be showing deferred parking. Discussion ensued with ways they can meet 
parking. Fox questioned the operating hours. Golder stated operation hours will be tied to want 
they say. If they would change the hours of operation staff would have to determine if it is a 
major or minor change, but this would fall more under the liquor license permit. Fox stated if 
their intent is to stay open longer then he should say that now so he doesn’t have to come back 
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for approval. Fox questioned if they plan on having brewery tours. Spaulding stated that is one of 
the attractions that they can potentially do. 
 
Holtrop questioned the dumpster. Spaulding stated they do have a small dumpster area. Holtrop 
questioned if there will be improvements to the façade. Spaulding stated yes they will do that. 
Holtrop questioned if they will have outdoor tanks. Spaulding stated not initially, he doesn’t see 
a need for that but phase 2 it may become necessary. Holtrop questioned the time frame as to 
when they plan to open. Spaulding stated they hope to close on the property by mid-May. 
Spaulding stated then the existing tenant they would have to leave but they want to give them 
enough time to transition. Spaulding stated then they will need some time to go in and rearrange 
some things, therefore, he is thinking sometime before the end of the year around September or 
October ideally. Holtrop stated one thought on parking is that it will be self-regulated. Nobody is 
going to come to the brewery if they can’t find a place to park. Spaulding stated he understands 
that but if you look at the retention area in the back he knows it will be expensive to do but there 
is some potential. 
 
Benoit questioned what is his ultimate goal, will this all go to production eventually and will all 
production be allowed. Golder stated he has to keep some of it retail. Benoit stated if food and 
tap doesn’t work out would he still be able to have a small retail shop and use the rest for 
production for offsite sales. Spaulding stated with the space they have now they would like to 
bring a semi-truck in any time they would like, because they can’t do that. Spaulding stated 
having truck docks is a big improvement for them. They are doing production in a heavy City 
setting having this space will alleviate some of that and phase 2 would be to start porting over 
more of the production from that site to this site. Spaulding stated he doesn’t see the retail tasting 
room ever going away, that is such an important part for the company and for the beer. 
Discussion ensued. 
 
Kape questioned if they will come back with a site plan to show where they plan to place the 
dumpster and the façade. Golder stated the façade doesn’t have to come back to the planning 
commission, we can make it a condition of approval. Golder stated with the dumpster that is 
something that the commissioners will need to see. If they put it on the site plan and have to 
move the dumpster that will be a staff decision unless it is a major change. Golder stated the 
biggest thing is parking.  Golder stated the conditions of approval if it doesn’t show on the site 
plan he will have to show how he will meet the parking standard and it could be a zoning board 
variance but whatever method it will have to meet the standards. 
 
Sparks stated she worked with the small business association administration to judge the 
businesses and she was so impressed with Double Barrel it was very sustainable.  
 
Jones stated in terms of odors he stated there are no smells. She indicated she works downtown 
near Founders and somtimes it smells bad. She stated it is not all the time but certain times of the 
day. Spaulding stated they brew during the day but Founders brews 24 hours. He stated they 
have never had a phone call or complaint with his other business because of odor. Golder 
questioned how much bigger is Founders. Spaulding stated Founders are on their way to being 
600,000 barrels and Double Barrel is now 5,000 barrels, their goal is to reach 7,000. That is as 
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big as they would like to get. Jones questioned if they had a discussion with Meyer Music. 
Spaulding stated no he has not. He inquired through the real estate agent if there was a written 
agreement and if they could show him but it turned out that it was a verbal agreement.  

 
J. New Business 
 

Motion by Holtrop, supported by Benoit, to set a public hearing date of May 8, 
2018, for: Case#17-18 – 1 Dream Apartments -   Final Site Plan Review of a 12 unit 
Apartment Building Located at 692-44th 

 

- Motion Carried (7-0) - 
- Pemberton absent - 

K. Other Business 
 

1. Commissioners’ Comments 
 

Commissioners offered no additional comments. 
 
 

2. Staff’s Comments 
 
None 

 
L. Adjournment  
 

Motion by Commissioner VanderHoff, supported by Commissioner Fox,                           
to adjourn the meeting. 
 

- Motion Carried (7-0) – 
- Pemberton absent - 

 
Meeting adjourned at 8:55p.m 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

APRIL 24, 2018, 7:30 P.M. 
COMMISSION CHAMBERS  

 
 
A. Chair Jones called the meeting to order at 7:30 p.m. 
 
B. The Pledge of Allegiance was led by Commissioner Holtrop. 
 
C. Roll Call: 

Members Present: Bill Benoit, Garrett Fox (arrived late), Dan Holtrop, Sandra Jones, Ed 
Kape, Mike Pemberton, Monica Sparks and Frank Vander Hoff 
Members Absent: None 
Others Present: Community Development Director Terry Schweitzer, Economic 
Development Planner Lisa Golder, Senior Planner Joe Pung, Planning Assistant Monique 
Collier, the applicants and about 4 residents.  
 
Motion by Kape, supported by VanderHoff, to excuse Fox from the meeting. 
 

- Motion Carried (7-0) – 
- Fox absent. 

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner  Holtrop, supported by Commissioner Benoit, to approve 
the Minutes of April 10, 2018 and the Findings of Fact for: Case#12-18 – Lowes – 
Change to the Special Land Use Open Air Business and Site Plan Located at 3330 
28th Street; Case#13-18 - Breton Avenue Precise Plat Amendment within Section 34; 
Case#14-18 – CIP Capital Improvements; Case# 15-18 – 36th  Street Rezoning – 
Rezoning from R1-A Estate Residential to I1Light Industrial Located at 3596 36th 
Street 

- Motion Carried (8-0) – 
 

E. Approval of the Agenda 
 

Motion by Commissioner Benoit, supported by Commissioner Kape, to approve the 
agenda for the April 24, 2018 meeting.  
 

- Motion Carried (8-0) – 
 
F. Acknowledge visitors wishing to speak to non-agenda items. 
 

There was no public comment. 
 
G. Old Business 
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Case#7-18 - 5400 & 5432 Division Avenue Rezoning – Conditional Rezoning of 
approximately 1.2 acres of land (5400 S. Division) and 56,500 square feet of land (5432 
S. Division) from Corridor General to Corridor Edge – Located at 5400 & 5432 South 
Division Ave SE (Tabled Public Hearing Until May 8, 2018) 
 

H. Public Hearing 
 

Case#16-18 - Double Barrel Partners – Commercial Enterprise Producing Merchandise 
on the premise Special Land Use and Site Plan Review Located at 2885 Lake Eastbrook 
Blvd. 
 
Golder stated this is an existing 25,500 square foot building. Golder stated the proposed 
use is a microbrewery, with both production and retail/tap room components. The 
applicant is proposing a brewery on the site, consisting initially of 12,000 square feet of 
production and 5,000 square feet of retail/taproom.  The remaining space is rented by a 
work clothing retailer.  The applicant has stated it is their intent to eventually take over 
the 8,300 square foot work clothing retailer space, which would eventually add another 
8,300 square foot of production space at the site. She stated in the tap room they intend to 
serve food and at this point they are looking for food trucks as the food source. She stated 
in phase 2, should the retailer go out, they would put the 8,300 square feet into 
production bringing that total production to 20,300 square feet. 
 
Golder stated the request is a special land use review to make sure the use will be good 
for the area. She stated in this case, only a portion of the building is for production, 
similar to the nearby Schuil Coffee and Monica’s Gourmet Cookies. Golder stated at least 
10% of the area has to remain retail for it to qualify for commercial enterprise producing 
merchandise on the premises in addition to be able to meet the special land use standards. 
 
Golder stated the request also has to go through an administrative special land use review 
for the liquor license itself. The administrative review recommendation will go to the the 
city commission for their consideration. 
 
Golder stated looking at the special land use standards it is appropriate for the area.  
 
The proposed use is a microbrewery with its packaging operation, as well as retail sales 
and a tap room.  Two phases are identified.  The first phase allows 8,300 square feet of 
the building to remain as a tenant space for a work clothing retailer, along with 12,000 
square feet of beer production and 5,000 square feet dedicated to the tap room and retail 
use.  
 
Phase 2 envisions the 8,300 square foot clothing tenant space being used for additional 
production, bringing the total production area to 20,300 square feet.  Approximately 
5,000 square feet of floor area would still be used for retail sales/tap room. The applicant 
has stated that the production space will require 2-6 semi-trucks per week at the facility. 
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The proposed production and retail sales use is consistent with nearby businesses such as 
Schuil Coffee and Monica’s Gourmet cookies.  
 
Golder stated one thing we keyed into was parking. Right now on the site there are 45 
spaces and they are able to add an additional 15 spaces which include 5 parallel parking 
spaces. Golder stated if this were all retail they wouldn’t be able to meet the parking 
standards, by putting it into production you make the parking more conforming to the 
ordinance. Golder stated with the retail they are still short; 73 parking spaces would be 
required. She stated with full development and if the work clothing retailer space retail 
goes into production they meet our ordinance right now, with the retail they don’t. Golder 
stated the applicant has to satisfy this somehow and with the recommendation she left this 
open. She stated they can do one of many things, such as seeing if they can get some 
parking from another user which would involve something in writing, or they could 
terminate the lease of the retailer and then there would be enough parking on the site, or 
they could get a variance. They could also do underground detention. She stated she 
didn’t dictate how they should do it, but left it open. When they decide how they are 
going to address the parking that will be in their statement for the special land use. 
 
Golder stated in addition to the general standards there are specific standards for the 
special land use. She stated no more than 15 persons are employed on the premises (in 
the production portion of the operation); Productions shall not be to the detriment to the 
adjacent occupied premises and Entire product is sold at retail on the premises. 
 
Golder stated they have provided a truck turning radius which reveals the truck 
monument can be accommendated.  
 
Golder stated she is recommending conditional approval of the special land use and site 
plan review as stated in her memo 
 
Jason Spaulding was present. He stated they looked at the parking and they are going to 
put in as much parking as they can. They are confident of the ones that they have shown 
will fit pretty easily. He stated they might be able to put one more in on the parallel side.  
 
Jones opened the public hearing. 
 
There was no public comment. 
 
Motion by VanderHoff, supported by Kape, to close the public hearing. 
 

- Motion Carried (8-0) – 
 
The commissioners thought it was an exciting use for the property and ok with the 
request.  
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Benoit questioned where staff came up with the minimum 10% threshold for the retail 
facet of the project. Golder stated we picked 10% because it is the opposite of industrial 
and between staff there was discussion about what would be reasonable. Benoit 
questioned if someone came in with 9% would the recommendation be no. Schweitzer 
stated the 10% threshold could go to the Zoning Board of Appeals to question the 
interpretation. Discussion ensued. 
 
Fox questioned if the applicant plans to make any exterior improvements and is 
everything done in the inside of the facility. Spaulding stated they will do both. They 
haven’t quite gotten into what that looks like. Fox questioned if there will be any outdoor 
seating. Spaulding stated everything will be inside. Spaulding stated there was a concept 
of taking the 29th Street corner turning it in using some outdoor space but within the 
footprint of the building for some covered outdoor space. He stated they have to see if 
that works but other than that everything will be inside. 
 
Motion by Holtrop, supported by Benoit, to grant conditional approval of the 
Commercial Enterprise Producing Merchandise on the Premises for Double Barrel 
Partners as described in Case No. 16-18. Approval is conditioned on conditions 1-5 
and basis points 1-8 as described in Golder’s memo dated April 18, 2018. 
 

- Motion Carried (8-0) – 
 

Motion by Holtrop, supported by Fox, to grant conditional approval of the site plan 
dated April 19, 2018 for Double Barrel Partners as described in Case No. 16-18. 
Approval is conditioned on conditions 1-5 and basis points 1-6 as described in 
Golder’s memo dated April 18, 2018. 

- Motion Carried (8-0) – 
 
I. Work Session 
 

Case#17-18 – 1 Dream Apartments -   Final Site Plan Review of a 12 unit Apartment 
Building Located at 692-44th Street 
 
Pung introduced the request. He stated the applicant wishes to construct a new apartment 
building.  The building would consist of twelve (12) 2-bedroom townhouse apartments.  
East unit would have two floors above grade and a basement; finished living area on the 
first and second floors would total approximately 812 square feet (minimum required by 
ordinance is 780 square feet). 
 
Pung stated this is a permitted use in the R4 district therefore it is only a site plan review. 
 

Pung stated the existing apartment building was constructed in 1969.  The site has frontage on 
both 44th Street and Potter Avenue.  There are existing trees along the Potter Avenue frontage 
and along the east side of the property.  Site clearing and tree removal has started and trees that 
will be retained will need to be identified on the site plan or a separate landscape plan. 
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Pung stated there are two (2) drives onto 44th Street; both drives are right-in/right-out.  
There is currently no access onto Potter Avenue and no access is proposed on the current 
site plan. 

 
Pung stated prior to the reconstruction of 44th Street  a boulevard in 2005/06, the site had 
a single full service drive onto 44th Street. With the reconstruction of 44th Street, a truck 
turnaround was located where the original drive access to the site had been located and 
the single drive was replaced with two new access drives (one on either side of the truck 
turnaround). 

 
Pung stated in order to improve access to the site and improve onsite circulation, an 
access drive onto Potter Avenue should be considered. 

 
Pung stated the Zoning Ordinance requires a minimum of two (2) parking space per 
dwelling unit.  Based on thirty-six (36) dwelling units, a minimum of seventy-two (72) 
parking spaces are required; the site plan depicts seventy-six (76) parking spaces. 

The existing parking located in the front yard is non-conforming with respect to setback 
and drive aisle width.  Parking extends up to the public right-of-way and the drive aisle is 
as narrow as 8.7 feet resulting in vehicles driving over the public sidewalk in order to 
utilize several of the parking spaces; Section 6.03.D.2.c of the Zoning Ordinance requires 
that the front yard setback (35 feet) be maintained as a green area (the Zoning 
Administrator may allow parking lots to extend into the front setback area, provided the 
average of the front setback area is at least 30 feet from any public right-of-way and 
comes no closer than 10 feet to a public right-of-way) and Section 17.04.E requires a 24-
foot wide drive aisle. 

 
Pung stated prior to the reconstruction of 44th Street and the acquisition of additional 
right-of-way, the parking was in compliance with the setback and drive aisle 
requirements of the Zoning Ordinance. 

 
Pung stated an option to reduce the need for vehicles to drive over the public sidewalk 
would be to remove several of the parking spaces closest to the sidewalk and add parking 
at the south end of the parking lot to the west of the existing building. 

 
Pung stated after meeting with the applicant there was discussion of possibly relocating 
the parking which is currently closet to the sidewalk in the public ROW or possibly 
putting a drive out to Potter Avenue that would make it less likely that people would 
drive over the sidewalk. It would also give more space if a fire truck had to get through. 
Pung stated there are several options that we have to address the issues. 

 
Pung stated there are currently two (2) unenclosed dumpsters on the property.  One 
dumpster enclosure is proposed on the site plan.  All dumpsters on the property shall be 
enclosed as required under Section 19.03.F of the Zoning Ordinance.  At least one 
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additional dumpster enclosure is required in order to provide all units adequate access to 
a dumpster. 

 
Pung stated existing vegetation which will be retained needs to be identified on the site plan or a 
separate landscape plan.  The development will have to meet the buffer zone requirements of 
Section 19.03.C of the Zoning Ordinance. 
 
Pung stated we are also looking to add a sidewalk connection between the two buildings. 
Sidewalk is proposed in front of the new building but it does not connect with the sidewalk in 
front of the existing apartment building.  A connection needs to be made between the sidewalks 
located in front of each building 
 
Pung stated the applicant needs to provide firelane access on another side of the building. They 
will be looking at ways to meet that requirement. 
 
John DenHardick was present. He stated he has owned the apartment building for about 6 ½ 
years. He stated they realized how much land they had and how townhouses are very desirable 
for renters. He stated on Potter Street, staff recommended to have a drive off Potter into the 
property to gain 2 parking spots. He stated he doesn’t agree with that because it would destroy 
the privacy associated with woods next to Potter. He also stated if they put a drive there, they 
will have a situation where people will be cutting through the property. He stated they can extend 
the parking without a drive connection to Potter. 
 
VanderHoff stated if we get all the concerns answered particularly on the parking it sounds like a 
good use of the property. Holtrop also questioned the parking. He stated he is okay with it 
because it has been functioning but if it can be spruced up and add some landscaping and not 
impact the rest of the facility for parking spaces he is okay. He doesn’t think access to Potter 
would be needed.  
 
Fox questioned the size of the townhouses. DenHardick stated these will be bigger than the 
current apartments. These will have 3 floors with an escape window in the ground floor therefore 
it will be useable space for a third bedroom. 
 
Benoit stated he is concerned because all this work was done on 44th Street and the property 
owner was not treated fairly. It seems there should have been some variances granted so they are 
not non-conforming. Pung stated it is legal non-conforming. Schweitzer pointed out if there was 
any devaluing of the property he is sure they were reimbursed to cover the cost. Benoit stated he 
has issues with more renters in Kentwood but the property is zoned this way and this a permitted 
use.  
 
Pemberton questioned if there will there be any other thoughts of further additions. Pung stated 
with this addition it brings it to 11 units per acre and you are only allowed 12. Pemberton stated 
if we resolve the parking issue and dress up the front he will be good with the request. 
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Kape questioned the cost of rent. DenHardick stated whatever the market is at that time but he 
would think between $1,000-1200 per month. 
 
Jones stated she has concerns about adding more rentals to Kentwood. She is not in support. 
 
J. New Business 
 

Motion by Holtrop, supported by Benoit, to set a public hearing date of May 22, 
2018, for: Case#18-18 Bethany Christian Services – Rezoning of 0.586 Acres of Land 
from C-2 Commercial to R-2 Two Family Residential Located at 930 52nd Street; 
Case#19-18 – Clark at Keller Lake – Independent Living- Final Site Plan Review for 
the conversion of the maintenance building located at 2451 Forest Hill Ave 
 

- Motion Carried (8-0) – 
 
K. Other Business 
 

1. Commissioners’ Comments 
 

Tour of Venue 3Two will be May 3, 2018 5-6:30pm at 3223 32nd Street. 
 
Holtrop stated he noticed at DIS Transportation outside parking of a trailer and three box 
trucks. Pung stated the vehicles for repair can’t be stored, but the vehicles that are 
associated with their trucking operation can be parked in the open air. 

 
 Pemberton stated Super Green Markets donation boxes are still sitting there.  
 

2. Staff’s Comments 
 
Schweitzer stated the City Commission approved taking part in the study of the 4 corners 
area group with Cascade, Caledonia and Gaines. 

 
L. Adjournment  
 

Motion by Commissioner VanderHoff, supported by Commissioner Fox,                             
to adjourn the meeting. 

- Motion Carried (8-0) – 
 
Meeting adjourned at 8:30p.m. 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

MAY 8, 2018, 7:30 P.M. 
COMMISSION CHAMBERS  

 
 
A. Chair Jones called the meeting to order at 7:30 p.m. 
 
B. The Pledge of Allegiance was led by Commissioner Benoit. 
 
C. Roll Call: 

Members Present: Bill Benoit, Garrett Fox (arrived late), Dan Holtrop, Sandra Jones, 
Monica Sparks and Frank Vander Hoff 
Members Absent: Ed Kape, Mike Pemberton (with notification) 
Others Present:  Community Development Director Terry Schweitzer, Senior Planner Joe 
Pung, Planning Assistant Monique Collier and the applicants  
 
Motion by Holtrop, supported by VanderHoff, to excuse Garrett Fox, Ed Kape and 
Mike Pemberton from the meeting. 

- Motion Carried (5-0) 
- Fox, Kape and Pemberton absent - 

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Holtrop, supported by Commissioner VanderHoff, to 
approve the Minutes of April 24, 2018 and the Findings of Fact for: Case#16-18 - 
Double Barrel Partners – Commercial Enterprise Producing Merchandise on the 
premise Special Land Use Located at 2885 Lake Eastbrook Blvd. 
 

- Motion Carried (5-0) – 
- Fox, Kape and Pemberton absent - 

E. Approval of the Agenda 
 

Motion by Commissioner Holtrop, supported by Commissioner VanderHoff, to 
approve the agenda for the May 8, 2018 meeting.  
 

- Motion Carried (5-0) – 
- Fox, Kape and Pemberton absent - 

 
F. Acknowledge visitors wishing to speak to non-agenda items. 
 

There was no public comment. 
 
G. Old Business 

 
There was no Old Business 
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H. Public Hearing 
 

Case#7-18 - 5400 & 5432 Division Avenue Rezoning – Conditional Rezoning of 
approximately 1.2 acres of land (5400 S. Division) and 56,500 square feet of land (5432 
S. Division) from Corridor General to Corridor Edge – Located at 5400 & 5432 South 
Division Ave SE (Tabled Public Hearing Until May 8, 2018) 
 
Schweitzer stated the request is to rezone the properties from the Form Based Code 
Corridor General Context Zone to the Form Based Code Corridor Edge Context Zone. He 
stated a New Beginnings Restaurant is currently operating at 5400 Division (“5400”); and 
5432 Division is currently a parking lot with an illegal freestanding sign. Schweitzer 
stated under the Corridor General zoning any new building constructed on 5432 would be 
required to be set back 20'-0" from the property line, cutting off the cross access 
easement from use by 5400. He stated if the property is rezoned to Corridor Edge the 
cross access easement could be maintained (although reduced to 50’ in width). 
 
Schweitzer stated under the current Form Based Code Corridor General Context Zone, 
any new building is required to be placed at the lot line in the front yard. However, both 
parcels also have a 20' utility easement running along the Division Avenue right of way, 
requiring any building to be set back 20' from the right of way. He stated an 80' cross 
access easement exists along 5432 Division Avenue, allowing the 5400 Division Avenue 
parcel access to the curb cut onto Division Avenue. The applicant cannot place a building 
within the cross access easement without getting the adjacent property owner's 
permission. The developer of 5432 also does not want to eliminate cross access along the 
front of his parcel near Division Avenue. 
 
Schweitzer stated in 1980 the easement was created and it involved 5 properties. The 
access easement was to allow for each one of the 5 properties to get out to the driveway 
on to Division Avenue. At that time in 1980 the minimum building setback was 35 feet, 
the New Beginnings was setback further than 81 feet. He stated a lot of changes have 
taken place but what has remained is the easement and it has become an issue as far as 
their ability to abide by in terms of placing a building on that property. They want to go 
to Corridor Edge to allow for the building to get a closer and they would pledge to amend 
the easement. Schweitzer stated but as it turns out, it may be a case where there may be a 
couple other property interests that are also going to have to be agreeable to that change 
as well. He stated in the long term when redevelopment takes place they are going to 
need some cross access easement relief to make it possible to place a building in 
conformance with our zoning code and in order to do that it will require some 
amendment to the easement.  
 
Schweitzer stated Mike Houseman is the representative has been trying to locate the other 
interested parties in order to amend the easement and move forward with the rezoning. 
He has made progress the only questionable part is whether or not O’Reilley’s has a need 
to participate in amending the easement. Schweitzer stated from a staff prospective we 
support the conditional rezoning. He stated as this moves from the planning commission 
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and goes to the City Commission for formal legislative action we will get it pinned down 
as far as whether or not O’reillys needs to be a party to this. He stated if they do then it 
will be contingent upon them also consenting. If not it will appear that they have lined up 
enough support from the other properties in that group to move forward on the 
application.  
 
Mike Houseman was present. He stated it took him awhile to track down the parties. He 
stated they support the Form Based Code. He stated when it was zoned to Corridor 
General it required all the buildings be within and have a 20 foot setback and block the 
easement. He stated it made it very difficult to develop by going back to corridor general. 
He stated they would still able to develop the property and everybody can enjoy the 
property and be within the Form Based Code Corridor Edge. He stated as far as 
Oreilley’s that parcel was sold to whoever owns the building by Family D Trust. He 
stated they are being told that they were given cross access easement but the control of 
the easement is still with Family D. However, they can alter the easement but they can’t 
take it away without permission from O’reilly’s.  
 
VanderHoff questioned what he plans on doing with the corner once he gets the rezoning. 
Houseman stated New Beginnings wants to rezone to Corridor General but he is going to 
maintain the way he is.  He stated they have been trying to finds ways to develop a quick 
serve restaurant. He stated they really want to be there because of the Silverline and the 
bus depot and they want the walkable community.  Housemen stated he met with New 
Beginnings and they have gone over the plans and he is very supportive. He thinks it is 
good for his business to be bought to Corridor Edge. 
 
Jones opened the public hearing.  
 
Motion by VanderHoff, supported by Fox, to close the public hearing. 
 

- Motion Carried (6-0) – 
- Pemberton and Kape absent –  

 
VanderHoff stated he is in favor he sees no reason not to rezone he thinks it will be an 
improvement. He stated to get one of the buildings up that meets the Form Based Code it 
will be a nice addition to the area. 
 
Fox questioned if the rezoning were not granted would the easement need to move to the 
rear of New Beginnings. Houseman stated at this point without everybody participating 
the easement can’t move. They have to maintain that access to everybody that has use of 
it. He stated what it would do is not allow this project to go forward or any project that is 
required under the Form Based Corridor Edge.  
 
Motion by Benoit, supported by Holtrop, to recommend to the City Commission 
approval of the request to conditionally rezone 2.73 acres of property at 5400 and 
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5432 Division Avenue from Corridor General Form Based Code to Corridor Edge 
Form Based Code as described in Case # 7-18.   
 

- Motion Carried (6-0) – 
- Pemberton and Kape absent -  

 
Case#17-18 – 1 Dream Apartments -   Final Site Plan Review of a 12 unit Apartment 
Building Located at 692-44th Street 
 
Pung stated the applicant wishes to construct a new apartment building.  The building 
would consist of twelve (12) 2-bedroom townhouse apartments.  East unit would have 
two floors above grade and a basement; finished living area on the first and second floors 
would total approximately 812 square feet (minimum required by ordinance is 780 square 
feet). 
 
Pung stated the existing apartment building was constructed in 1969.  The site has 
frontage on both 44th Street and Potter Avenue.  There are existing trees along the Potter 
Avenue frontage and along the east side of the property.   
 
Pung stated prior to the reconstruction of 44th Street to a boulevard in 2005/06, the site 
had a single full service drive onto 44th Street. With the reconstruction of 44th Street, a 
truck turnaround was located where the original drive access to the site had been located 
and the single drive was replaced with two new access drives (one on either side of the 
truck turnaround). 
  
 Pung stated with respect to the issue at the work session regarding the dumpsters, they 
have now added two dumpster enclosures. Originally there was only one they have added 
another one to service the existing building and made sure that was enclosed. 
 
Another issue was parking. The current site plan shows the six spaces removed but a 
letter was received from the applicant’s representative and they wish to retain those six 
parking spaces. 
 
Pung stated they added a side walk connection between the two buildings without going 
out into the parking or drive aisles.  
 
Pung stated when they come in for the building permit we will be requiring a final 
landscaping plan and also making sure it meets the ordinance requirement regarding the 
screening and buffering. 
 
Pung stated he is recommending conditional approval as stated in his memo. 
 
John Denhartigh, the owner was present. He stated the traffic situation was from about 10 
years ago. He stated it is hard for him to give up 6 parking spaces it has been functioning 
well and have had no problems. He stated he has spent a lot of time on the site, as far as 
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the traffic there hasn’t been any problems with people driving and backing out there. He 
stated he can’t agree what is in the planning recommendation to eliminate the 6 parking 
spaces.  
 
Jones opened the public hearing. 
 
Max Scholz, 8464 Belkwood Byron Center MI. He stated he wrote a letter regarding the 
parking issue. He stated the issue is backing over a sidewalk and everybody who has a 
garage and a driveway backs over a sidewalk to get out.  
 
Motion by VanderHoff, supported by Benoit to close the public hearing. 
 

- Motion Carried (6-0) – 
- Pemberton and Kape absent –  

 
Sparks stated she has been to the site and looked at the parking spots and she agrees there 
isn’t any problem with the people back in and backing out. She doesn’t think we should 
make him give up his parking spots. 
 
Benoit stated he agrees 100% we do not need him to give up his parking spots. If this 
were a new building and being designed he would say no, but this was caused by the 
widening of the road by the road commission and that is what caused the problem. He 
stated to have people walk further away from their doors to get into their apartments 
doesn’t make any sense. Benoit stated he is not keen on more apartments in Kentwood 
but this is zoned for it and the property owner purchased the property with that 
understanding, therefore he has no problem with the request. 
 
Holtrop concurred and questioned if they would need to modify the site plan. Pung stated 
when they approve the request indicate they can add a provision to retain the 6 parking 
spaces that were removed.   
 
Fox questioned the number of vehicles the carport will be set up for. DenHardick stated it 
is set up for 14 vehicles.  
 
VanderHoff concurred and with the retention of the 6 parking spots. 
 
Jones stated since this is zoned for apartments she will have to recommend to approve, 
but she doesn’t like the idea for additional apartments.   
 
Motion by Holtrop, supported by Fox, to recommend conditional approval of the 
site plan dated May 2, 2018 as described in Case 17-18. Modify to include the 
retention of the existing 6 parking spaces.  Approval is conditioned on conditions 1-4 
and basis points 1-4 as described in Pung’s memo dated May 2018. 
 

- Motion Carried (6-0) – 
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- Kape and Pemberton absent -  
I. Work Session 

Case#18-18 Bethany Christian Services – Rezoning of 0.586 Acres of Land from C-2 
Commercial to R-2 Two Family Residential Located at 930 52nd Street  
 
Schweitzer stated the request is to rezone .586 acres of land at 930 52nd Street from C-2 
to R-2 Two Family Residential (Conditional Rezoning). Bethany has an interest in this 
area. They plan to locate their offices in the office area to the south and east       which is 
a permitted use. However the property in question along the 52nd Street frontage is 
currently zoned C-2. What Bethany would like to do is to develop Child Caring 
Institution on this property and that is not a use provision allowed under the C-2 
Community Commercial. It is an allowable use under R2 single and two family. They 
would like to rezone to the R2 but a conditional zoning so that it would restrict it to a 
Child Caring Institution Use or Group Foster Care Group Facility. 
 
Schweitzer stated they have provided information on how they would locate a building 
on the vacant property. They wish to secure their zoning on the property then come back 
at a later date to seek for the special land use review for the use itself.  
 
Schweitzer stated at the meeting there was discussion how to provide fire lane coverage 
There has been good communication between the fire department and the applicant.  
 
Schweitzer stated from a planning perspective Master Plan calls for mixed use. He stated 
in that respect an allowance for a residential use in that area was contemplated.  
 
Dana Henderson, 1050 36th Street SE Suite 400, was present. She stated Bethany has 
been in the community serving children for over 40 years. She stated their mission is to 
meet the needs of the community and children however they come to them. She stated 
they have a need to build this facility. She stated it will be a transitional assessment 
center serving 18 boys between the ages of 14-18. She stated what is unique about the 
program is that it is very short term. She stated the children are only in care for about 3-8 
weeks. She stated their job is to locate their parents and assess them and provide services 
to the family and get them back home as quickly as possible. She stated the children do 
not enter into the public schools and they do not go offsite unaccompanied. She stated it 
is not a locked facility but they are supervised every moment they are in their care. 
 
VanderHoff stated he thinks this is a good program and thinks that they do great work in 
the community and he is in favor of the request. 
 
Fox questioned where the boys are from that are in this program. Henderson stated they 
typically are not local they come to them from anywhere in the country. They have a 
contract with the Office of Refugee Resettlement. Fox questioned the amount of staff. 
Henderson stated depending on how many kids are in care the ratio is from 1-6 therefore 
they have anywhere from 10-15 staff. 
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Holtrop questioned with the conditional rezoning if Bethany no longer occupies the 
property what else can be done. Schweitzer stated the way Bethany has presented their 
request it is basically for a child care institute or foster care. Schweitzer stated under 
conditional rezoning the City decides whether to approve or deny. If it is approved there 
is a development agreement entered into between the applicant and the City consistent 
with the terms of the conditional rezoning. Should the property change hands in the 
future and somebody wants to do something other than the two uses they could come 
back to the City and ask to amend the agreement. Discussion ensued. Benoit stated he 
had the same concerns. 
 
Sparks stated she doesn’t like the way Bethany has worded and presented the 
information. She feels like we have been misguided. She stated although Bethany has 
done a good job in the community she feels they aren’t being transparent. Henderson 
stated they typically work with children who find themselves on U.S. soil without a 
parent or guardian. She stated they are then taken into care by the federal government and 
then sent to Bethany. She stated their job is to find out where they belong. She stated they 
have been operating this program for about 5 years. She stated 97% of the students they 
have served get reunified with parents around the country, 3% get referred to Bethany’s 
long term programs. Discussion ensued. Sparks questioned the amount of food they get 
delivered. Henderson stated she believes they deliver all the meals but she could check to 
see how many are delivered and how many are served onsite. Sparks stated she would 
like to see her put sponsors in the narrative as opposed to solely reunification with family. 
 
Jones stated that was her main concern, reunification.  
 
Holtrop suggested she bring in actual statistics of their existing programs to the public 
hearing. 
 
Case#19-18 – Clark at Keller Lake – Independent Living- Final Site Plan Review for the 
conversion of the maintenance building located at 2451 Forest Hill Ave 
 
Schweitzer stated the current maintenance building for the Clark at Keller Lake campus 
is located on the north side of Somerset Pointe Drive just south of the Arbor Gate 
subdivision.   Clark proposes to renovate the building into a temporary Marketing and 
Sales office.  The sales office will then move into the first building in the next phase of 
development when it is completed in the summer of 2020. 
The proposed conversion of the maintenance building to a sales office and subsequently 
an art studio with a small gathering space are permitted accessory uses. 
The current access to the maintenance building consists of paved driveway off a paved 
emergency access interconnection with the Glen Oaks Apartments to the northwest and a 
short driveway directly onto Somerset Pointe Drive.  Paved parking to accommodate up 
to 6 vehicles will be added on the west side of the building. 
To accommodate the change in use the applicant will bring public water, sanitary sewer 
and natural gas into the building.  These utility connections should involve minimal 
disturbance to the existing vegetation. 
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The existing building is equipped with a wall pack light on the south elevation and 
another light fixture on the west elevation.  The applicant has provided no indication of 
plans to alter the current site lighting proximate to the building. 
The applicant will be providing proposed elevations for the building exterior. 

 
Brian Pangle was present. He stated to sell the independent living apartments and 
accommodations to residents going forward they need to have an expanded sales office to 
allow them to display what the apartments would look like. He stated they want to use the 
existing facility and make it look a lot nicer then what the neighbors are looking at today. 
They intend to use it for sales for the next 15-18 months. When they are finished with the use 
as a sales office they would convert it to a resident use facility for art and woodworking. He 
stated residents and older adults would really like to have something like this on the campus.  
 
VanderHoff, and Fox stated it looks like a nice enhancement of the property. 
 
Holtrop stated visually it is an improvement. He questioned the hours on woodworking and 
art once that gets started. Pangle started with older adults it wouldn’t be too late. Holtrop 
stated it would be a very nice gathering place and could extend some noise to the neighbors. 
Pangle stated they will let neighbors hold family gatherings. He stated as far as hours, things 
settle down around 7pm in the winter and a little longer in the summer. 
 
Benoit stated there isn’t a lot of parking to have too big of parties but it is good for the 
neighbors to know. 
 
Sparks started she likes the way it looks 
 
Jones stated she is sensitive to language that is age biased.   She stated she is ok with the 
project. 

 
J. New Business 
 

Motion by Holtrop, supported by Benoit, to set a public hearing date of June 12, 
2018 for:  Case#20-18 – Good Stuff Fireworks Tent Sale – Special Land Use and Site 
Plan Review for an Open Air Business located at 3170 28th Street SE Case#21-18 – 
The Fields of Breton - Preliminary Plat Located at 5955 Wing Ave  
 

- Motion Carried (6-0) – 
- Kape and Pemberton absent - 

K. Other Business 
 

1. Commissioners’ Comments 
2. Staff’s Comments 
 Staff offered no additional comments. 

 
L. Adjournment  
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Motion by Commissioner VanderHoff, supported by Commissioner Fox,                           
to adjourn the meeting. 
 

- Motion Carried (6-0) – 
- Kape and Pemberton absent - 

 
Meeting adjourned at 9:05p.m, 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

MAY 22, 2018, 7:30 P.M. 
COMMISSION CHAMBERS  

 
 
A. Vice-Chair Holtrop called the meeting to order at 7:30 p.m. 
 
B. The Pledge of Allegiance was led by Commissioner Pemberton. 
 
C. Roll Call: 

Members Present: Bill Benoit, Garrett Fox, Dan Holtrop, Ed Kape, Mike Pemberton, 
Monica Sparks, Frank Vander Hoff 
Members Absent: Sandra Jones (with notification) 
Others Present: Community Development Director Terry Schweitzer, Economic 
Development Planner Lisa Golder, Senior Planner Joe Pung, Planning Assistant Monique 
Collier, the applicants and about 3 residents. 
 
Motion by Fox, supported by VanderHoff, to excuse Jones from the meeting. 
 

- Motion Carried (7-0) – 
- Jones absent -  

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Benoit, supported by Commissioner Fox, to approve the 
Minutes of May 8, 2018 and the Findings of Fact for:  Case#7-18 - 5400 & 5432 
Division Avenue Rezoning – Conditional Rezoning of approximately 1.2 acres of 
land (5400 S. Division) and 56,500 square feet of land (5432 S. Division) from 
Corridor General to Corridor Edge – Located at 5400 & 5432 South Division Ave 
SE; Case#17-18 – 1 Dream Apartments -   Final Site Plan Review of a 12 unit 
Apartment Building Located at 692-44th Street 
 

- Motion Carried (7-0) – 
-  Jones absent -  

E. Approval of the Agenda 
 

Motion by Commissioner Kape, supported by Commissioner Fox, to approve the 
agenda for the May 22, 2018 meeting.  
 

- Motion Carried (7-0) – 
- Jones absent - 

 
F. Acknowledge visitors wishing to speak to non-agenda items. 
 

There was no public comment. 
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G. Old Business 
 

There was no Old Business 
 
H. Public Hearing 
 

Case#18-18 Bethany Christian Services – Rezoning of 0.586 Acres of Land from C-2 
Commercial to R-2 Two Family Residential Located at 930 52nd Street   
  
Schweitzer stated the property is currently zoned C2. He stated Bethany Christian 
approached the City to ask for a conditional rezoning of the property. They are asking to 
rezone to R2 Single and Two family Residential but to restrict the allowable uses to those 
that involve child care organizations as defined in the zoning ordinance. He stated the 
types of uses that would be allowable would include a foster family home, foster family 
group home, family child daycare home, group child daycare home or child caring 
institution. Schweitzer stated at the work session the planning commission requested that 
the narrative describing what they wished to do on the property be amended. The 
commissioners wanted the narrative to reflect that the people who will be receiving 
service are boys between the ages of 14-18 and that it would be a placement service that 
is contracted by the federal government to Bethany. Schweitzer stated the boys would 
enter in the United States and Bethany’s effort would be to reunite them with their family 
or with a sponsor.  
 
Schweitzer stated Bethany has also purchased the property immediately to the east 
consisting of 3 buildings (Rothwood Acres Office Park). Their plans are to utilize those 
buildings and make it part of their corporate campus. The will also purchase more 
property immediately east of Planet Fitness that is open space.  
 
Schweitzer stated the commissioners asked for Bethany to amend their narrative and also 
to provide statistics. Schweitzer stated the services that they are looking at, they are 
currently providing at the Pine Rest Campus. Bethany has provided statistics that will 
give the commissioners an idea as far as what type of service they provide and the 
number of clients that they assist. He stated in addition staff received feedback from 
police and fire. Schweitzer stated Bethany has another facility in Kentwood that works 
with young females. In the past 3 years they have had 3 calls for service from the police 
and 8 calls for service from the fire department at that location. 
 
Donna Abbot, Branch Director, Lolitha Spillers, VP of Marketing, Scott DeVries, Senior 
President of Finance and Dan Boyd the Architect were present. 
 
Holtrop opened the public hearing. 
 
There was no public comment. 
 
Motion by VanderHoff, supported by Kape, to close the public hearing. 
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- Motion Carried (7-0) – 
- Jones absent – 

 
The commissioners were ok with the rezoning. 
 
Motion by Benoit, supported by VanderHoff, to recommend to the City Commission 
approval of the request to conditionally rezone .586 acres of property at 930-52nd 
Street from C-2 (Community Commercial) to R-2 (Two Family Residential) as 
described in Case # 8-18.  Approval is conditioned upon solely having the ability to 
seek any approved Child Caring Organization defined and allowed as a permitted 
or Special Land Use in the R-2 Zone and basis points 1-3 as described in 
Schweitzer’s memo dated May 18, 2018. 
 

- Motion Carried (7-0 )- 
- Jones absent -  

 
Case#19-18 – Clark at Keller Lake – Independent Living- Final Site Plan Review for the 
conversion of the maintenance building located at 2451 Forest Hill Ave 
 
Schweitzer stated the request is to convert an existing maintenance building initially to a 
sales office and then eventually a gathering place for the residents.  
 
Schweitzer stated Clark wants to be able to convert the building into a sales office as they 
would market the next phase of development on this property. He stated they do have a 
condominium development along the southwest portion of Keller Lake. They have a sales 
office that was associated with those condos. As they were selling they wanted to be 
more proximate to where the development site is going to be and they have described and 
will provide information that they are going to remodel the exterior and interior of the 
maintenance building. Schweitzer stated once they get far enough along on the 
construction of the residential project, they will move their sales office into the new 
building on the property. He stated at that point they indicated they would convert the 
building to a gathering place for the residents of the community. He stated they 
mentioned maybe using it as an arts studio or an area for carpentry for those that reside 
within the community. 
 
Schweitzer stated from a zoning standpoint the maintenance building is an accessory use. 
The main use of the property is a residential community. He stated this building was 
previously used to house maintenance equipment. They had on site people handling the 
maintenance of the property. Over time a lot of the work they contracted out so the 
building has been used for storage in recent years. The idea of converting it into a sales 
office is viewed as an accessory use and eventually to have it as a gathering place for the 
residents which is also an accessory use. He stated the use is permissible. The planning 
commission has to take a look at the site plan review. 
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Schweitzer stated current access to the maintenance building consists of a paved 
driveway off a paved emergency access interconnection with Glen Oaks Apartments. The 
applicant proposes to add pavement along the south side of the driveway to create 7 
parking spaces. 
 
Schweitzer stated the physical change on the property is changing the skin of the existing 
building and adding enough pavement to create the room for the parking spaces. They 
should be able to retain the existing trees along the roadway and there should be no 
disturbance in the area of the wood line.  
 
Brian Pangle was present. He stated they held a neighbor meeting. They had one 
neighbor come to the meeting. He stated their intent is to dress up the maintenance 
building and make it a nice facility for their residents from a sales standpoint. He stated 
they will also clean up the entire outside area. He stated the barn has been a storage 
facility inside and outside and the outside is currently not that appealing.   
 
Holtrop opened the public hearing. 
 
Jenny Pierce, 2387 Gatetree was present. She stated her property backs immediately to 
the barn. She stated it has been used for storage. Her concern is that there is a lot of 
dumped stuff that she has had to look at for years. She stated as she walks the property 
her concern is this property might not be maintained. She stated she also has concerns of 
the color of the maintenance building. She stated she also doesn’t have the advantage of a 
nice tree buffer.  
 
Motion by VanderHoff, supported by Benoit to close the public hearing. 
 

- Motion Carried (7-0) – 
- Jones absent – 

 
VanderHoff stated he doesn’t have a problem with the project but suggested under 
conditions we address the concerns of cleaning up the site. 
 
Fox questioned if they will be planting any trees. Pangle stated they are not going to 
touch the existing trees and will not be doing any additional planting. Pangel stated the 
whole area is very natural and they will leave it that way. Fox questioned if they will do 
anything for Jenny Pierce’s visibility. Pangle stated she will have the same visibility she 
has always had. They will paint the outside but they haven’t selected the final colors yet. 
 
Pemberton stated he isn’t concerned about their ability to clean up the site, but as far as 
colors pay some attention to blending. He thinks it is a great use of a building.  
 
Benoit suggested some trees and cleaning up.  
 
Sparks stated it looks great. She likes the use. 
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Holtrop stated he is fine with the request. 
 
Motion by Pemberton, supported by Benoit, to grant Conditional approval of the 
Clark At Keller Lake Site Plan dated 5-17-18 for the Conversion of the Maintenance 
Building at 2451 Forest Hill Avenue, SE as described in Case #19-18. Approval is 
conditioned upon conditions 1-3 and basis point 1-5 as described in Schweitzer’s 
memo date May 17, 2018. 
 

- Motion Carried (7-0) – 
- Jones absent - 

I. Work Session 
 

Case#20-18 – Good Stuff Fireworks Tent Sale – Special Land Use and Site Plan Review 
for an Open Air Business located at 3170 28th Street SE  
 
Schweitzer stated the request is an open air business.  
 
Schweitzer stated staff feels that the request meets the parking requirements. He stated 
we received a copy of the lease from the property owner, they own the corner. He stated 
the existing driveway is available for access to the tent site. He stated the driveway along 
the east side of the old MC Sports goes out on to 29th Street. He stated there is another 
access in that direction. 
 
Schweitzer stated there was discussion with the applicant regarding sign display during 
the sale.  
 
Jason Lembreke was present representing the request. He stated the blue rectangle on the 
map is their storage container and that is normal shipping container 20 foot with four disk 
locks on the outside to secure at night. He stated they have been in business for 6 years 
and they make their tents look really nice. 
 
Sparks, Kape, Benoit, Pemberton VanderHoff and Holtrop were ok with the request. 
 
Fox questioned how many employees. Lembreke stated they don’t do employees they do 
1099’s. He runs the locations with his cousin. He stated his cousin will be running the 
28th Street tent which will be solo up until they get to the 29th of June, then they will 
bring on some extra people but even then only 2 or 3 employees.   
 
Case#21-18 – The Fields of Breton - Preliminary Plat located at 5955 Wing Ave  
 
Commission VanderHoff excused himself from the request. 
 
Pung stated the request is for preliminary plat and final site plan review for a 36 lot 
residential subdivision on approximately 14 ½ acres of vacant land. He stated this is 
about 21 ½ acre parcel which was just rezoned from R1-B to R1-C Single family 
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Residential. He stated the existing house has been parceled off from the area that is going 
to be developed as the subdivision.  
 
Pung stated the development will be accessed off of Breton Avenue extended which is 
being developed as part of the newest phase of the Bretonfield development.  
 
Pung stated the development is consistent to the Master Plan recommendation for 
low/medium density residential for the area. It is consistent with the City’s 70/30 policy.  
 
Pung stated there is a future phase for Bretonfield to the north. He stated they are not 
looking at doing a road connection. He stated one option to look at is possibly having a 
pedestrian connection to connect the two developments.  
 
Pung stated there were some engineering issues raised as far as looping of water and 
sanitary sewer detail, but other than that there were no issues with the development. 
 
Chris VanderHoff was present. He stated they wanted to develop a private setting, larger 
lots and upper scale homes. 
 
Sparks had no concerns with the request. 
 
Kape questioned the trail connecting the developments. Pung stated we indicated to the 
applicant this would be something to discuss at the work session. Chris VanderHoff 
stated they would have to come between two lots with a sidewalk and from a developers 
standpoint and the eyes of a homeowner, when you put a sidewalk between two lots you 
lose the intimacy and the privacy. Discussion ensued regarding future homeowners not 
wanting sidewalks. Kape stated he has heard some people say by putting in a path they 
will lose all privacy and it has its disadvantages. 
 
Benoit stated the connector might be nice but this is not a PUD so we can’t require i. He 
stated he is good without it.  
 
Pemberton stated he is fine without that access. He stated if he were one of the lots he 
wouldn’t want the sidewalks by him. 
 
Fox stated he appreciates the larger lots.  
 
Holtrop stated he likes the sidewalks but this isn’t a PUD and in this case he understands 
the reason not to have them. 
 
Schweitzer stated it is within the commissioners purview to look at having sidewalks to 
allow for the pedestrian inner connection between the subdivisions. He stated it is 
something that can be a condition even if it is not a PUD. 
 

J. New Business 



Proposed Minutes 
Planning Commission 
May 22, 2018 
Page 7 
 

Motion by Benoit, supported by Pemberton to set public hearing date of June 26, 
2018, for:  Case#22-18 – Cobblestone at the Ravines – Final PUD Phase Site Plan 
Review Central Village Phase 3 South Village Phase 2 Located at 4333 Shaffer 
 

- Motion Carried (7-0) – 
- Jones absent - 

K. Other Business 
 

1. Review/Discussion of Master Plan Update Documents 
 

Golder stated we will keep this on the agenda for the next meeting and if the 
commissioners have questions they can email them to staff. 

 
2. Commissioners’ Comments 
 
Fox stated he lives in a neighborhood and he likes the sidewalks but to him Fields of 
Breton isn’t designed to be a walking community. 
 
Benoit suggested if sidewalks are what we want we should be looking at out ordinances 
and make some requirements so that it is in the zoning ordinance. People will then know 
what we are looking for and we can help them design their developments from the 
beginning. Golder stated the Master Plan generally seeks such connections. 
 
Pemberton stated the trail is right by Fields of Breton if someone wanted to walk or ride 
their bike they can go right to the trail.  

 
3. Staff’s Comments 
 
Staff offered no additional comments. 

 
L. Adjournment  
 

Motion by Commissioner  VanderHoff, supported by Commissioner Pemberton,                             
to adjourn the meeting. 
 

- Motion Carried (7-0) – 
- Jones absent - 

 
Meeting adjourned at 8:40p.m. 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

JUNE 12, 2018, 7:30 P.M. 
COMMISSION CHAMBERS  

 
 
A. Chair Jones called the meeting to order at 7:30 p.m. 
 
B. The Pledge of Allegiance was led by Commissioner Pemberton. 
 
C. Roll Call: 

Members Present: Bill Benoit, Garrett Fox, Dan Holtrop, Sandra Jones, Ed Kape, 
Timothy Little, Mike Pemberton, Monica Sparks, Frank Vander Hoff 
Members Absent: None 
Others Present:  Economic Development Planner Lisa Golder, Senior Planner Joe Pung, 
Planning Assistant Monique Collier, and the applicants 

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Benoit, supported by Pemberton, to approve the minutes for May 22, 
2018 and Findings of Fact for : Case#18-18 Bethany Christian Services – Rezoning 
of 0.586 Acres of Land from C-2 Commercial to R-2 Two Family Residential 
Located at 930 52nd Street; Case#19-18 – Clark at Keller Lake – Independent 
Living- Final Site Plan Review for the conversion of the maintenance building 
located at 2451 Forest Hill Ave 
 

- Motion Carried (9-0) – 
E. Approval of the Agenda 
 

Pung stated under Other Business add Woodland Mall exterior sign request discussion for 
Shoe Department Encore. 

 
Motion by Commissioner Holtrop, supported by Commissioner Pemberton, to 
approve the agenda for the June 12, 2018 meeting.  
 

- Motion Carried (9-0) – 
 
 
 
F. Acknowledge visitors wishing to speak to non-agenda items. 
 
G. Old Business 
 
H. Public Hearing 
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Case#20-18 – Good Stuff Fireworks Tent Sale – Special Land Use and Site Plan Review 
for an Open Air Business located at 3170 28th Street SE  
 
Pung stated the applicant would like to have Firework sales for July 4. The request is 
intended to be an interim use. Pung stated there is an application that has been submitted 
for a permanent use of the property located at 3170 28th Street.   
 
Pung stated the recommendation from staff is conditional approval of the Special Land 
Use and Site Plan review as described in Schweitzer’s memo. 
 
Jones opened the public hearing. 
 
There was no public comment. 
 
Motion by Kape, supported by Benoit, to close the public hearing. 
 

- Motion Carried (9-0)  –  
 

The commissioners were ok with the request and offered no additional comments. 
 
Motion by Holtrop, supported by Pemberton, to grant conditional approval of the 
Special Land Use Open Air Fireworks Sale. Approval is conditioned on condition 1 
and basis points 1-3 as described in Schweitzer’s memo dated June 5, 2018. 
 

- Motion Carried (9-0) – 
 
Motion by Holtrop, supported by Fox, to grant conditional approval of the Site Plan 
for an Open Air Fireworks. Approval is conditioned on condition 1 and basis points 
1-3 as described in Schweitzer’s memo dated June 5, 2018. 
 

- Motion Carried (9-0) – 
 
Case#21-18 – The Fields of Breton - Preliminary Plat Located at 5955 Wing Ave  
 

 Commissioner VanderHoff recused himself from project. 
 

Pung stated the request is for preliminary plat and final site plan review for a 36 lot 
residential subdivision on approximately 14 ½ acres of vacant land. He stated this is 
about 21 ½ acre parcel which was just rezoned from R1-B to R1-C Single family 
Residential 
 
Pung stated the development will be accessed off of Breton Avenue extended which is 
being developed as part of the newest phase of the Bretonfield development.  
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Pung stated the development is consistent to the Master Plan recommendation for 
low/medium density residential for the area. It is consistent with the City’s 70/30 policy.  
 
Pung stated at the work session there was discussion as to whether or not have a 
connection to the north. Pung stated the recommendation does not have the sidewalk 
connection.  
 
Pung stated he is recommending conditional tentative approval of the preliminary plat 
and final site plan as described in his memo. 
 
Chris VanderHoff, Bosco construction was present. 
 
Jones opened the public hearing. 
 
There was no public comment. 
 
Motion by Pemberton, supported by Kape, to close the public hearing. 
 

- Motion Carried (9-0) – 
 

Fox asked when they plan to start the project. VanderHoff stated hopefully this fall. He 
stated he hopes this time next year they will be through final plat and able to sell homes. 
 
Holtrop stated after last meeting he didn’t know if he wanted to consider an amenity to 
the project that would connect to the Paul Henry Trail. VanderHoff stated he thought 
about it but there are a few reason they don’t want to have the connection; the privacy, 
the crime etc.  
 
The commissioners stated they think this is a good project. 
 
Motion by Holtrop, supported by Pemberton, to recommend to the City 
Commission conditional tentative approval of the Preliminary Plat dated April 26, 
2018 as described in Case 21-18. The Fields of Breton. Approval is conditioned on 
conditions 1-4 basis points 1-5 as described in Pung’s memo dated June 4, 2018.  
 

- Motion Carried (9-0) - 
 
Motion by Holtrop, supported by Pemberton, to grant conditional approval of the 
final site plan dated April 26, 2018 as described in Case 21-18: The Fields of Breton.  
Approval is conditioned on conditions 1-4 and basis points 1-5 as described in 
Pung’s memo dated June 4, 2018. 

- Motion Carried (9-0) - 
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Case#22-18 – Cobblestone at the Ravines – Final PUD Phase Site Plan Review Central 
Village Phase 3 South Village Phase 2 Located at 4333 Shaffer 

  
Golder stated the applicant is requesting approval of 26 detached condominium units.  
This is a change from the previous depiction of these condominiums, which were 
approved preliminarily as site condominiums. She stated as condominiums (not site 
condominiums), the ownership privileges will only extend to the inside of the home.  The 
outside of the home, and the land surrounding the units will now be considered common 
elements, with maintenance paid through the condominium association.  The master deed 
for these units will be different from the site condominium units.   

  
Golder stated six of the proposed freestanding condominium units were approved under 
Case 1-18, along with the condominium flats.  This approval for the freestanding 
condominiums will replace the earlier approval. 
 
Golder stated one of the recommendations is to extend a sidewalk across so that it 
separates the public area from the private area. She stated the private drive doesn’t meet 
our private road standards it is 12 feet wide. It should be a 16 feet wide pavement on an 
18 foot base. 

  
Golder stated now that these are not site condominiums we are looking for more of a 
landscaping plan.  

 
Robb Lamer, Excel Engineering was present. He stated Village East is under 
construction. They now want to connect 44th and Shaffer so there is more ability to travel 
between areas easier.  
 
Sparks questioned the price on the condos. David Stebbins Redstone development was 
present. He stated price point will start in the $275,000 and up range. 
 
Kape questioned the square footage of the homes. Stebbins stated he isn’t sure yet. They 
will have two unit designs, they will vary in color. Lamer stated there are two different 
types for the single family homes. They will change depending on who is interested in 
what. The duplex and the quadplex will stay the same. 
 
Pemberton stated he thinks it looks good. 
 
Benoit stated there are roads from the other developments, is there some kind of 
easement access across those for these condominium. Is there something in the 
documents stating they can use the roads and who is responsible for them. Lamer stated 
the main roads are general common element any and all of the condo associations have 
part of their fees go directly to maintaining and taking care of the roads. Holtrop 
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concurred, he wanted to make sure there were general dues and that the whole 
development is kept up 
 
Fox questioned if the homes will be ADA compliant. Stebbins stated they will strive to 
have it fully ADA unless it is specified by a purchaser. He can’t say that every unit would 
be ADA but they do try to strive for the zero clearance, no step unit for convenience. Fox 
questioned if they will be spec or custom homes. Stebbins stated they will do both. They 
usually try to have some specs available.  
 
VanderHoff stated they came before the commission before and he wants to know if any 
of the units will be rented out if they can’t sell them. Stebbin stated they are not planning 
on it. Golder stated we don’t have any restrictions on individuals renting their units. 
VanderHoff stated he is concerned with only 26 condominium units it is possible 
inadequate funds will be raised to maintain the exterior of the buildings.   
 
Sparks questioned how much is the Home Owner’s Association (HOA) fees. Stebbins 
stated the current is about $230 dollars. 
 
Jones stated her question is on the outward appearance. She questioned whether the 
exterior be different or will this be a community that you drive into and try to remember 
which one is yours. Stebbins stated they have two different units they will be building. 
He stated they will mix up the colors but as far as materials those will be the same. 
Golder stated when this was approved with Bosgraff we were very particular about the 
materials and the styles and the colors and that they be varied and Bosgraff had many 
single family home versions. She stated to some extent the desires can be applied to 
Redstone as well. She stated they can bring some elevations in to show how they can 
vary them enough to meet the approved standards from before. Discussion ensued. 
Golder stated she thinks Redstone can work on colors and designs and show them how 
the homes can be different. 
 
Fox stated he would like to see the plans of the whole house and not just the main floor. 
Lamer stated he will provide copies at the public hearing.  
 
Stebbins stated along the line of making the homes look different you have an 
opportunity with landscaping and not just the exterior colors. Lamer stated he would like 
to show a typical lot with the various types of trees as they go along. But, it would be 
difficult for him to show the whole plan with exactly what it is on every single house unit 
number 1-26 because they can switch up the types of houses. He wants to show the 
typical two options of houses. Discussion ensued. Golder stated with the landscaping it is 
not unreasonable for the final site plan to have some detail. Golder stated the detail 
should be provided. 
 
Lamer stated the commissioner had concerns regarding the fees and if there are enough to 
maintain with only 26 units. He stated he disagrees just because there are fewer units. 
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Redstone has condos all over town and they are good at keeping the maintenance up. 
Discussion ensued. 
  
Pemberton stated it has been his experience that the developer starts the association and 
then turns them over. If the initial developer decides to step back the board would hire 
another one. He stated he isn’t concerned about the future. Benoit stated he agrees he 
isn’t worried about it. 

 
J. New Business 
 

Motion by Holtrop, supported by Benoit, to set a public hearing date of July 10, 
2018, Case#23-18 Panda Express Chinese Kitchen - Special Land Use and Site Plan 
Review for a Drive-Thru Restaurant Located at 3170 28th Street SE  
 

- Motion Carried (9-0) – 
K. Other Business 
 

1. Woodland Mall Exterior Sign Request for Shoe Encore 
 

Pung stated this is a request to have an exterior sign for Shoe Department Encore. He 
stated since Shoe Encore doesnt have an exterior customer entrance this is why they are 
asking for allowance for the sign on the exterior of the mall. Pung stated if Shoe Encore 
did have an exterior customer entrance, there is an allowance for signage on the outside. 
He stated in 2010 Su Alterations came in and requested the same thing to have a sign on 
the exterior of Woodland Mall.  
 
Jones questioned why. Pung stated because they are relocating and expanding and it is to 
make it easier for those coming to the mall to know where their new location is. Golder 
stated in part it is because of the big bay window too. 
 
Benoit suggested if we did this for Su Alterations and we are now doing it for Shoe 
Encore we should consider changing the ordinance.  Golder stated she thinks they are 
trying to make it easier to rent these awkward locations. Benoit stated they are still asking 
for an exception to the rules and the rules are there for a reason.  
 
Jones stated she doesn’t like the idea of adding certain signs on the outside of the mall. 
She just thinks about the visual pollution that could result with stores having individual 
signs.  
 
Pemberton stated he sees this as a compromise and the bay window does play a role. 
Having an idea of where he is going before he gets to the mall is a good idea for him. 
 
Fox stated as he read the report he kept thinking Woodland Mall is coming to us to 
enforce a sign policy that they don’t want. He questioned whether Woodland Mall wants 
everyone who does not have an entrance to have a sign. He stated and if the answer to 
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that is no, then what Woodland is looking for the planning commission to make the 
decision for them so they don’t take the blame for their tenant? Fox stated for him that is 
an issue. Fox stated on the other side as a mall he doesn’t care who has signs. He stated 
this should not be a Kentwood decision it should be a Mall decision. He stated for this 
instance he is ok with it. He stated maybe it is language that we put in for Woodland Mall 
and say as long as you are within these dimensions put up as many signs as you want. He 
stated that will then enforce Woodland Mall to make the decisions rather than putting it 
on the commissioners. But he doesn’t have an issue with this request because it is a mall. 
Discussion Ensued. 
 
Motion by VanderHoff, supported by Pemberton, to allow Shoe Department Encore 
to erect an exterior sign on the outside of Woodland Mall. 
 

- Motion Carried (7-2)  
- Jones opposed - 
- Fox abstained -  

 
2. Review/Discussion of Master Plan Update Documents 

 
Golder discussed 
 

70/30 and Aging Housing 

A Committee of Planning and City Commissioners is to be appointed to discuss this issue 

 

 

Division Avenue Redevelopment and Bus Rapid Transit 

Key Issues:  

 The Bus Rapid Transit or “BRT” will have a major impact on the future land use and 

redevelopment of the Division Avenue corridor. The development that is envisioned 

as a result of the BRT could invigorate the entire southwest portion of the city of 

Kentwood.  However, at this time there is still a lack of investment in the area. 

 

 Division Avenue is a key gateway corridor to both the city of Kentwood and the city 

of Wyoming, requiring cooperation between the two communities. 

 

 There is a lack of quality public amenities along Division Avenue, and no unified form 

of branding or marketing of the area. 

 

 The current Division Avenue businesses seem to market to automobile users rather 

than to pedestrian and transit traffic. 

 

 The city has not taken an active role in marketing the area. 

 

 Division Avenue conveys traffic to commercial areas and neighborhood 

communities from M-6 to the south and from the city of Grand Rapids to the north. In 

addition, it is bisected by numerous east/west cross streets, such as 44th, 52nd / 54th, 

and 60th Streets.  The amount and speed of traffic along the corridor may be a 

detriment to some residential and neighborhood commercial uses. 
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 The individual lots in this area of Kentwood are typically small, which can be a 

significant challenge in any moderate- to large-scale redevelopment along the east 

side of Division Avenue. As such, a series of separate parcels would need to be 

assembled for any type of large scale development. 

 

 

 The new Form Based Code ordinance allows for urban type of residential 

development and mixed use, but the city does not have experience in dealing with 

these types of developments and whether they are feasible for the area. 

 

 Projected demographic changes in this area of Kentwood anticipate further ethnic 

diversification, yet members of these diverse populations do not participate in the 

planning process, city government or the Division Avenue Business Association. 

 

 There is still a negative perception regarding the safety of the corridor. 

 
Action items: 

 

o City shall meet with MEDC, Community Assistance Team, MSHDA and other state 

agencies to determine what incentives are available to offer developers should 

they choose to develop along the Division Avenue Corridor. 

 

o City shall host informational meetings for realtors and developers on developing 

properties within the Form Based Code area. 

 

o City shall develop property information packages to identify priority properties 

available for development on the Division Avenue Corridor.  The property 

information packages shall list the amenities associated with the property, 

relevant demographic data, provide a market analysis, list incentives available 

and provide other information to communicate the city’s desired outcome for 

the area.  The city will work with the residents in the area to ensure community 

support and vision for a development project. 

 

o City shall promote its commercial loan program for new investment along the 

Division Avenue corridor. 

 

o The city must also invest in the area.  The city should consider the establishment 

of a Corridor Improvement Authority, Downtown Development Authority (DDA), 

or other authority to assist in providing a means to pay for public improvements 

along the corridor.  Improvements could include burial of overhead wires, the 

establishment of new landscape medians, lighting and landscaping. 

 

o The city should consider help to promote incentive programs for first-time home 

buyers and small-scale development investment. For example, municipal 

incentives could include expedited review of development and redevelopment 

proposals by investors.  

 

o Future planning work should be conducted jointly with the cities of Wyoming and 

Grand Rapids. This work may include the location of medians and pedestrians 

crossings along the corridor. 
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o The city shall reach out to the existing and emerging diverse populations along 

the Division Avenue corridor for input, participation and leadership in the 

planning process.   

 

o City shall work with the city of Wyoming to explore traffic calming measures to 

make the corridor friendlier to residential and neighborhood development. 

 

o City shall promote more events that bring people to the Division Avenue corridor 

for shopping, eating, and recreation. 

 

o The city shall improve and enhance the perception of safety of the area through 

improved lighting, incorporate the concept of Crime Prevention Through 

Environmental Design (CPTED) into review of new and redeveloping commercial 

uses within the Division Avenue corridor to reduce crime.  

 

Redevelopment of 28th and 29th Street Corridor 

Key Issues:  

The 28th and 29th Street commercial corridor caters to a regional consumer market, not 

just Kentwood and Grand Rapids.  

 

The 28th and 29th Street corridor is a regional amenity that should be addressed across 

corporate boundaries, although coordinated planning between communities on 28th and 

29th Street has not generally been undertaken. 

 

Given the size and scale of the commercial shopping area and infrastructure that does 

not promote free movement between properties, access between most stores requires the 

consumer to use public roads between adjacent properties. This pattern only serves to add 

additional traffic congestion to 28th Street which can hasten the perception of being an 

undesirable place to shop. Although there are portions of the corridor that allow cross 

access between uses, some property owners resist the establishment of the connections 

due to concerns about liability, traffic, and the effect that the cross access has on 

maintenance.  

 

As the 28th Street corridor ages, concern has been raised regarding the health of the 

corridor as a retail venue. Competition from newer developments such as at Breton and 

Burton Streets and the East Beltline North, as well as online retail sales may cause an erosion 

of the retail strength of 28th Street.  There is also concern regarding the future of big box 

retailers. Closures of big boxes and lack of viable businesses to replace them given non-

competition clauses in the leasing language may create vacant space along the city’s 

most significant retail corridor. 

 

If the 28th and 29th Street business corridor is to remain healthy and viable over the 

long-term, a key issue will be to develop ways to maintain the area’s regional draw for 

consumers. Recent trends have shown that commercial areas which combine a mix of 

uses – such as retail with a variety of residential and office opportunities – will remain 

sustainable and healthy for many years to come.  

 

Attempts to incorporate medians into 28th Street and 29th Street rights of way have 

failed. However, strategically introducing median landscaping would make traffic 

movement safer and improve the aesthetic character of the corridor. Such improvements 
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would project a fresh image of quality for the corridor and will enhance the perceived 

quality of the local retail located on 28th and 29th Streets. 

 

Incorporate the concept of Crime Prevention Through Environmental Design (CPTED) 

into review of new and redeveloping commercial uses within the corridor to reduce crime 

and to continue the perception that the 28th Street and 29th Street Corridor are safe places 

to shop.  

 

Action Items:  

o Conduct a detailed inter-municipal market study of the 28th and 29th Street 

corridor to accurately determine what economic market it will support. The study 

could be undertaken in part by Woodland Mall to assist in its marketing efforts. In 

addition, the market analysis completed by the city of Wyoming for 28th Street 

should be taken into account. Communities along 28th Street should come together 

to discuss how to improve and retain the street’s value as a commercial corridor, or 

how to introduce new uses to reinvigorate the area.  

 

o Explore the feasibility for establishing a mixed-use overlay district along 28th and 

29th Streets to allow land use flexibility. The overlay could be incorporated where 

commercial businesses have failed or are in decline, in order to offer more land 

uses that would be sustainable in the long run.  Mixed use zones could allow for 

residential and office to develop above commercial establishments; ownership 

might be similar to that of a condominium association. These possible changes to 

zoning districts should be considered as possible tools to encourage and/or 

facilitate a more viable business climate for this area of Kentwood. Revisions to the 

requirements of the zoning ordinance may need to be made to address issues such 

as increased building heights and number of stories, maximum building setbacks, 

shared parking, inter-parcel connections, etc.  

 

o Promote some form of outdoor public amenities in key areas. For example, 

Woodland Mall has established a plaza between the Red Robin and On the Border 

Restaurants and serves as a gathering place for shoppers. The construction of the 

plaza and the new stores such as Barnes and Noble and The North Face store have 

also increased the exterior access to Woodland and allowed for the exterior 

renovation of the mall.  

 

o Explore the feasibility of creating a 28th and 29th Street DDA or merchants 

association to encourage a unified pro-active approach for keeping the corridor a 

healthy and viable shopping destination. This will also help to coordinate quality 

aesthetic treatment for businesses.  

 

o Explore the feasibility of establishing a Special Assessment District (SAD), Corridor 

Improvement Authority, or Downtown Development Authority for corridor 

improvements. The SAD should be established after several short term goals and 

projects have been accomplished to demonstrate success and changing trends 

within the area.  

 

o At present, there is limited mid-block vehicular – and pedestrian – circulation 

between 28th and 29th Streets. The circulation that does takes place occurs 

through existing parking lots. When the opportunity presents itself, the city should 

require that new and redevelopment projects accommodate interblock 
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connections with appropriate green space. This will work to lessen the burden on 

the primary corridors while creating new pedestrian scale areas. This will also allow 

for smaller-scale mixed use businesses to develop perpendicular to the two major 

thoroughfares and as such, will allow the large commercial blocks to take on the 

smaller scale of a main street.  

 

o Explore the possibility of creating a multi-jurisdictional 28th Street task force to assure 

continuity of design standards for the entire corridor.  

o Establish contact with the Michigan Department of Transportation to explore the 

prospect of introducing median landscaping to improve public safety and 

aesthetics in the 28th Street corridor.  

 
3. Commissioners’ Comments 

 
Commissioners welcomed Little to the Commission 
 
Fox wanted a copy of the 2017 police annual report. Golder stated the City Commission 
minutes are on the website if he can’t find she will get him a copy. 
 
Benoit stated on 36th Street the house we rezoned someone needs to do something about 
the house the roofs are falling out the windows are out it looks like trash. 
 
Kape stated the Marathon station on Stauffer and 44th Street now have a second drop box 
in their parking lot for clothes. 
 
Holtrop stated Green Market put up lighting. Collier stated they asked if they could put 
up Christmas lights for Ramadan. Jones stated they are LED and very bright it looks like 
a circus. 

 
4. Staff’s Comments 
 
Golder stated the City of Grand Rapids is going to be voting on their medical marijuana 
regulations.  Discussion ensued. 

 
L. Adjournment  
 

Motion by Commissioner VanderHoff, supported by Commissioner Fox                             
to adjourn the meeting. 
 

- Motion Carried (9-0) – 
 
Meeting adjourned at 9:02p.m. 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

JUNE 26, 2018, 7:30 P.M. 
COMMISSION CHAMBERS  

 
 
A. Chair Jones called the meeting to order at 7:30 p.m. 
 
B. The Pledge of Allegiance was led by Commissioner Benoit. 
 
C. Roll Call: 

Members Present: Bill Benoit, Garrett Fox, Dan Holtrop, Sandra Jones, Ed Kape, 
Timothy Little, Mike Pemberton, Monica Sparks, Frank Vander Hoff,  
Members Absent: None 
Others Present:Community Development Director Terry Schweitzer, Economic 
Development Planner Lisa Golder, Senior Planner Joe Pung, Planning Assistant Monique 
Collier, the applicants and about 5 residents. 

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Holtrop, supported by Commissioner Pemberton, to 
approve the Minutes of June 12, 2018 and the Findings of Fact for: Case#20-18 – 
Good Stuff Fireworks Tent Sale – Special Land Use and Site Plan Review for an 
Open Air Business located at 3170 28th Street SE; Case#21-18 – The Fields of Breton 
– Tentative Preliminary Plat Located at 5955 Wing Ave  
 

- Motion Carried (9-0) – 
E. Approval of the Agenda 
 

Motion by Commissioner Kape, supported by Commissioner Pemberton, to approve 
the agenda for the  June 26, 2018 meeting.  
 

- Motion Carried (9-0) – 
 
F. Acknowledge visitors wishing to speak to non-agenda items. 
 

There was no public comment. 
 
G. Old Business 
 

There was no old business 
 
H. Public Hearing 
 

Case#22-18 – Cobblestone at the Ravines – Final PUD Phase Site Plan Review Central 
Village Phase 3 South Village Phase 2 Located at 4333 Shaffer 
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Golder stated the request is for a 4.33 acre approval of 36 condominium units. She stated 
this is a change from the previous depiction of these condominiums, which were 
approved preliminarily as site condominiums. She stated as condominiums (not site 
condominiums), the ownership privileges will only extend to the inside of the home.  The 
outside of the home, and the land surrounding the units will now be considered common 
elements, with maintenance paid through the condominium association.  The master deed 
for these units will be different from the site condominium units. Golder stated these will 
have the appearance of a regular subdivision or the rest of the single detached site 
condominiums on the Cobblestone site. She stated there are 10 regular condominium 
buildings -- 2 four unit buildings and 1 two unit condominium building. 
 
Golder stated at the work session there was discussion regarding the applicant providing 
additional elevation. She stated she received them, they now have 6 different plans. She 
stated staff asked for the driveway that serves more than one unit to be widened to meet 
our private road regulations and they have done that. She stated we asked for a 
landscaping plan they have added that. She stated we have a plan that includes 
landscaping throughout the front of the single family homes so they will be standardized. 
 
Golder stated she is recommending final approval for a PUD Phase as described in her 
memo.                                                                                

 
David Stebbins with Redstone and Robb Lamer with Exxel Engineering were present.  
 
Jones opened the public hearing. 
 
Lynne Stolk, 4332 Stratton Blvd. was present. She questioned the stack flats. Golder 
stated they have already been approved and now under construction. Golder stated the 
commissioners received her email and it is related to the landscaping. She stated the 
association was wondering about the requirement for landscaping and when does the yard 
have to go in. Golder stated under the ordinance they have 1 year to complete. But the 
ordinance doesn’t say that it has to be the contractor that puts the landscaping in. She 
stated in this case she expects they leave it up to the homeowner to put it in.  Discussion 
ensued.  
 
Steve Schultz, 4360 Astoria was present. He stated all he ask in the new phase that 
everything that was promised would be carried out. He stated he did his own landscaping. 
He stated they would like to hold Redstone accountable to making the condos look nice. 
 
David Prominski, 4337 Astoria was present. He was concerned about the landscaping. He 
stated he would encourage the map to be amended with some foliage along the outer 
edge. He stated there is zero clearance when you step out of a house. He stated a couple 
houses you step off the back porch and you are on somebody else’s property. Lamer 
stated there are 6 sets of the architectural drawings. 
 
Motion by Holtrop, supported by VanderHoff, to close the public hearing. 
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- Motion Carried (9-0) – 

 
Sparks questioned if they will be responsible for the landscaping. Stebbins stated that is 
correct. Stebbins stated the difference between this and the phase this and the one 
traditional single family homes, is the homeowners are responsible for their own 
landscaping. This has been converted because they have seen the type of people that want 
to come in and move into the area which are the baby boomers. He stated they want to 
move in and not have to worry about mowing lawns or driveways. That is why they 
switched to a traditional condominium so the association itself will manage the 
landscaping from the initial construction of the unit. He stated a part of that will be the 
developer’s responsibility to complete the landscaping. Sparks stated they need to make 
sure the residents that are there are taken care of. Stebbins stated that is the difference 
between single family homes and traditional condominiums. They always landscape their 
units, it is always part of the package they deliver. A unit it is completed and landscaped. 
Single family homes the landscaping is up to the homeowner. Discussion ensued.  Sparks 
stated she likes Redstones construction and thinks that they do a wonderful job. 
 
Kape questioned the 30 foot drop along the northern edge of the phase under review and 
if they are concerned about putting a privacy fence along there so nobody wonders in. 
Lamer stated it is about 5 feet before it goes down.  
 
Pemberton, Benoit, Holtrop and Little were ok with the request.  
 
Fox questioned the zero step. Stebbins stated they have the units set for this area, they are 
all going to be zero clearance. He stated they try to accommodate where they can but they 
have other units that are available. Discussion ensued. Fox questioned parking. If you are 
visiting where people are parking. Lamer stated there is room to park a car on the street. 
Discussion ensued. Golder stated it is 26 feet with the curb.  
 
Lamer stated the beauty of going to conventional condos versus single family lots is 
Redstone has more control of what building is going to go in when and where they get 
positioned. Lamer stated before it was, here is the lot, you own the lot, it has to be one of 
these types. He stated now it will flow together better. 
 
VanderHoff stated there seems to be a shortage of parking and the lots are small. 
 
Jones questioned if there will be a different HOA. Lamer stated it has to be now. The 
association has to maintain the yard. She questioned will it work with the existing HOA. 
Lamer stated there are multiple condos associations and then the overall board. 
Discussion ensued regarding HOA associations. 
 
Motion by Holtrop, supported by Benoit, to grant conditional approval of the Final 
Site Plan dated June 20, 2018 as described in Case No 22-18. Approval is 
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conditioned on conditions 1-6 and basis points 1-4 as described in Golder’s memo 
dated June 21, 2018. 

- Motion Carried (9-0) – 
 
I. Work Session 
 

Case#23-18 Panda Express Chinese Kitchen - Special Land Use and Site Plan Review 
for a Drive-Thru Restaurant Located at 3170 28th Street SE  
 
Golder stated the Panda Express Restaurant is proposed to be located at the southwest 
corner of 28th Street and Shaffer Ave. The applicant would like to build a 2,216 square 
foot restaurant on a 1.2 acre site.  
 
Golder stated this piece is 70 feet from the center line ROW, adjacent is Ashly furniture 
and it is 50 feet from the ROW. Golder stated from the ROW our ordince requires a 35 
foot landscape parking setback. She stated it will sit back further than where the paved 
parking is now. She stated it does not meet our parking standards because the ROW 
would require it to be in the back to comply to the 70 foot setback from center lane. She 
stated the applicant is asking for a variance from the Zoning board of Appeals to allow 
them to keep the parking where it is now. She stated she isn’t sure the project could work 
without the variance but that is something the applicant will have to take a look at once 
the Zoning Board takes action.  
 
Issues 
ROW 
*Access on 28th Street a proposed easement is requested to make sure that is 
accomplished so they can always have access to and from 28th Street without crossing 
property they are not allowed to cross. Also want to continue the drive easement to 29th 
Street to provide a secondary access. 
*Exceeds Parking requirements – She stated there are 26 spaces required and they have 
got 44 on the site, they are over parked. She stated the applicant proposes 9 parking 
spaces on the east side of the site near Shaffer Ave. However, there are no doors to the 
store along the east side of the building. A customer would have to walk along the drive 
aisle and across the front of the building to enter. The applicant should indicate the 
number of employees on the site to determine if this parking could be used by employees 
since it is less desirable for customers. Since customers may park in those spaces anyway 
a crosswalk at the front of the building would be beneficial. 
 
Golder stated the applicant should indicate how often on average, a vehicle within the 
drive through may be asked on average to “pull ahead and park” if their food order is not 
ready. 
 
In order to use the angled parking in front of the building a customer would have to first 
drive around the entire building, since 80 feet of the drive aisle in front of the restaurant 
is one way only. Since the site is over parked by 18 spaces, the applicant should consider 
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reducing the number of angled spaces on the east side of the one way driveway in front of 
the building. There is room for two way traffic to enter the drive through lane the wrong 
way. There was discussion about reducing the width of the driveway to better define the 
transition from two way to one way. 
 
There was also discussion about the height of retaining wall and percent needed with 
landscaping to help minimize the impact of a tall wall adjacent to a street ROW. Lot 
coverage information shall be provided to confirm compliance with city requirements 
 
Exceeds average to minimum lighting requirements 
Parking on east side of site not convenient for customers. One lane in front of building 
should be reduced, and 90 degree parking provided 
 
The City engineer notes that the loading area near the dumpster will block traffic if there 
is a queue for the drive through. The applicant indicates that the store hours are 10:00am- 
10:00pm 
 
Amy Conti, with Noor Architects and Mike McPherson with Atwell civil engineer 
consultant were present. 
 
McPherson stated the with respect to the retaining wall the highest point will be in the 
corner at about 7 – 7 ½ feet. They will have underground detention on the site, likely 
under the parking lot. That has been coordinated with the City Engineer. He stated they 
will give consideration to the 9 spaces for employees parking and additional crosswalk 
and paving markings. He stated there were some ideas from staff to maybe narrow the 
drive down or create a narrow pinch point for customers coming in won’t continue. He 
stated they will look at the area and come up with the best solution. 
 
VanderHoff stated by the retaining wall going to the east, if you go over the retaining 
wall you have a big drop. McPherson stated they will have a fence and/or a guard rail. 
VanderHoff stated he thinks it will be a great addition. 
 
Fox questioned the facility operating with 3 employees. Conti stated that is average. At 
peak times you will have more. Engineer had questions regarding access to dumpster 
during peak hours. McPherson stated it will be off peak pick up same with the deliveries.  
 
Little questioned if the storm sewer was public or private. McPherson stated it is public 
sewer. Little questioned if there was an easement for the public sewer. McPherson stated 
he doesn’t think there is an easement. Little stated public water crossing private property 
is a concern he has. McPherson stated he will look at that. Discussion ensued regarding 
catch basins and storm sewer easements. Little also questioned the hydraulics being 
checked and the type of orifice. McPherson stated that should be fine. 
 
Holtrop questioned the easements on the parking McPherson stated they are fine they are 
working on that. He questioned if there were any thought’s on getting closer to 26 
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parking spaces and having less asphalt. Conti stated parking spaces is mostly client 
driven and what they prefer on their sites to accommodate peak volume. She stated they 
can have a conversation with them if the City feels it is too many but that is what they 
would prefer to see.  
 
Benoit stated he agrees it will be hard for the Zoning Board of Appeals to approve a 
variance when you are exceeding the parking minimum. Discussion ensued. 
 
Pemberton stated there is a lot of space behind the building that seems wasted what will it 
be. McFeson stated it will be grass and it is necessary for the stack for the drive-thru. 
Pemberton stated he is good with the request. 
 
Kape stated he thinks it is a good use for a difficult site. 
 
Sparks stated she is concerned about the deliveries. Conti stated it is before business 
hours and the drive-thru is 27 feet.  
 
Jones questioned if the project is approved what is the construction timeline. Mcferson 
stated they think it will be a late summer early fall start and take 100-120 days to build 
trying to get it open in 2018.  
 
 

J. New Business 
 

Motion by Holtrop, supported by Fox to Set a public hearing date of July 24, 2018 for: 
Case#24-18 – Inglenook Condominium – Major change to the PUD - Located the South 
side of Burton 4200 block  
 

- Motion Carried (9-0) – 
K. Other Business 

 
1. Review/Discussion of Master Plan Update Documents 

 
Economic Development  

Key Issues:  

 

Kentwood has traditionally had a large number of manufacturers that it has relied on to 

supply jobs and tax base.  Currently manufacturing is doing well; however, a turn of the 

economy may change this situation, as in 2008.  Every effort should be made to retain 

the manufacturing jobs in the city, and encourage the diversification of manufacturers. 

 

While all manufacturing jobs are important to the local economy of the city, certain 

manufacturers may be seen as being more sustainable in the future. Alternative energy, 

advanced manufacturing, medical devices, and agribusinesses are some of the fields 

the city should promote for long term sustainability and job growth. 
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 One of the biggest issues for all employers in the metropolitan area is access to labor.  In 

many cases, transportation to the workplace is a barrier to employment.  

 

 Job growth in the future may come from start-ups that are based on new ideas and 

innovations.  The city should must find ways to encourage and promote entrepreneurial 

development. 

 

 Green is good business for the city. Businesses that promote green practices will save 

money, keep employees healthier, and be more successful. In addition, people 

increasingly want to live in a community that is sustainable and makes environmentally 

conscious choices.   

 

 Commercial development is still an important part of the city’s economy. The city has 

not actively pursued retention and expansion of this sector of the local economy that 

also provides jobs and income for the city.   

 

 There have been large retail centers that have closed due to on-line sales and delivery 

services such as Amazon.   So far, most of the closed retail buildings have been re-used 

or re-purposed.  However, in a downturn of the overall economy, re-use of buildings may 

not be as certain.  The city may be able to offer incentives for the re-use of existing 

buildings before allowing for new construction. 

 

 It is increasingly important for business and industry to have access to multiple modes of 

transportation including rail service. However, there has been movement to remove rail 

access from industrial areas due to lack of use and deterioration. 

 

 The city is part of a regional economy.  It should recognize and build on its unique 

contribution to the overall well-being of the region. 

 

Action Items:  

o In conjunction with the Right Place, Inc. and the Michigan Economic Development 

Corporation (MEDC), Kentwood will maintain its retention and expansion program, 

a program designed to retain and grow businesses within the city.   

 

o The city will encourage technology businesses to locate in the industrial sector of 

the city.  These businesses may wish to locate in this area due to the existence of 

Switch in Gaines Township.  Every effort will be made to improve broadband 

access within the region, including allowing for additional capacity for 

broadband when road projects are undertaken in the area, as well as providing 

additional non-motorized access to the industrial zone.  These are amenities that 

are attractive to the these technology businesses. 

 

o The EDC will review use of the Entrepreneurial Center that the Richard L Root library 

to ensure that information provided within is relevant and useful to people wishing 

to start their own business. 

 

o City will update its website to include additional information regarding economic 

development programs and resources for all businesses, including start-ups and 
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home based businesses. Golder stated she would be ok taking this bullet out or 

they can leave it in if they would like 

 

 

o The city will encourage the redevelopment of brownfield sites to bring these 

underutilized properties back to full use and to ensure the safety of workers at 

these locations.  

 

o The city will encourage the reuse of existing buildings and will encourage the 

businesses that are mostly likely to be successful in the new economy.  

 

o The city will encourage and support commercial development through its loan 

programs and will support business associations in the community. The City will 

promote its businesses through social media to increase awareness of this sector 

of the economy.  

 

o City shall develop property information packages through its Redevelopment 

Ready Community (REC)efforts to identify priority properties available for 

development within the city.  The property information packages shall list the 

amenities associated with the property, relevant demographic data, provide a 

market analysis, list incentives available and provide other information to 

communicate the city’s desired outcome for the area.  The city will work with the 

residents in the area to ensure community support and vision for a development 

project. 

 

Jones questioned what would be the steps to make this reality. Golder stated RRC 

required Kentwood to submit information on how they approach redevelopment. They 

are going to let the City know when they are done with the initial review of their 

application then there is going to be a meeting with City Commission and planning. She 

stated a lot of attention is focused on transparency but one of the options would be to 

have the site on our website. Only thing she is concerned about is marketing something 

private on a public website. Sparks stated she thinks we should market where we want 

the development to happen faster. Golder stated she isn’t sure how the city 

commissioners will feel about. Discussion ensued 

 

o The city will monitor the retail vacancies over time to determine whether a change 

in land use is necessary in traditionally commercial areas.  If a change is 

warranted, city shall encourage mixed use development to reduce vacancies in 

the neighborhood shopping areas, bring more potential shoppers, and reduce 

amount of vacant property.  

 

Golder stated she is going to remove references to mixed use development 

because the commissioners decided to take that out last time. 

 

o City will support efforts of Woodland Mall to attract and retain tenants, and to 

remain a relevant shopping facility.  
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o The city will continue to improve pedestrian access through sidewalk construction 

and non-motorized facility interconnections along major arterial streets and areas 

that include large employers.  

 

o The city will consider its development review policy and procedures to ensure that 

the process is streamlined, well-documented and transparent.   

 

o City will encourage the establishment of business associations for commercial 

districts.  

 

o City will support the improvement and expansion of air service in and out of the 

Gerald Ford International airport.  

 

o The city will encourage and support the maintenance of rail service to the industrial 

sector of the community. 

 

o Kentwood is part of an economic development region, and should find its place in 

the regional economy and build on those strengths. Kentwood does not have a 

downtown, but it has accessible vibrant neighborhood shopping areas and a 

successful regional mall. 

 

Schweitzer spoke about the prospect pf a (FTA) Federal Transit Administration TOD 

grant and putting a grant application together with the RAPID, City of Grand Rapids 

and the City of Wyoming for the Division Avenue corridor 

 

 

Green Infrastructure - Open Space and Greenway Network  

Key Issues:  

• Plaster Creek and its tributaries are important natural and cultural resources for the city of 

Kentwood. The Plaster Creek floodplain and associated wetlands are important for the long-

term health of the Plaster Creek system as well as providing a protected habitat for the natural 

movement and migration of wildlife.  

 

Schweitzer stated one thing we should incorporate into this section is the EPA standards as it 

relates to stormwater detention. Kentwood has an application in as to whether or not it is going 

to be acceptable. In addition, Calvin College has done some study and assisted clean-up along 

Plaster Creek. 

 

• Existing parks in the Kentwood park system are generally not connected by non-motorized 

trails or green corridors. However, in recent years there has been some progress establishing a 

connection between the East-West Trail and Veteran’s Park as well as improving the 

connectivity across and along 44th Street of the Walma Trail with the Walnut Hills Trail leading to 

Stanaback Park. 

 

• The Kentwood park system is generally isolated from the parks and open space networks of 

surrounding communities.  

 

• In recent years the city has developed the Paul Henry Trail and the East-West Trail which are 

outstanding recreational and cultural amenities. The Paul Henry Trail now extends south of 60th 
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Street along East Paris Avenue into Gaines Township.  Likewise, in 2016 the City of Wyoming 

installed a refuge island in the 5000 block of Division Avenue to afford safe passage from the 

East-West Trail into Wyoming.   The 2014 Grand Valley Metro Council Non-Motorized 

Transportation Plan and the Kentwood Non-Motorized Facilities Plan adopted in 2017 provide a 

guide to integrate these and other trails as part of a larger regional non-motorized network.  

 

• The city of Kentwood has established a virtually complete network of sidewalks along arterial 

frontages within the community. The 2013 Community Development Block Grant project and 

2014 joint Congestion Mitigation Air Quality project with the City of Grand Rapids and the 

Michigan Department of Transportation to install sidewalks in the highly visible commercial 

areaof 28th Street from Patterson Avenue to the west city limits accommodates pedestrian 

movement and supports transit services along this major State trunkline. 

 

• Public Act 135 of 2010 requires the development of a complete streets policy that provides for 

the planning, design, and construction of roadways or an interconnected network of 

transportation facilities. The policy is intended to be applied any time a transportation facility is 

constructed or reconstructed.  

• Schools and civic spaces in Kentwood are gradually becoming connected via non-motorized 

trails through the use of Community Development Block Grant and Safe Routes to Schools 

grants. 

 

In the past, the city has had difficulty in accepting open space donations due to the issues 

regarding the costs for ongoing maintenance of city properties.   

 

Kentwood has had difficulty funding property maintenance for its existing open space 

properties. The city’s millage that is dedicated to parks currently cannot be used for park 

maintenance, making it more difficult to justify the acceptance of open space and park 

properties. However, as a result of its 2014 Business Plan and subsequent adoption of the 2015-

2020, the Parks & Recreation Commission has re-focused on projects that will improve 

maintenance of the infrastructure and facilities in existing parks. 

 

Surveys conducted by the Park and Recreation Department in 2010 and similar surveys and 

focus groups surveyed as part of the 2014 Business Plan indicate high satisfaction ratings for the 

overall Kentwood park system, the accessibility of parks/facilities, the maintenance of trails and 

parks, and the non-motorized trail system. The survey indicated a desire for more trails, walking 

paths, splash parks, and benches, and to make a more bike friendly community. The survey also 

revealed that there is some support to fund these initiatives with additional tax dollars.  

 

Action Items:  

o A Complete Streets policy consistent with PA 135 of 2010 should be developed. 

 

o Supplement the annual Schedule of Capital Improvements to incorporate the 

improvements and funding strategies identified in the Non-Motorized Facilities Plan.  

 

o In 2014 the Grand Valley Metro Council adopted a Non-Motorized Transportation Plan for 

Kent and portions of Ottawa counties.  In 2017 MDOT began promoting a statewide non-

motorized transportation plan that would weave together plans for the various 

metropolitan areas across the state. 
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Schweitzer stated this may be in process already we will look if this is an action item or 

something that has already taken place. 

o Work with the Christian Reformed Recreation Center to create a regional trailhead. 

Recent discussions with the operators of the Recreation Center as well as a major 

property owner to the south would suggest there is some prospect of a nature trail in this 

area of the Plaster Creek. 

 

o Work with State and County officials to open the landfill for recreational uses, such as for 

hiking and cross country ski trails around the restricted areas of the landfill.   It is highly 

unlikely in the near term to open the former landfill for recreational use.  However, the 

City Hall Campus Master Plan received and filed by the City Commission in 2017 included 

an eastward non-motorized trail extension from Walma Avenue along the south line of 

the Justice Center connecting to a future soccer field further to the east, to the 

Springbrook neighborhoods to the north and east again to the Woodberry and 

Meadowbrook subdivisions.  

 

Fox suggested revising the language where it says highly unlikely doesn’t sound like 

action items language. Revise it to what we can do 

 

o Develop new landscaping standards to use native Michigan plants to cut down on 

maintenance costs for public parks and open space. Ash trees that have died should be 

replaced to maintain and improve the city’s green canopy. The City has begun to 

replace some of the ash trees that have died along arterial and local streets through the 

annual DTE and Consumers Energy Street Tree Grant programs.  Mayor Kepley has 

expressed a desire to develop a plan and funding strategy to replace and supplement 

all trees that were formerly placed in the public right-of-way. The funding strategy should 

include consideration of establishing a city tree nursery. 

Student intern Brandy Bale is putting together a survey of trees along all City Streets which 

will serve as a tool to develop a street tree program to replace and replenish 

 

o Consider offsetting maintenance costs by allowing the private maintenance of open 

space or parks in exchange for signage acknowledging the maintenance on city 

property.   

 

o When the park millage is renewed, make provisions to allow the use of the funds for 

maintenance as well as new purchases.  

 

Jones questioned when will this be renewed. Kape stated Park and Rec is starting with the 

POPS (Program Plan our Parks). Jones stated she notices the City struggles with 

maintenance and the prior Park Millage didn’t permit for the dollars to be used for 

maintenance. 

 

Sustainability 
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Sustainability means different things to different people and communities.  In general, 

sustainable communities are communities that are planned, built or modified in order to 

promote sustainable living and tend to focus on environmental and economic sustainability, 

sustainable urban infrastructure, social equity, and municipal government. 

Key Issues: 

 Sustainability has become an important aspect of communities that are successful and 

vibrant.  People want their communities to be economically and environmentally sustainable.  

Sustainability will pay off in the future by reducing waste, saving money, and attracting new 

residents to the community. 

 

 The city currently has no specific policies in place that address the future sustainability of the 

city. 

 

 The city must address issues that will affect its sustainability in the future.  Some of the issues 

are environmental, such as the ability to maintain green space, the issues relating to the loss 

of ash trees within the community, and the benefit of connecting open space.  Other 

sustainability issues include job growth and retention, maintenance of city facilities, 

availability of public transportation, etc. The city through its land use policy can also address 

the efficient use of renewable resources, and promote healthier living for Kentwood residents. 

 

 Addressing sustainability issues in areas such as green infrastructure and economic 

development is a requirement to qualifying as a “Redevelopment Ready Community” under 

the state-wide certification program through the Michigan Economic Development 

Corporation. 

 

Fox suggested wind turbines. 

 

Action Items: 

o The city should create a policy that details how the city will become more sustainable 

with respect to land use decisions and the environment.  In addition, the city’s  policy will 

include ways that the city can become more economically sustainable.  Part of this 

discussion will include ways to retrofit suburban areas to ensure their sustainability as 

places that people will want to continue to live. 

 

o Review and update the city’s zoning regulations to encourage the use of renewable 

resources. 

 

 

Transit Oriented Development - TODs  

Key Issues:  

Transit Oriented Development or “TODs” are areas that allow development that is conducive 

to transit. These TOD areas should be identified and regulations adopted to encourage their 

development. The TOD areas should include mixed use and provide adequate density to 

support the transit system. Areas planned for TODs include Woodland Mall, Division Avenue, and 

the 44th and Breton Avenue area.   
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When the Woodland Mall ownership introduced the re-development concepts for a large 

portion of the mall it was suggested to introduce a residential component consistent with the 

Transit Oriented Development Master Plan concept. It appeared to be an ideal mixture of 

regional commercial and residential uses in combination with the transit hub established at the 

mall in 2011.  However, Woodland ultimately decided not to incorporate a residential 

component at this point in time. 

 

A Form Based Code was adopted for the Division Avenue corridor in 2017 and the City 

Commission decided not to apply the 70-30 policy to this corridor in order to allow for the option 

of new rental housing.  There has been some subsequent discussion on a perspective high 

density residential project in the Division Avenue corridor.   

 

According to some economic development precepts, the use of transit throughout the 

region is an indicator of environmental integrity. Environmental integrity is a factor that will 

distinguish this region from others and lead to growth in the New Economy.  

 

TODs improve the economic sustainability for residents. If a resident does not need to finance 

an automobile, he or she will have more discretionary funds to spend or save. 

  

The city’s current zoning regulations do not allow small scale mixed-use developments. 

Regulations should be expanded to accommodate both small scale and large-scale TODs.  

 

The success of TODs will rely on the density of residential development. In a suburban setting 

like Kentwood, ownership options may not be feasible for higher density developments. This in 

turn may create a concern regarding the future of the 70-30 policy.  

 

Transit options will become increasingly necessary and economical given the increasing price 

of owning and operating a vehicle.  

 

Action Items:  

Although the city desires a balance between home ownership and rental units, TODs should 

allow higher densities and higher a number of rental units to support bus service and commerce. 

In order to combat the perception that higher density or rental housing is improperly maintained, 

the city should set more strict standards for the maintenance of higher density facilities through 

ordinances and development agreements.  

 

o The true test of the Transit Oriented Development concept should be evident when a 

high density residential project is undertaken in the Division Avenue corridor.  This 

experience should be drawn upon to develop zoning standards for the other designated 

TODs and targeted redevelopment zones, including standards for sites of under 5 acres 

  

o The city should note the location of TODs on the future land use plan.  

o The city should consider form based codes for the TOD areas in the city to emphasize 

walkability and accessibility along its corridors.  

 

o City should reconfigure its mixed use district in the zoning ordinance to make it more 

usable. 

 

Complete Streets 
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Key Issues: 
 State of Michigan Public Act 135 of 2010 required the development of a complete streets 

policy to promote safe and efficient travel for all legal users of the transportation network under 

the jurisdiction of the Michigan Department of Transportation (MDOT). Public Act 135 defines 

complete streets as "...roadways planned, designed, and constructed to provide appropriate 

access to all legal users in a manner that promotes safe and efficient movement of people and 

goods whether by car, truck, transit, assistive device, foot, or bicycle." 

 

 On July 26, 2012 the State Transportation Commission adopted a Complete Streets Policy to 

promote safe and efficient travel for all legal users of the transportation network under the 

jurisdiction of the Michigan Department of Transportation (MDOT).  In addition, MDOT, in its role 

of administering the local federal-aid program in Michigan, pledged to help local jurisdictions 

understand the provisions of this policy and work with them to further the development of 

complete streets. 

 While there are no specific complete streets requirements on transportation funding, all levels 

of transportation agencies are encouraged to take the opportunity to design and construct 

facilities that contribute to complete streets. 

 There are benefits to the city to provide Complete Streets for its residents—it allows people to 

walk, use transit, or bicycle instead of using cars for local transportation and it takes into 

account the safe and efficient movement of goods. In turn, fewer cars on the road reduces 

congestion, improves air quality, reduces commuting costs, and improves the health of the 

residents.   

 The analysis going into complete street design should consider: 

 

 Local context and recognize that needs vary according to regional urban, 

suburban, and rural settings; 

 The functional classification of the roadway, as defined by the Federal 

Highway Administration and agreed to by MDOT and local transportation 

agencies; 

 The safety and varying mobility needs of all legal users of the roadway, of all ages 

and abilities, as well as public safety; 

 The cost of incorporating complete streets facilities into the project and whether 

that cost is proportional to the overall project cost, as well as proportional to the 

current or future need or probable use of the complete streets facility; 

 Whether adequate complete streets facilities already exist or are being developed 

in an adjacent corridor or in the area surrounding the project; 

 Whether additional funding needed to incorporate the complete streets facility 

into the project is available or as a contribution from other transportation or 

government agencies from federal, state, local or private sources. 

 

 In recent years the City of Kentwood Engineering Department, with approval from the City 

Commission, has incorporated a complete street philosophy into the design and re-

construction of local streets that includes the installation of storm sewer, concrete curbing 

and sidewalk along roadway sections that were previously lacking these features.   
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 In early 2017 the Kentwood City Commission passed a resolution relieving the previous 

responsibility for homeowners to cover the cost of retrofitting streets to include sidewalk. 

 

 On April 10, 2017 the Kentwood City Commission adopted the Non-Motorized Facilities Plan.  

The plan identifies future non-motorized facility development throughout the city both inside 

and outside the public street rights-of-way.  Furthermore several existing streets are 

recommended to be considered for a road diet to reduce the number of vehicle travel 

lanes and incorporate on-street non-motorized. 

 

 The City’s Engineering Department inspects portions of the sidewalk network on an annual 

basis with the goal of seeing every section of sidewalk every five (5) years. By completing 

the annual inspection in the fall they prepare bid specifications for all the areas in need of 

repair/replacement generally during the winter. This information is forwarded to the Finance 

office to secure competitive bids and award the comprehensive package to the firm with 

lowest and best bid generally in late winter. The cost of the sidewalk repairs is assessed to 

the owners of the properties on which the sidewalk fronts. 

 

Action Items:  

o The city should take steps to define what Complete Streets means to Kentwood and 

how city streets can be retrofitted in the future to accommodate Complete Streets.  

 

o The City shall formalize and adopt a Complete Street policy or ordinance.  

 

o The City should draw upon the list of streets to identified in the 2017 Non-Motorized 

Facilities Plan and evaluate them for future road diet conversion. The streets to 

consider should include Shaffer Avenue, Stauffer Avenue, Eastern Avenue, and 

Burton Streets.  

 

Sparks stated the streets in the vicinity to schools should be identified in the complete 

streets. 

 
2. Commissioners’ Comments 

 
Sparks thanked staff for all of their work. 
 
Kape wished  Happy 4th of July to all. 
 
Pemberton stated have a great Holiday. 
 
VanderHoff stated July 24 will be his last meeting if everything goes as planned. 
 
Jones gave the “secret” spot to watch Kentwood fireworks.  
  
3. Staff’s Comments 
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Staff offered no additional comments. 
L. Adjournment  
 

Motion by Commissioner  VanderHoff, supported by Commissioner Fox,                            
to adjourn the meeting. 
 

- Motion Carried (9-0) – 
 
Meeting adjourned at 9:00p.m. 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

JULY 10, 2018, 7:30 P.M. 
COMMISSION CHAMBERS  

 
A. Vice-Chair Holtrop called the meeting to order at 7:30 p.m. 
 
B. The Pledge of Allegiance was led by Commissioner VanderHoff. 
 
C. Roll Call: 

Members Present: Bill Benoit, Garrett Fox, Dan Holtrop, Timothy Little, Mike 
Pemberton, Monica Sparks, Frank Vander Hoff,  
Members Absent: Sandra Jones and Ed Kape (with notification) 
Others Present:  Community Development Director Terry Schweitzer, Economic 
Development Planner Lisa Golder, Senior Planner Joe Pung, Planning Assistant Monique 
Collier, the applicants and 4 residents. 
 
Motion by Fox, supported by Sparks, to excuse Jones and Kape from the meeting. 
 

- Motion Carried (7-0) – 
- Jones and Kape absent -  

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Pemberton, supported by Commissioner Benoit, to 
approve the Minutes of June 26, 2018 and the Findings of Fact for:  Case#22-18 – 
Cobblestone at the Ravines – Final PUD Phase Site Plan Review Central Village 
Phase 3 South Village Phase 2 Located at 4333 Shaffer 
 

- Motion Carried (7-0) – 
- Jones and Kape absent - 

E. Approval of the Agenda 
 

Motion by Commissioner Benoit, supported by Commissioner Pemberton, to 
approve the agenda for the July 10, 2018 meeting.  
 

- Motion Carried (7-0) – 
- Jones and Kape absent -  

 
F. Acknowledge visitors wishing to speak to non-agenda items. 
 

There was no public hearing. 
 
G. Old Business 

 
There was no Old Business 
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H. Public Hearing 
 

Case#23-18 Panda Express Chinese Kitchen - Special Land Use and Site Plan Review 
for a Drive-Thru Restaurant Located at 3170 28th Street SE  
 
Golder stated the Panda Express Restaurant is proposed to be located at the southwest 
corner of 28th Street and Shaffer Ave. She stated the applicant would like to build a 2,216 
square foot restaurant with a drive-thru on a 1.2 acre site.  
 
Golder stated the parking lot drops off pretty steeply. She stated they are going to have a 
retaining wall that runs along Shaffer Avenue. She stated on the new site plan it shows 
the height of the retaining wall at the various locations. 
 
Golder stated this site is 70 feet from the ROW center line, adjacent is Ashly furniture 
and it is 50 feet from the ROW center line. Golder stated from the ROW our ordinance 
requires a 35 foot landscape parking setback. She stated it will sit back further than where 
the paved parking is now. She stated it does not meet our parking setback standards 
because the ROW would require it to be in the back to comply with the 70 foot setback 
from the ROW center line. She stated the applicant is asking for a variance from the 
Zoning board of Appeals to allow them to keep the parking where it is now proposed. 
 
Golder stated the applicant must secure an easement in order to allow cross access from 
the Ashley Furniture 28th Street curb cut, and to allow use of the 29th Street access in 
perpetuity. 
 
Golder stated with respect to the site plan, they had some angled parking and what they 
have done is made it two-way all the way through the front parking area and the one way 
starts immediately east of the parking. They lost a couple of parking spaces but they are 
otherwise still over parked so this will work out just fine. The parking required is 26 and 
now they are down to 42 spaces. Golder stated they added a crosswalk over to the 
parking area on the east edge of the site. 
 
Golder stated with respect to loading if the garbage is getting picked up or if they are 
loading during business hours of operation, it would be difficult to get through the drive-
thru. Staff is recommending to them to restrict hours to the off hours for garbage and 
loading for the restaurant. 
 
Golder stated she is recommending approval of the special land use and site plan review 
as described in her memo. But the 3rd condition: Applicant shall secure a variance from 
the Zoning Board of Appeals for the proposed parking setback along 28th Street.  She is 
going to take the condition out of the special land use and put it into the site plan 
approval. She stated if they go to the zoning board of appeals and they don’t get their 
variance they could operate without the parking being there, it could just be the drive 
access. She stated if it happens that they get denied then staff will look at the site plan 
again. 
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Mike McPherson, with Atwell Hicks and Amy Conti, the architect were present. 
McPherson stated they reconfigured the parking along 28th Street and he thinks it is a 
positive change for the site. 
   

 Holtrop opened the public hearing. 
 
 There was no public comment. 
 
 Motion by VanderHoff, supported by Fox, to close the public hearing. 
 

- Motion Carried (7-0) – 
- Jones and Kape absent - 

 
Little stated his only concern was the storm sewer easement and engineering is 
addressing that issue. 
 
Commissioners VanderHoff, Fox, Pemberton, were ok with the request. 
 
Sparks questioned what they plan to do after they split the parcel. McPherson stated they 
purchased the north parcel, the south parcel they will not own. It will stay under the same 
ownership that owns it now. 
 
Holtrop questioned where the employees would enter. Conti stated typically through the 
rear, but they will probably come through the front door. 
 
Golder stated she received a comment from the City Attorney with respect to condition 2 
regarding the cross access easement. He wanted the wording to include “the City to 
approve prior to recording”. 
 
Motion by Benoit, supported by VanderHoff, to grant conditional approval of the 
Panda Express Drive-Through Facility as described in Case No. 23-18.  Approval is 
conditioned on the conditions 1-4 and basis points 1-4 as described in Golder’s 
memo dated July 5, 2018, with modifications noted. 
 

- Motion Carried (7-0) – 
- Jones and Kape absent - 

 
Motion by Benoit, supported by Fox, to grant conditional approval of the site plan 
dated July 2, 2018 for Panda Express Drive-Through as described in Case No. 23-
18.  Approval is conditioned on conditions 1 –7 and basis points 1-6 as described in 
Golder memo dated July 5, 2018 with modifications noted. 
    

- Motion Carried (7-0) – 
- Jones and Kape absent -  
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I. Work Session 

Case#24-18 – Inglenook Condominium – Major change to the PUD - Located the South 
side of Burton 4200 block  
 

Schweitzer stated the property owners at 2187 Greenstone Drive wish to construct a 
16’x16’screened porch addition to the back of their house.  He stated this would yield a setback 
of ten (10) feet off the perimeter of the condominium site. The Inglenook Condominium 
Development Agreement requires a minimum 30 foot setback off along this portion of the 
condominium site and relief from this requirement is not allowed to be sought from the Zoning 
Board of Appeals.  The RPUD-1 zoning ordinance provisions allow the Planning Commission to 
vary the rear yard setback of individual dwelling units after consideration of common open space 
areas or parks which abut the rear yard. 

 
Schweitzer stated on May 21, 2018 Jim and Jennifer Foerster appeared before the Kentwood 
Zoning Board of Appeals seeking to reduce the required rear yard setback for a screened, 
enclosed porch addition to their home at 2187 West Greenstone Drive, SE.  After the public 
hearing was closed, the board deliberated the request and decided to table action.  Recognizing 
the possible implications of approving the request the board directed staff to further research the 
Inglenook development to date as well as confirm whether the Zoning Board was the appropriate 
forum to consider the requested change. 
 
Schweitzer stated City staff has since conducted additional review of the city records relating to 
the Inglenook Condominium Planned Unit Development (PUD) including the building permits 
issued for the construction of the homes as well as building additions.   It appears that the 
building construction within the development has previously encroached upon the required 
perimeter building setback for enclosed or unenclosed porches, steps, patios or similar 
construction on one occasion.  Schweitzer stated we also learned that the Inglenook 
Development agreement specified that future landowners within the PUD would not be able to 
seek any variances from the Zoning Board of Appeals once the project was constructed.  
 
Schweitzer stated in order to build the proposed building addition within 10 feet of the rear yard 
the applicant will need to seek a major change to the Inglenook Condominium Plan.  He stated 
this review requires a public hearing review and recommendation from the Kentwood Planning 
Commission and a subsequent public hearing and final decision from the Kentwood City 
Commission.   
 
Schweitzer stated because this is an enclosed deck that is why the 30 foot setback comes into 
play. He stated the ordinance in the PUD zone does give the planning commission some 
flexibility in terms of rear yard requirements on individual units.  
 
Schweitzer stated in order to consider a lesser main building setback there has to be a park or 
open space common to that area. In this situation, there is no common open space area or parks 
abutting the rear yard of the home at 2187 West Greenstone.  The adult foster care small group 
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home building and adjacent single family detached building are both within 30 feet of the 
common lot line nearby the homes at 2187, 2181 2193 and 2199 West Greenstone. In contrast, 
there is a 50 foot landscaped setback on the church property to the west of the condo buildings 
addressed as 2207, 2219, 2225, 2236 and 2241 West Greenstone. Schweitzer stated according to 
provisions in the ordinance as far as giving flexibility it would appear there is greater basis along 
this side of the site for this type of relief as opposed to the this area right here.  
 
Benoit questioned how the building is 26 feet from the property line but the setback is 30. 
Schweitzer stated staff looked through the building permit records and it appears when it was 
built it had the extension in there, it appears to be an administrative error and not catching it at 
that time. Benoit questioned since one or more of these homes are in violation of the zoning 
ordinance whether they are considered non-conforming structures now. Schweitzer stated yes. 
Benoit stated we can fix this one if we change the PUD, but questioned whether any other home 
may have a deficient building setback. Schweitzer stated as long as the commissioners are 
looking at this PUD, we can look at those that are also not consistent with it. Schweitzer stated 
this would be the opportunity to correct that so they are conforming. Benoit stated we don’t want 
to set a precedence. Benoit stated he doesn’t want to do this just for one person. Benoit stated a 
lot of zoning ordinances states with nonconforming structures you can’t add onto it. Schweitzer 
stated that is where if there is a change to the PUD then it becomes conforming.  
 
VanderHoff stated he would be against approving them building a sunroom within 10 feet of the 
property line. 
 
Jim and Jennifer Foerster were present.  Jim Forester stated he would like to add that the 
condominium board has to approve any addition outside a building. He stated not every 
homeowner can go out and add onto their home. Jennifer stated they surveyed the homeowners 
and got their approval and they also had their meeting with the condo association and the group 
discussed it as a whole and they have a unanimous approval from the residents. 
 
Pemberton stated he sees two issues, one is housekeeping and bringing these homes into 
compliance with the current setbacks that are there. He stated if we did make a major change to 
the PUD it would clean that part up. Pemberton stated the next issue is whether or not we want to 
make provisions for that setback to be even shorter. Pemberton questioned if fire had a problem 
with getting to the back of the building with only 10 feet. Schweitzer stated they didn’t highlight 
that in their review. 
 
Jennifer clarified they are not doing an enclosed room it is just a porch with screens. Schweitzer 
stated from a zoning standpoint we consider that to be enclosed.   
 
Little stated he does have concerns about the 10 foot setback. He stated he is not totally opposed 
to making some adjustments, but he thinks a 10 foot setback is not sufficient. 
 
Fox stated he is not as concerned in this instance with the 10 foot setback because of what the 
property backs upon to. He stated the issue that presents is if we do it for one, then we open it up 
for the entire PUD.  



Proposed Minutes 
Planning Commission 
July 10, 2018 
Page 6 
Dave Kennedy, President of Inglenook Condo Association was present. He stated the association 
does not allow changes to Inglenook very easily. He stated when the Foeresters came to them, 
they felt this would work at this location. He stated as an association they discussed thoroughly 
the ins and outs. The conclusion was the general solution for changing the PUD would be best, 
but every individual request for a change would still have to come before their own Board before 
anything could be allowed. He stated they have turned down many requests. He stated he wants 
to assure the commissioners that they do plan to exercise due diligence to any request. He stated 
their own evaluation when they looked at the 36 units, is that there were only a very small 
handful of units for which this would even be a possibility. He stated there are privacy issues and 
people being close to neighbors and they are very sensitive to all of these kinds of requests. 
 
VanderHoff stated we have to enforce our setback and our ordinances. He stated he has no 
problem cleaning it up and making it 26 feet if that cleans up the non-conforming issues but he 
would not be in favor or vote for a 10 foot setback. 
 
Schweitzer stated for the public hearing we will go around and see how close they actually are. 
 
J. New Business 
 

There was no new Business 
 
K. Other Business 
 

1. Zoning Ordinance Accessory Building Discussion 
 
Pung stated in March of this year the Planning Commission reviewed and recommended to the 
Kentwood City Commission amendments to Sections 3.15 and 3.16 Kentwood Zoning 
Ordinance relating to accessory structures. Upon further review by staff of the proposed 
amendments, several inconsistencies and conflicts with the existing ordinance language were 
identified. The City Commission, upon recommendation by staff, did not adopt the proposed 
amendments relating to accessory building. After additional review and discussion, staff have 
developed revised amendments for Sections 3.15 and 3.16 for planning commission 
consideration.  
 
Pung stated some of the main changes involved adding a table which would now call out the 
number of accessory buildings that a property can have based on their size and whether the first 
accessory building was attached or detached. Currently this is in text and hopefully this will 
make it a little easier to understand. Pung stated as part of that, we also eliminated platted versus 
unplatted lots based on the size of the lot. That shouldn’t make a difference. It is all strictly the 
size of the lot with regards to getting the larger accessory buildings. In the past if it were an 
unplatted lot with 1 acre you could have a 960 square foot detached building, but it had to be an 
unplatted lot. He stated we took that reference out.  
 



Proposed Minutes 
Planning Commission 
July 10, 2018 
Page 7 
Pung stated another change under accessory uses exempts swimming pools from the lot area 
requirement for maximum coverage. That was also added under section 3.15 for accessory 
building itself so that it is covered in both areas.  
 
Pung stated we also eliminated the penalty for larger lots. The ordinance currently says if you 
have an unplatted lot of more than one acre you can have 1 detached accessory building up to 
960 square feet. Pung stated on a normal lot if you have a detached garage you can have 1 more 
detached accessory building. As no proposed, if you are on a large lot with a detached accessory 
building you can still get a second accessory building like other lots could.  
 
Pung stated on lots of more than 5 acres we are allowing for a larger accessory building than 
currently allowed, currently it is 960 square feet. We have broken it down to 1 acre or more up to 
5 acres they can still have the 960 square feet but a lot of more than 5 acres you can have a 1,100 
square foot detached accessory building. 
 
Schweitzer stated staff wanted to bring these changes to the commissioners attention and explain 
before we took it back through the process. 
 
Fox wanted clarification as to what residential purpose is defined as. Golder stated you can’t live 
in your shed. Schweitzer stated if it is a residential property the principle building is residential 
and accessory building is not.  
 
Discussion ensued. 
 
Schweitzer stated you can’t have a lot and put an accessory building on there by itself. 
  

2. Review/Discussion of Master Plan Update 
 
Methodology  
The following set of Planning Principles were initially developed based on meetings and 
workshops with stakeholders and a Citizens Advisory Council, with additional refinement by the 
consultant team during the 2005 Master Plan Update process. Now, as in 2012, we are reviewing 
these principles to ascertain their current relevance and updated with the changes that have taken 
place. Much has changed in the city since 2012.  
 
First, the national and state economies, most notably in the manufacturing sector, have 
undergone a resurgence. A significant part of the city’s economy is still based on manufacturing 
operations. With the return of manufacturing processes in the state and in the country, a large 
number of manufacturers have remained and expanded their business in Kentwood while other 
new industrial businesses have relocated here. Second, while energy issues continue to be at the 
forefront of the economy, new energy technologies have reduced the primary reliance upon 
refined oil products. Businesses that rely heavily on use of energy may be able to draw upon 
these sources of energy as well as refine their processes to be more energy efficient. In addition, 
as a result of the ongoing concern regarding energy, being “green” is still desirable for both 
businesses and residents of the city. Third, trends suggest that household size has leveled off. Yet 



Proposed Minutes 
Planning Commission 
July 10, 2018 
Page 8 
many of the undeveloped portions of the city are planned for single family detached residential 
use. In the future, the market for large houses may be reduced and the need for affordable 
housing choices will increase. Fourth, the cost of transportation for individual consumers has 
moderated, however, it may still have a direct impact on development patterns and housing 
choices. Fifth, the Silver Line Bus Rapid Transit service was implemented in August of 2014 
along Division Avenue. The BRT is anticipated to have a major impact on a part of the city that 
has long been in decline. Lastly, there have been concerns in the past several years regarding the 
decline of some of the city’s retail areas. As new retail venues develop in the metropolitan area, 
the older venues tend to post high vacancy rates and less desirable tenants. Woodland Mall has 
taken a bold step to purchase and demolish the former Sears store to make way for a fresh new 
wave of retail lease space anchored by the Von Maur department store scheduled to be 
completed in the fall of 2019. In addition, Woodland and its other major anchors, JC Penney and 
Macy’s, are working together to upgrade the overall parking facilities and building facades to 
compliment the new investment. These measures are anticipated to keep the retailers strong in 
and around the 28th Street and East Beltline intersection.  
 
The 2018 Update will reflect relevant principles from the prior plans, and will include several re-
stated principles that relate to the changes the city has seen in the past six years. The principles 
express key planning priorities and intentional actions that should inspire and influence future 
master plan and land use changes that are considered by the Kentwood Planning Department, the 
Planning Commission, and City Commission.  
 
Guiding Planning Principles  
 

1. Open Space and Greenway Network  
 
2. Mobility 
Major Arterials  

o Primary Intersections  
o Trails  
o Transit Corridors and Services 

 
3. Place Strengthening  
Gateways  
Sharpening the Sense of Place  
4. Partnerships and Organization  
 
5. Sustainability 
  
6. Commercial Development/Redevelopment 
 
Planning Principle 1: Open Space and Greenway Network  
 
Kentwood contains significant wooded areas and is laced with several important wooded streams 
and drainage corridors, such as Plaster Creek. The City also contains a number of important 
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undeveloped properties in addition to 16 existing public parks/linear parks and an additional 5 
planned park facilities. These natural resources constitute a unique identity for Kentwood and the 
City should work to establish these existing open, green, and undeveloped spaces into a 
community-wide network of natural systems. This network would contain a combination of 
parks, protected lands, and appropriate “cross country” trails designed as recreational and 
economic resources for community use.  
 
Other elements of “green infrastructure” such as non-motorized facilities, trees, and streetscape 
improvements within the public rights-of-way can become a part of the green network.  
Therefore, efforts should continue to be pursued to re-populate traditional tree planting within 
the curb strips along existing neighborhood streets and assure the installation of trees along new 
neighborhood streets.  Along high traffic arterial streets with greater speeds there are also 
environmental and aesthetic benefits to trees placed along the street and within medians that can 
be achieved when carefully balanced with traffic safety considerations.   
Previously, the issue of the maintenance of open space has created some question as to whether 
the city ought to acquire additional open space due to its ongoing maintenance cost and the stress 
that would place on the city’s operating budget. Subsequently the city should consider measures 
to assist in the reduction of maintenance costs to the city such as private maintenance of parks 
and open space and use of native plantings on city properties.  In addition, the city could 
consider the pursuit of a dedicated millage that includes the funding of ongoing park and open 
space maintenance costs.  
 
The Non-Motorized Facilities Plan adopted in April, 2017 includes future trail development 
through and along an open space network of wooded streams and drainage corridors that provide 
residents with connections to existing and future parks, commercial areas, employment centers 
and other community facilities. 
 
It will be important to develop the open space network with an organizational partner (such as a 
local land conservancy, the Nature Conservancy, or Kent County) with the technical 
understanding, financial footing, and regional open space planning perspective to plan and 
implement a coherent, sustainable open space network for Kentwood.  
 
VISION:  

1. Open Space and greenways are important to the city and bring sustainability, health 
benefits, livability, and economic, employment and recreational opportunities.  

2. City shall recognize and protect Plaster Creek and its associated wetlands and vegetation 
as an important community resource.  

3. The city will continue its efforts to replenish and expand the green canopy along city 
streets. 

4. City shall establish and maintain its greenways and open space networks.  
5. City will continue to establish trail connections between parks and other public facilities 

and residents.  
 
TASKS:  
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a) Resurrect the Open Space Committee and meet with other similar organizations in 
adjacent communities. The city will endeavor to increase the number of non-
motorized trail interconnections with the adjacent communities.  

 
Schweitzer stated we need to update where we can get some interconnection 
along the common border and should incoporate in the updated plan.  
 

 
b) Inventory natural features and green infrastructure including street trees within 

public rights-of-ways.  
 

Schweitzer stated intern Brandy Bale is going throughout the City to identify 
and document the exact location of trees, condition, age, size and if there are 
utility lines.  

 
c) Review and upgrade current zoning ordinance requirements for green space in all 

residential developments. The city and developers could partner on PUD 
developments that emphasize clustering of housing units to more effectively 
preserve open space areas.  

 
d) The city shall inventory private open space, which is part of the open 

space/greenways network.  
 

e) City will strive to acquire open space and look into ways to reduce costs of 
maintenance, including through the use of low maintenance native species 
plantings.  

 
f) The city shall consider asking voters to approve a park millage renewal that 

includes funding for the maintenance of parks and open spaces.  
 

g) Connect pedestrians to transit and parks; provide bike lanes within existing street, 
increase or maintain current tree canopy.  

 
h) Continue to replace trees lost to the Emerald Ash Boer or to disease and continue 

to use a variety of species to prevent a similar devastation of trees in city rights-
of-way and city properties in the future. A plan will be developed outlining which 
street corridors need replacement/supplemental street trees, prioritizing when 
trees could be placed, as well as potential funding sources for grants to offset 
costs. 

 
i) The city will investigate the potential for a “tree nursery” to grow trees that can be 

used for tree replacements on public streets and within parks. 
 

j) The city will strive to become a bike friendly community.  
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k) The city will investigate the benefits of Low Impact Development stormwater 
management techniques. (Reconcile with State Stormwater Management Rules) 

 
Planning Principle 2: Mobility 
Kentwood’s transportation network is has been historically designed to move persons and goods 
throughout the community primarily in single occupant motor vehicles or large trucks. The 
network has also contained a parallel but less-extensive network of sidewalks and trails for 
pedestrians and other non-motorized movements such as bicycles and in-line skaters. Going 
forward, we will expand the focus to place greater emphasis on the mobility options for the 
movement of people and goods. There are five elements that make up this Mobility Planning 
Principle:  
 
A) Major Arterials 
B) Primary Intersections  
C)Non-Motorized Connections 
D) Transit Services 
E) Air and Rail Transport 
 
Holtrop stated a lot of the action items and tasks overlap just so they are worded the same 
or both included 
 
A. Major Arterials  
Major arterial roads are designed to move traffic safely and efficiently with adjacent land use and 
planning issues handled at appropriate scales. All of Kentwood’s arterial streets are built to final 
grade, meaning that they are designed to at least meet the projected traffic volumes for the 
foreseeable future.  
 
However, due to their width and the amount and speed of traffic, arterials have become barriers 
to pedestrians, bicyclists, or any form of crossing. The city must strive to improve the safety of 
the streets and to provide for alternate modes of transportation and for safe and efficient means 
of crossing the arterial streets while connecting neighborhoods, businesses, employment centers, 
and recreation centers.  
 
The Non-Motorized Facilities Plan has identified several corridors to reassess as to whether they 
can be re-designed to handle pedestrian and other forms of transportation while still meeting 
traffic capacity. This provides a starting point to undertake further to determine how to support 
multiple modes of transportation. A road that has excess capacity for vehicular traffic might 
allow for the reduction in the number of traffic lanes to enable expanded bicyclists and 
pedestrians access.  
 
VISION  

1. The city will work to provide a street network that is safe and efficient and inclusive of 
various modes of transportation (Complete Streets).  

2. The city will take steps to ensure that street crossings are safe and efficient.  
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TASKS:  

a) The city will systematically evaluate the street corridors identified in the Non-
Motorized Facilities Plan as prospects for a “road diet”. A “road diet” is a reduction 
of the number of vehicular travel lanes on a road, in order to add non-motorized 
facilities.  

b) City shall adopt a Complete Streets policy.  
c) City will consider the addition of bike lanes on arterial streets where a road diet is 

warranted.  
d) City will expand efforts to allow safe crossing of major streets through signalization, 

lane reduction, better crosswalk demarcation, use of refuge islands and signage to 
remove the barriers created by arterial streets.  

e) The city will strive to become a bike friendly community 
 
B. Primary Intersections  
Many intersections along Kentwood’s major traffic corridors have become increasingly complex 
due to increased traffic volumes and adjacent longstanding development patterns that have 
numerous and poorly planned access points. Consequently, ingress and egress is more difficult 
and the visibility of commercial destinations is diminished if proactive measures are not 
undertaken. These conditions warrant a planning approach to accommodate safe traffic 
movement, while creating an improved context for development/business at these intersections 
as development or redevelopment takes place.  
 
This planning approach begins by establishing a planning focus on cross access between adjacent 
properties as well as shared access onto the public right of way. This approach changes the 
planning scale to include a larger area and range of adjacent uses.  Another important facet of 
this planning approach is to plan the reconstruction of roadway intersections taking into account 
the parcels surrounding the intersection. Emphasis is placed on creating and improving inter-
parcel access, rather than creating access points from the intersection for each parcel. 
 
VISION: 

1. Kentwood will provide safe crossing at its intersections and at midblock crossings. 
2. Kentwood will require access between adjacent parcels of land that eliminate the need for 

access onto the public street near intersections. 
 
TASKS: 

a) Kentwood will list intersections where there is a need to provide easier midblock 
crossing and refuge islands on medians to allow additional safety for crossings at 
major intersections. 

b) City will keep drive accesses as far away from intersections as possible. 
c) City will require cross access between parcels of land near intersections to allow 

inter-parcel cross access. 
d) When feasible, the city will connect pedestrian and vehicular movement to an 

adjacent neighborhood to limit the need for neighborhood traffic to travel on arterial 
streets. An example is the commercial center at Bailey’s Grove in which Bailey’s 
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Grove in which residents can enter the development without accessing 52nd Street or 
East Paris Avenue. 

 
Holtrop suggested they change their primary intersection example because you 
can’t legally through Bailey’s Grove portions of the condo areas. 
 

 
e) The city will consider incentives for closure of key curb cuts when better alternatives 

may exist. 
f) For key locations, consider adoption of a PUD that establishes the location of curb 

cuts for the intersection. 
 
C. Non-Motorized Connections 
One of the most successful features of many of the areas’ municipalities is a transportation 
network that allows pedestrians, bicyclists, and other non-motorized networks to travel within 
the metropolitan area and beyond. In surveys conducted by the city, trails have consistently been 
identified as a feature that is valued by city residents. The discussion of trails shall include hiking 
trails, sidewalks, and bike paths, both within and outside of a street right-of-way. 
 
VISION: 

1. The city will make non-motorized travel a priority in its transportation planning. The 
discussion of non-motorized travel shall include hiking trails, sidewalks and bike paths. 
The non-motorized paths will be designed to connect homes, businesses, city services, 
and recreational opportunities both within and outside the city of Kentwood. 

2. Enhance the accessibility to transit for pedestrians, persons with disabilities and bicyclists 
through non-motorized interconnections. 

 
TASKS: 

a) The city adopted a non-motorized facilities plan in April, 2017 to highlight the city’s 
existing and planned trails, paths, public walkways and their connections to other 
walkways outside the city. The City shall implement the Non-Motorized Facilities 
Plan to connect pedestrians to transit and parks and to provide bike lanes within 
existing streets. 

 
b) Incorporate non-motorized connections that link to other trails and to transit services 

as part of any development or re-development review. 
 

c) Kentwood will amend the Subdivision Control Ordinance to require sidewalks on all 
public streets. 

 
Pemberton stated he is all for sidewalks as long as they connect to something. 
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d) Proactively seek out all funding sources for construction and maintenance of non-
motorized trails including Community Development Block Grant (CDBG), Safe 
Routes to School (SR2S), Congestion Mitigation Air Quality (CMAQ) and Act 51 as 
part of all upgrades of public streets.   

 
e) City will pursue designation of “bike friendly community” and will develop stronger 

relationships with bike clubs and groups to push for trails and paths. The city will 
evaluate its system to accommodate commuter cyclists. 

 
f) The city will improve street lighting, cross walk demarcation, and signalization at 

intersections for pedestrian and bike safety. 
 
D. Transit Services 
Public transit in the Grand Rapids region is provided by the Interurban Transit Partnership (ITP), 
known as “The Rapid”. Kentwood contains key public transit service corridors along 28th Street 
(Route 28), 44th Street (Route 44), Division Avenue (Route 1), Eastern Avenue (Route 4) and 
Kalamazoo Avenue (Route 2) as well as the industrial area adjacent to the airport (Route 5 and 
Route 17). Current Rapid para-transit services such as GO!Bus and PASS (Passenger Adaptive 
Suburban Service) provide vital mobility and connections for many Kentwood citizens 
throughout the Greater Grand Rapids community. 
 
In August of 2014 the Silver Line bus rapid transit service was initiated along Division Avenue 
from Rapid Central Station in downtown Grand Rapids to 60th Street.  In August, 2017 the 
Kentwood Division Avenue frontage properties as well as 44th Street frontage properties from 
Division to Jefferson were rezoned to Form Based Code.  The new zoning contains provisions 
for Transit Oriented Development involving both commercial and residential mixed use 
development with an emphasis on walkable site design to increase the number of approved 
residential and commercial uses along the arterial corridor. 
 
In 2018 The Rapid is completing a year-long study to identify, analyze, and prioritize transit 
improvements with the goal of improving the transit experience in the six city area and beyond.  
The study is intended to enhance services by: expanding safe and equitable transit access; 
connecting residents with jobs; and supporting urban revitalization and economic development.  
We anticipate the recommended transit improvements will include service options that are more 
flexible, convenient and accessible to a larger segment of the community. 
 
VISION:  

1. The city will support transit services to provide increased mobility to its citizens.  
2. TOD concepts should be part of any new development or redevelopment that has 

potential for bus service. 
3. The city will support the BRT project for Division Avenue. 
4. The city will connect transit routes to other modes of transportation.  

 
      TASKS:  

a) Encourage mixed use and higher densities around TODs.  
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b) Use a form based code template for future TOD areas.  
c) Make sure pedestrian/bicycle transportation is connected to transit corridors.  
d) Transit service and sidewalk interconnections will be considered for all new 

development and redevelopment. The city will support alternate modes of 
transportation, such as bike paths to allow connections to transit as well as bike 
share, car share and updated Passenger Adaptive Suburban Services (PASS). 

 
Schweitzer stated we have added Air/Rail/Truck Transport. 
 
E. Air, Rail and Truck Transport 
Director of the Michigan Department of Transportation Kirk Steudle introduces the 2017 
Michigan Freight Plan by stating that freight transportation is closely tied to economic 
development in Michigan and is critical to the state’s role as a major domestic and global trade 
partner.  The freight plan provides an account of the current statewide transportation assets and 
needs, paving the way for future progress to be made in support of freight activity and 
investment.  A key component of the state’s plan is to lower cost, reduce time and remove risk 
for firms by developing an efficient logistics and supply chain ecosystem that leverages the state 
assets and provides opportunities for collaboration and partnership. 
As a prominent Michigan community Kentwood possesses a large industrial tax base made up of 
a diverse array of small, medium and large businesses.  The existence of these businesses and 
their ultimate success is a byproduct of the extensive network of highways, State and County 
roadways and railroads that cross through or along the city’s corporate boundaries. These 
networks along with the immediate proximity of the Gerald R Ford International Airport provide 
the community with an exceptional level of access to allow commerce to cost effectively and 
efficiently move raw products and finished goods and thus prosper.  Given the close proximity of 
Lake Michigan coastline communities with deep water ports like Muskegon, waterborne 
transportation network connections can provide added value.  It is therefore important to 
recognize the value of maintaining and improving the variety of existing transportation 
infrastructure and services in order to maintain and improve Kentwood’s standing as a 
prosperous business location. 
The 2018 update of the Gerald R Ford International Airport Master Plan highlights the strong 
steady growth of passenger and freight air traffic in recent years along with continued steady 
growth projected into the future.  To keep pace with this growth the airport master plan outlines 
measures to maintain and expand the airport parking facilities, terminal, cargo facilities and 
airfields as well as replace the airport control tower. 
VISION:  
1.  Plan for roadway improvements to keep pace with the growth in passenger and freight 
activity at the Gerald R Ford International Airport. 
2.  Capitalize on the existing rail facilities within the city limits. 
3.  Draw upon the 2017 State of Michigan Freight Plan to identify the maintenance and 
expansion of assets necessary to develop an efficient logistics and supply chain ecosystem that 
leverages the state assets and provides opportunities for collaboration and partnership. 
 
     TASKS:  
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a) Incorporate the projected passenger and freight growth projections in the update 
of the GVMC Transportation Model. 

 
b) Undertake a Four Corners transportation study to focus in on the roadway 

improvements necessary to address projected growth. 
 

Schweitzer noted that this Four Corners study is underway. 
 

c) Preserve and reactivate the rail spur that runs south off the C&O Railroad line 
from south of 36th Street through sections 24, 25 and 36. 

 
d) Promote/support State rail passenger service study 

 
3. Commissioners’ Comments 

 
VanderHoff stated his last meeting will be July 24, 2018. He stated it has been a pleasure 
serving on the Board. 
 
Commissioners thanked VanderHoff for his service and stated his element of wisdom 
will be missed. 

  
 Sparks thanked the staff for all their hard work. 
 
 Holtrop stated there are a lot of events happening in Kentwood yet this summer. 
 
 Fox stated he will be gone the July 24 meeting. 
 

4. Staff’s Comments 
 
Schweitzer stated July 17 at 5:30 pm there will be a joint Planning Commission, City 
Commission and Park and Recreation meeting.  

 
L. Adjournment  
 

Motion by Commissioner VanderHoff, supported by Commissioner  Fox,                           
to adjourn the meeting. 

- Motion Carried (7-0) – 
- Jones and Kape absent -  

 
Meeting adjourned at 8:55 p.m. 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

JULY 24, 2018, 7:30 P.M. 
COMMISSION CHAMBERS 

 
A.  Chair Jones called the meeting to order at 7:30p.m. 
 
B. The Pledge of Allegiance was led by Commissioner VanderHoff. 
 
C. Roll Call: 
    Members Present: Dan Holtrop, Timothy Little, Mike Pemberton, Monica Sparks, Frank VanderHoff 
    Members Absent: Bill Benoit and Garrett Fox (with notification) 
    Others Present: Community Development Director Terry Schweitzer, Economic Development Planner  
    Lisa Golder; Senior Planner Joe Pung 
 
Motion by Kape, supported by VanderHoff, to excuse Benoit and Fox from the meeting. 
 

- Motion Carried (7-0) – 
- Benoit and Fox absent–  

 
D. Approval of the Minutes and Findings of Fact 
 
Motion by Holtrop, supported by Pemberton, to approve the minutes of July 10, 2018 and Findings of 
Fact for: Case#23-18 Panda Express Chinese Kitchen – Special Land Use and Site Plan Review for a 
Drive-Thru Restaurant Located at 3170 – 28th Street SE 

- Motion Carried (7-0) – 
- Benoit and Fox absent -  

 
E. Approval of the Agenda for July 24, 2018 
 
Motion by Pemberton, supported by Holtrop, to approve the agenda for the July 24, 2018 meeting. 
 

- Motion Carried (7-0) – 
- Benoit and Fox absent - 

 
F. Acknowledge visitors and those wishing to speak to non-agenda items 
 
There was no public comment. 
 
G. Old Business 
 
H. Public Hearing 
 
Case #24-18 Inglenook Condominium – Major Change to the PUD – Located the on the South side of 
Burton 4200 Block 
 



Schweitzer stated the Inglenook Condominium project received final PUD site Plan approval on January 
11, 2005.  The Development Agreement relating to the development specified that the overall PUD 
perimeter side yard and individual rear yard building setbacks to be 30 feet. 
 
Schweitzer stated the property owners at 2187 Greenstone Drive wish to construct a 16’x16’screened 
porch addition to the back of their house.  He stated this would yield a setback of ten (14) feet off the 
perimeter of the condominium site. The Inglenook Condominium Development Agreement requires a 
minimum 30 foot setback off along this portion of the condominium site.  . 
 
Schweitzer stated City staff has conducted a review of the city records relating to the Inglenook 
Condominium Planned Unit Development (PUD) including the building permits issued for the 
construction of the homes as well as building additions.  In addition, drawing upon the engineering plans 
for the utility and street infrastructure, city staff was able to take measurements from the edge of the 
street to reasonably verify that the no building construction within the development has previously 
encroached upon the required perimeter building setback or individual rear yard building setbacks for 
enclosed or unenclosed porches, steps, patios or similar construction along the perimeter of the 
development. 
 
Schweitzer stated the RPUD-1 zoning ordinance provisions allow the Planning Commission to vary the 
rear yard setback of individual dwelling units after consideration of common open space areas or parks 
which abut the rear yard. 
 
Schweitzer stated there is no common open space area or parks abutting the rear yard of the home at 
2187 West Greenstone.  The adult foster care small group home building and adjacent single family 
detached building are both within 30 feet of the common lot line nearby the homes at 2187, 2181 2193 
and 2199 West Greenstone. 
 
Schweitzer stated he is recommending denial of the request of Jim and Jennifer Forester to reduce the 
30 foot overall PUD perimeter sideyard and individual rear yard building setbacks for the Inglenook 
Condominium PUD and as it would specifically relate to the home at 2187 West Green Drive SE as 
described in Case#24-18. 
 
David Kenndy, President of the Inglenook Condominiums was present. He stated he appreciated all the 
work that staff has done and this has taught them a lot. He stated he doesn’t have any disagreements of 
the recommendations of staff. He stated the Forester’s would still like to continue with the project, but 
as he reviewed the documents he doesn’t see a way for them to continue with the project. 
 
Jones opened the public hearing. 
 
There was no public comment. 
 
Motion by VanderHoff, supported by Pemberton to close the public hearing. 
 

- Motion Carried (7-0) – 
- Benoit and Fox absent –  

 
VanderHoff stated he is in agreement of the planning staff’s recommendation and he is not in favor of 
the request. 



 
Little, Holtrop, Pemberton, Kape Sparks and Jones concurred with the recommendation of staff 
 
Motion by Pemberton, supported by Holtrop, to recommend to the City Commission denial of the 
Request of Jim and Jennifer Foerster to reduce the 30 foot overall PUD perimeter side yard and 
individual rear yard building setbacks for the Inglenook Condominium PUD and as it would specifically 
relate to the home at 2187 West Greenstone Drive, SE as described in Case #24-18. Denial is 
conditioned upon basis points 1 – 6 as described in Schweitzer’s memo dated July 19, 2018. 
 

- Motion Carried (7-0) – 
- Benoit and Fox absent -  

I. Work Session 
 
There were no Work Sessions 
 
J. New Business 
 
There was no New Business 
 
K. Other Business 
 

1. Master Plan Discussion 
 
Planning Principle 3: Place Strengthening  
Kentwood is considered a first tier suburb of Grand Rapids, the metro area’s principal central city.  As 
such, it shares many similarities with the areas of Grand Rapids that it borders, as well as with other 
inner suburbs; thus, distinctions between governmental units blur and a clear identity is not readily 
noticed.  Recognizing this, the following planning ideas are meant to help distinguish Kentwood within 
the metro area and create a fresh expression about its identity. 
 
A.  Gateways  
Gateways are simply marks of distinction within the community, and are typically placed along city 
boundaries on arterial roadways in visible and strategic locations. Gateways and gateway treatments 
can vary widely – and often involve art/urban/constructed works, special landscaping treatments, or 
very unique “artifacts”; for example, the Uniroyal automobile tire along Interstate 94 just outside 
Detroit, acts as a gateway into that city. These gateway icons should be taller than wide and should be 
illuminated at night. 
 
To date the City has installed entrance signs at the following five locations 1) Kalamazoo Avenue median 
north of 60th Street, 2) Kelloggwoods Drive at the entrance to Kelloggwoods Park, 3) northwest corner of 
44th Street and Patterson Avenue, 4) north side of 28th Street west of Patterson Avenue, and 5) south 
side of 44th Street east of Division Avenue but no prominent features have been constructed or 
proposed. 
 
VISION: 
1. The city will establish more prominent gateways at the major entrances to the city, including, but not 
limited to, 44th Street and Division Avenue, Patterson Avenue and 28th Street, East Paris Avenue near 
Lake Drive, or other key locations. 



 
     TASKS: 

a. Kentwood shall determine the gateway locations and note on the Future Land Use 
map. 

 
b. Determine process for the gateway features. 

 
c. Secure funding and sponsorship for gateway development and site maintenance. 

 
d. Several potential gateway locations were identified during the 2005 planning 

workshops, and were initially categorized as either “urban” or “green” gateway 
opportunities. This gateway planning concept is not the highest priority of 
Kentwood, but deserves additional attention and should be kept in mind as an 
enhancing element of future plans. 

 
Figure 11: Gateway Map. 
 

 
 
Figure 12: Two Sample Illustrations of a Gateway location at the 44th Street and Division Avenue 
Intersection 
 



 

 
          
B. Strengthening the “Sense of Place”  
In a metropolitan area with so many similar looking commercial developments and residential projects, 
it is important to continue to seek distinction and a sense of place in future Kentwood plans.  By thinking 
in terms of neighborhood and pedestrian scale, and by beginning to cluster a wider variety of uses 
(commercial combined with residential, community services, green space and recreation, for instance), 
greater distinction will begin to emerge.  These planning ideas will foster unique combinations of 
projects, increase an area’s identity and usefulness, and engender a greater sense of community and 
resident pride.  
 
 
 
Figure 13: Example of how a Sense of Place may be strengthened 
 



 
 
 
VISION 
1) The city will strive to be a unique place where people will want to live and visit. 
 
    TASKS 

a) The city will encourage continued investment in properties and businesses. 
b) The city will offer a sense of place by taking advantage of amenities—Plaster Creek, 

Patterson Farm, Heyboer farm, etc. as unique features to the city of Kentwood. 
c) Kentwood will continue develop events such as a farmers markets, concerts, art fairs etc. 
d) The city will encourage architectural quality for existing businesses to improve the sense of 

place.  For example, the improvements that were made to Woodland Mall such as the 
Barnes and Noble and the plaza area helped to improve the sense of place for Woodland 
Mall. 

e) The city will continue support the Division Avenue BRT. 
f) The city will adopt the City Campus Plan into the Master Plan. 
g) Kentwood will work with business and neighborhood associations to establish an identity for 

their business or residential district. 
h) The city will support public art to improve the sense of place and provide cultural 

enrichment. 
i) The city will continue to support events at the library that will help develop a sense of place 

for the City Campus area. 
 
 
Planning Principle 5:  Partnerships and Organization 
While the City of Kentwood has the ability to plan land uses and growth within its borders, there are 
many external factors that affect the City’s planning efforts.  Traffic, transportation, housing, economics, 
ecology, and market dynamics are all influenced by regional forces that span geopolitical boundaries.  
Therefore, decisions made by communities across the greater Grand Rapids metropolitan region affect 
neighboring jurisdictions.  To best address transportation, housing, economic and environmental 
concerns, Kentwood must engage the adjacent cities and townships in partnerships so that the issues 
pertinent within each community, as well as each community’s independent vision and future plans can 
respond to external influences.  Building upon the cooperative examples advocated by the Grand Valley 



Metro Council (GVMC) the City of Kentwood will work to develop these mutually beneficial collaborative 
relationships to help guarantee that the recommendations in this Master Plan, in addition to future 
planning efforts, are neither conflicting nor redundant.  Due to changes in Michigan law, there are now 
provisions for expanded multi-jurisdictional planning opportunities and greater regional cooperation.  
Thanks to this enabling legislation, it is now possible for municipalities to work together to address 
planning issues that cross geopolitical boundaries. 
This planning principle permeates the city’s Planning Principles as regional cooperation and open 
dialogue is critical to successfully implementing many of these ideas.  Partnerships, furthermore, are not 
limited to governmental partnerships.  In fact, it will often be public-private partnerships that are most 
effective at implementing many of the planning principles in Kentwood. 
VISION: 

1. Kentwood will continue its strong partnerships with the Grand Valley Metro Council, the ITP, 
The Right Place, Inc., the Wyoming/Kentwood Chamber of Commerce, the Kent County Road 
Commission, the Four Corners Study Group, and area municipalities.  Kentwood will work with 
these organizations to coordinate planning and economic development in the region. 

 
    TASKS: 

a) Coordinate the connection of bike trails in the community. 
 

b) The city will use tax base sharing and other economic tools to retain businesses in the area. 
 

c) Kentwood will work with GVMC on regional planning issues. 
 

d) Kentwood will look into cooperative agreements between municipalities for municipal 
services. 

e) The city will work with adjacent communities to establish DDAs (Downtown Development 
Authorities), Corridor Improvement Authorities, or other incentive programs to benefit both 
communities in the provision of economic development programs. 

 

f) Kentwood will improve communication with the public by using social networking sites and 
other methods. 

 

Pung stated we will change this to say will continue to. 
 

g) Kentwood will collaborate with the Four Corners Planning Group on issues facing the 
communities on the southeast side of Grand Rapids. 

 

Jones questioned the Four Corners and stated there needs to be some 
discussion about what housing is going to be 
 
 
Planning Principle 5: Sustainability  
The word sustainability for a community includes the concept of managing a community’s resource base 
such that future generations can enjoy the same or improved quality of life.   It is not only a concept that 
addresses the maintenance of the environment, but also for the ongoing operation and prosperity of the 
community and the health of its citizens.  Although sustainability is broad term that can be defined in 



many ways, the Master Plan will focus on the sustainability goals and tasks that may have an impact on 
land use or development issues facing the city.  
 
VISION: 
1. The city of Kentwood will strive to be a sustainable community through its efforts to maintain and 
improve the city’s environmental quality, to sustain itself financially over time, to promote a healthy 
living environment for its residents and to use its resources wisely.  The Master Plan will address the 
sustainability principles which impact land use decision making and development in the following areas: 
greenspace, economic sustainability, resources, and healthy living environment.  It is anticipated that 
the city’s focus on and attention to sustainability will attract and retain residents and businesses to the 
city. 
 
TASKS -- Greenspace   
a.  Maintain and improve the city’s public parks and greenspaces and improve citizen access to these 
areas. 
 
b. Plant trees to create more livable community.  Specific yearly goals should be established for the 
number of trees to be planted, and the goal incorporated into the city’s Schedule of Capital 
Improvements and budget.  Emphasis should be placed on replacing ash trees that have died or have 
been removed from city streets. A program of tree donations should be established to reduce costs. 
 
c.  Increase the number of non-motorized trails through the community and connect these trails to 
parks, schools, shopping, workplaces, and transit. The non-motorized Plan shall rank the trails by 
priority, and the Plan shall be used in establishing projects for the Schedule of Capital Improvements.   
 
d.  Continue work toward the adoption and enforcement of new storm water management techniques 
that improves water quality, air quality, aesthetics and adds natural features to the built environment. 
 
e.  Review maintenance policies to eliminate products or practices that will damage the environment. 
 
f.  Continue to add parkland and open space as necessary to provide access to natural systems for city 
residents.  Additions to parkland and open space shall be made with maintenance responsibilities in 
mind. 
 
g. City will continue to incorporate requirements for greenspace into developments. 
 
TASKS – Economic Sustainability 

a) Continue to support the ITP and require transit stops near new developments; continue 
support of Form-Based Code on Division Avenue to allow flexibility in the land use and 
more attractive development. 

 
b) Work to encourage and promote mixed use developments to cut down on commute times 

for area workers and reduce traffic.  
c) Encourage redevelopment of contaminated properties in the city to allow for the more 

productive reuse of property, and make property owners aware of programs for these 
contaminated (brownfield) properties.  

 



d) Re-occupy foreclosed, vacant properties; make use of the Kent County Land Bank Authority 
as needed. 

 

Golder stated Kent County Land Bank is now Nova Lab. She might take 
this one out. 

 
e) Kentwood will promote both the Kentwood as well as the Kent County Homeowner Loan 

Program to preserve and improve the housing stock in the city. 
 

f) Continue work to make Kentwood a place in which people will want to stay and invest, in 
order to maintain the tax base and services. 

 
g) Promote environmental sustainability to attract new businesses and residents to the city 

and will provide a way that Kentwood can distinguish itself from other communities. 
 
 
     TASKS -- Resources/Recycle/Energy Conservation 
Kentwood will continue to improve water quality through its adoption and enforcement of the new low 
impact storm water management techniques to reduce the amount of storm water runoff and improve 
water quality, air quality, and reduce water usage.  
 

a) New municipal buildings in Kentwood will be built to LEED Standards 
b) Promote recycling and support recycling programs to reduce waste at city facilities. 
c) Kentwood will encourage the redevelopment of contaminated sites within the city. 
d) Use of renewable energy when feasible, reducing waste of natural resources, and by 

encouraging Kentwood residents, businesses and industry to become partners in this effort.  
e) City will conduct an energy feasibility study or audit to measure and improve energy efficiency.  
f) Continue upgrade of city facility and street lighting to LED.  
g) Continue to find ways to eliminate waste in the water system through meter replacement. 
h) Offer incentive programs to encourage residents and businesses to save water—low flow 

fixtures, etc. 
i) Partner with businesses to decrease energy and water usage through conservation. 
j)  Work with Grand Rapids to identify businesses that use significant quantities of water and work 

to find ways to conserve. 
k) Decrease the need for water for landscaping by use of native species or other landscaping that 

require less water.  Consider changing city’s landscaping requirements to allow landscaping 
using less water.  

l) Explore use of alternate energy sources reduce barriers to their use, including the installation of 
solar panels on the landfill or on other property as well as the capture of land fill gases of 
conversion to energy.  

m) Use City of Kentwood or Kent County Housing Commission funds to promote ways to save 
energy for homeowners.  

n) City will expand opportunities for recycling as well as composting of yard waste. 
 
 
TASKS -- Healthy Community 



a) Promote healthier lifestyles through connection of open spaces to allow the opportunity for 
walking, biking, and other means of transportation. Specifically the city will increase the number 
of non-motorized trails through the community and connect these trails to parks, schools, 
shopping, workplaces, and transit. The non-motorized trails and its ranking by priority can be 
found in the non-motorized plan for the city. 

 
b) Kentwood will continue to improve water quality through its adoption and enforcement of new 

low impact storm water management techniques to reduce the amount of storm water runoff 
and improve water quality, air quality, and reduce water usage. An example is the incorporation 
of rain gardens into a development to reduce storm water runoff and improve water quality.  

 
c) The city will promote and encourage community gardens. 

  
d) The city will continue to support  its farmers market and improve accessibility to area residents. 

The city will encourage use of non motorized facilities to access the market. 
 
Planning Principle 7: Commercial Development/Redevelopment  
Kentwood is known for its shopping centers that for years have provided the Grand Rapids area with the 
only regional shopping venue. Now several regional shopping centers exist, and the city’s Woodland 
Mall has to work harder to keep its market share of sales.  
Woodland has had to continuously improve its image and offerings to keep up with more modern 
shopping centers. The anticipated addition of the Von Maur store will keep the mall current and 
relevant in the market, even as many malls are predicted to close across the country.  The success of 
many Kentwood businesses on 28th Street depends on the continued success of Woodland Mall.  
 
In addition, many other smaller commercial areas provide goods and services to Kentwood residents 
and businesses. Some show signs of aging and others suffer vacancies due to the changing nature of 
retail sales. These commercial districts also need to be supported by the city. There may be some 
commercial areas in the city where retail uses no longer seem appropriate. These areas could be re-
purposed for another use. Likewise, there are some areas that may need additional commercial depth 
and density in order to be successful. The city must re-plan these areas as well.  
 
Many new, successful commercial developments are incorporating mixed-use development into their 
centers. Transit Oriented Developments (TODs) are also appropriate land uses that could accompany 
commercial redevelopment. TODs are developments that are in close proximity to major transit routes, 
and incorporate elements of commercial, office, and high-density residential uses. Locations for TODs 
are highlighted on the city’s Future Land Use Map.  
 
One of the most obvious candidates for redevelopment of an older commercial area is the Division 
Avenue corridor. Since the adoption of the 2012 Master Plan, the city has developed and adopted a 
Form Based Code for the corridor.   
 
VISION:  
1.  The city wants its commercial areas to succeed, and therefore will support commercial development 
and redevelopment and create opportunities for its success.  
2.  In dominant retail corridors such as the 28th Street and 29th Street corridor, it may be necessary to 
re-assemble properties into larger parcels and to think more comprehensively about access roads and 
parking rather than the single-purpose models of the past.  



 
3. Kentwood will make commercial areas more viable by making them accessible to pedestrians, 
bicyclists, and transit services, and by encouraging adjacent residential uses to connect to retail uses. 
4.  Kentwood will use available tools to encourage the health and success of commercial development in 
Kentwood.  
5.  Kentwood will continue efforts to be business-friendly and encourage the expansion of businesses in 
the area.  
 
6.  The city will monitor the success of commercial areas of time to determine whether to introduce 
mixed use development into struggling commercial corridors. 
 
 
TASKS -- General 

a. The city shall identify areas of potential decline and consider which areas may need to 
be re-planned or re-purposed within commercial areas, including the 28th Street/29th 
Street corridor.  

 
b. The city shall meet with property owners and realtors along the 28th Street and 29th 

Street corridor to gain an understanding of issues that fact the area and how the city 
may be able to assist. 

 
c. The Master Plan will incorporate locations for transit oriented development. Zoning 

regulations for TODs may be developed for these areas.  
 

d. The city will develop a definition or understanding of mixed-use development and how 
it applies to communities in Kentwood.  

 
        TASKS -- Division Avenue:  

a. The city will continue to work with the city of Wyoming to make public improvements to 
the Division Avenue corridor 

 
b. The city will explore funding mechanisms to help with envisioned public improvements for 

the corridor, such as a Corridor Improvement Authority, or other mechanisms to promote 
and improve the area. 

 
c. The city will proactively meet with housing developers to gain an understanding of 

barriers to residential development along the Division Avenue Corridor. 
 
    TASKS -- Woodland Mall and the 28th Street area.  

a. Support the efforts of Woodland Mall to be successful.  
 

b. Encourage support of a Corridor Improvement Authority or DDA for the 28th Street 
corridor.  

 
c. Support the concept of Woodland Mall as a transit oriented development by 

encouraging and accommodating various types of transit to Woodland Mall. This would 
include support of a transit hub near the mall, additional sidewalk and pedestrian 
access, bike racks; etc.  



 
d. Support uses that keep 28th Street a vibrant retail area. 

  
e. Improve access by requiring streets to accommodate alternate modes of transportation  

(Complete Streets). 
  

f. Improve aesthetics of 28th Street through landscaping, signage, etc.  
 

g. Improve pedestrian access along the corridor and to the businesses through sidewalk 
connections. 

 
h. Consider allowing other compatible uses, such as residential uses, along the 28th Street 

corridor to allow for more customers and activity for the retail development.  
 

i. For areas in decline, encourage the addition of mid-block streets or access to increase 
visibility and access to commercial areas and allow for the potential for more mixed use 
development.  

 
     TASKS -- Neighborhood commercial:  

a. Encourage the establishment of business associations.  
 

b. Distribute information on loan programs available to small businesses.  
 

c. Encourage mixed use to reduce vacancies and increase potential shoppers to the area.  
 

d. Identify areas where the amount or type of commercial retail is no longer viable, and 
recommend additional/alternative uses for these areas.  

 
e. Incorporate standards for redevelopment to encourage desired elements such as mixed-

uses and green space.  
 

f. Ensure that all commercial areas are accessible to all modes of transportation.  
 
 
 
 
 
 
 
 

2. Commissioners’ Comments 
3. Staff’s Comments 

Adjournment 
 

 
 
 
 



 
 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

AUGUST 14, 2018, 7:30 P.M. 
COMMISSION CHAMBERS  

 
 
A. Vice-Chair Holtop called the meeting to order at 7:30 p.m. 
 
B. The Pledge of Allegiance was led by Commissioner Holtrop. 
 
C. Roll Call: 

Members Present: Bill Benoit, Garrett Fox, Dan Holtrop, Ed Kape, Timothy Little, 
Monica Sparks 
Members Absent: Sandra Jones and Mike Pemberton (with notification)     
Others Present:  Community Development Director Terry Schweitzer, Economic 
Development Planner Lisa Golder, Senior Planner Joe Pung and Planning Assistant 
Monique Collier 
 
Motion by Fox, supported by Sparks, to excuse Jones and Pemberton from the 
meeting. 

- Motion Carried (6-0) – 
- Jones and Pemberton absent -  

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Fox, supported by Commissioner  Kape, to approve the 
Minutes of July 24, 2018 and the Findings of Fact for:  Case#24-18 – Inglenook 
Condominium – Major change to the PUD - Located the South side of Burton 4200 
block  

- Motion Carried (6-0) – 
- Jones and Pemberton absent - 

E. Approval of the Agenda 
 

Motion by Commissioner Benoit, supported by Commissioner Sparks, to approve 
the agenda for the August 14, 2018 meeting.  
 

- Motion Carried (6-0) – 
- Jones and Pemberton absent - 

 
F. Acknowledge visitors wishing to speak to non-agenda items. 
 

There was no public comment. 
 
G. Old Business 
 

There was no Old Business 
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H. Public Hearing 
 

There were no public hearings. 
 
I. Work Session 
 

There were no work sessions 
 
J. New Business 
 

Motion by Benoit, supported by Kape, to set a public hearing date of September 11, 
2018, for: Case# 25-18 – Home 2 Hotel – PUD Rezoning and Preliminary PUD Plan 
Located at 4260 Sparks Drive; Case#26-18 – Home 2 Hotel – Special Land Use and 
Final Site Plan Review Located at 4260 Sparks Drive 
 

- Motion Carried (6-0) – 
- Jones and Pemberton absent - 

K. Other Business 
 

1. Master Plan Discussion 
 
Golder discussed the current Master Plan sub areas including what has occurred since the Master 
Plan was adopted. She also posed the following questions regarding each of the 2012 sub areas: 
do we need to change anything; is it still relevant; and should we have public meetings and/or 
meet with the property owner. 
 
Division Ave 
 
2012 Issues: 

Disinvestment, need Form Based Code 
Lack of depth in front yard 
Lack of green space/trees 

 
2012 Recommendations: 

Form Based Code, including ability for increased density around stations, 
greenspace, non-motorized, medians, mixed use 
Gateway opportunities 
Work with Wyoming and Grand Rapids on joint committee, form based codes 

 
What has occurred since: 
 BRT established and running since August 2014 
 Joint meetings with Wyoming 
 FBC developed and adopted 
 Landscaped medians 54th-60th constructed 
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 grant application pending for planning 
 a few projects, generally not consistent with FBC uses 
 
 
Golder stated her thought is to highlight specific areas along Division Avenue for 
marketing including the acreage and what the community vision is for the parcel of land. 
She suggested to come up with a couple of sites concentrating on the area from 52nd Street 
to 60th Street where we might want to do additional detailed planning. In addition we could 
work with the City of Wyoming to develop a corridor plan for the entire Division Avenue 
frontage in Kentwood. These tasks would serve as our Redevelopment Ready Community 
Plan. 
 
Discussion ensued regarding Popeye’s and Form Based code at 54th and Division. 
 
Golder stated she thinks it would also be a good exercise to go through to help people learn 
Form Based Code better. 
 
 
44th and Breton 
 
2012 Issues: 

• Lack of vitality and growth, vacancy 
• Visibility of uses 
• High traffic, walkability concerns 

 
2012 Recommendations 

• Identified area as potential for mixed use 
• Identified area as potential TOD given density 
• Additional access for pedestrians and bikes 
• Possible farmers market 

 
What has occurred since 2012 

• Redevelopment of intersection 
• Sale of corner building to new owners 
• City develops bike path down Breton, connecting city hall area to commercial area 
• Expansion of Horrocks and full occupancy of surrounding retail tenant spaces 
• More success of stores within the Bretwood mall—Biggby, restaurants, Ross Medical, 

barber school 
• Farmers market at City Hall 

 
Discussion ensued concerning community awareness of the Saturday Farmers Market located in 
front of the Library. 
 



Proposed Minutes 
Planning Commission 
August 14, 2018 
Page 4 
Fox stated if we are unable to come up with ideas for changes he suggested shifting our 
efforts into marketing more in this area.  Golder stated the MEDC could assist in the 
efforts. Holtrop suggested dropping this sub area from the Master Plan.  
 
44th /Kalamazoo 

• No gateway, heavy traffic through area 
 

2012 Recommendations 
•Redevelopment of vacant parcels trail head/health theme for interests 
 

What has occurred since 2012 
•Redevelopment of Shell Station as a brownfield site, Time Horton’s 
•Redevelopment of the southeast corner 
 
52nd and Kalamazoo: 
 
2012 Issues 

     • Auto Repair at SW corner, vacant on SE Corner 
 
2012 Recommendations 
•Open space at intersections 
•Parking behind buildings 
•No expansion of commercial or office, landscape buffers used for residential 
•Possible row houses 
•Area is walkable 
•Shared access between buildings 
•Commercial uses to serve commuters 
 
What has occurred since 2012 
Tom Thomspns vehicle repair operation has spilled over into adjacent residential properties 
 
 
60th and Kalamazoo: 
 
2012 Issues 
 •Vacant corner on east, undeveloped site on west 
 
2012 Recommendations  
•The area on northwest corner shall be developed as one integrated PUD 
•Development will be sensitive to adjacent residential uses 
•Quality architecture and landscaping Buildings predominantly brick with asphalt shingled 
sloped roofs.  
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•A traffic impact study will be required; one driveway allowed onto Kalamazoo Avenue; 
60thStreet, one full driveway and one right-in, right-out only driveway. 
•The PUD plan shall integrate vehicular and pedestrian circulation throughout the overall site 
including reciprocal parking, maintenance agreements and cross access.  
•An identity feature will be required at the corner of 60th and Kalamazoo 
 
What has occurred since 2012? 
•Applied for grant for landscaping median 
•City established a CPUD at 60th/Kalamazoo with rules regarding development and access 
 

Golder stated if we are going to address anything with the trail we can do that as part of the 
trail section or the non-motorized plan. The commissioners agreed. 
 
Section 34 (Breton Extended) 
 
Issues in 2012:  
•Designated as Conservation Oriented Development without further definition 
•Desire for quality homes 
•Desire to retain the Heyboer Farm in some manner 
•Desire to allow for lifelong communities 
 
Recommendations: 
Guiding Development Principles 
•Utilize a form based code 
•Incorporate lifelong communities concept 
•Set aside land for open space—use village or neighborhood square 
•Trail system connect to Paul Henry 
•Connect to City Campus and Breton Commercial 
 
What has occurred since 2012? 
•New developer has purchased northeastern portion of section 
•Allen Edwin’s Bretonfield development continues 
•Wing Avenue is currently being reconstructed 
•A prospective non-profit group has reached out to the Heyboer family about a senior citizen 
focused service concept along the 52nd Street frontage of the Heyboer homestead 
 
Golder stated this is a good time to bring the Heyboers in and see what they want to do 
with their overall properties (130 + acres) and if they want to retain the farm buildings. 
Golder stated this needs to be refined and updated. There was also a suggestion to verify 
the status of the land planning of the recently acquired 60+ acre area of Breton extended 
south of 52nd Street. 
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Patterson Farm 
 
Issues in 2012: 
•Designated as Conservation Oriented Development without further definition 
•Development pressure for some uses but not others 
•Owners not ready to develop 
•Environmentally sensitive areas exist 
 
Recommendations in 2012 (Guiding Development Concepts): 
•Preserve wetland and floodplain on the site 
•Review overall site as a PUD 
•Connect areas within site with internal roads and non-motorized facilities 
•Big box retail discouraged 
•Ingress and egress limited 
•Design guidelines to apply to the overall development 
 
What has changed since 2012? 
•36thStreet access from I-96 to the airport has opened 
•Saddleback sewer extended through the Patterson Farm 
•Prospect of tennis complex near 36th Street frontage, reviewed and endorsed by LUZ Committee 
 
Benoit stated he thinks we should be doing something to define conservation oriented 
development areas. Discussion ensued concerning the presence of substantial floodplain and 
wetland area within Patterson Farm. 
 
28th and 29th Streets 
 
Issues in 2012: 
•Underperforming retailers—increased competition, vacancies 
•Lack of non-motorized, auto-oriented 
•No street trees 
•Lacks sidewalks to serve bus riders 
•Critical gateway at Patterson 
•Access control issues 
 
Recommendations in 2012: 
•Sidewalk on 28thStreet  
•Improve pedestrian access 
•Introduce residential zoning as a viable land use 
•Add parkland or plazas to make more attractive for residential and commercial use—incentives 
for more greenspace 
•Work with surrounding communities to avoid construction of new commercial while old 
retailers are vacant 
•New storm water management techniques-reduce maintenance costs improve water quality. 
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•Interior drive connections rather than additional traffic onto 28thStreet 
 
What had changed since 2012? 
•Sidewalks on 28thStreet and Broadmoor 
•Developed non-motorized plan 
•Commercial thriving, vacancies down—Trader Joes, Dave & Busters, Van Maur, REI, Ashley 
Furniture, etc. are here or are being built. 
•Hub transit center at Woodland 
 
 
Benoit stated we should continue efforts to interconnect the parking lots. Golder stated she 
doesn’t know if this is subarea should be retained. She stated there are a lot fewer 
vacancies. Benoit stated he thinks the subareas should be retained. Holtrop felt the whole 
area still has some potential. Golder stated we can look at this and see where there is 
opportunity. She stated if we are going to do something we need to better define what we 
are trying to do. Benoit stated the map illustrating an internal private road concept can go 
but he thinks we should keep the overall sub area. Golder stated she thinks there is a lot 
that can be done as far as an economic development standpoint with associations.  
 
Schweitzer questioned if the commissioners keep this in as a subarea and modify it what 
type of pubic involvement do they perceive for this area. Sparks suggested assembling the 
property owners and get them involved. She stated they know who they want to have as 
their neighbors. She stated they have recreated some properties and there are still no 
tenants. She stated we need to look at that area especially on 28th Street as you pass the 
mall, but also a few of the spots on 29th Street on the south side.  
 
Dermody Property 
 
Issues in 2012 
•Vacant property, good potential for significant use 
•Access to rail and other modes of transportation 
•Not well connected to trails or transit 
 
Recommendations in 2012 
•Great for a gateway 
•Various uses are possible 
 
What has changed since 2012 
•Property is mostly developed with industrial uses 
•Only a small amount of developable acreage is available 
 
Golder stated her overall impression of this is that it is mostly developed now. Golder 
stated she thinks we should take this out of our subarea. Benoit agreed. 
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City Campus 
 
Issues in 2012: 
•City needs central gathering place since there is no downtown 
•Part of a plan for sustainability is provides open space, recreational space, etc. for citizens 
 
Recommendations in 2012: 
•Development of a campus plan with trail system in a central location of the city. Various aspects 
of the plan include an stage, play structure, bike paths and trail head, community center 
•Farmers market 
 
What has changed since 2012? 
•City has developed a parks plan that formalizes the potential development for the city campus. 
•Farmers market developed and expanding 
•Rec Department begins successful concert series on city campus with rented stage and food 
trucks. Other activities such as Celebrate Kentwood are also held here. 
 
Golder stated she would recommend we adopt this because it has already been approved by the 
city commission. 
 
52nd and Eastern 
 
Issues in 2012: 
•Loss of grocery store, vacancies 
•Too much retail for area 
•Too much rental 
•Visibility of retail 
 
Recommendations in 2012, Guiding Development Concepts: 
•Re-establish grocery store 
•Make area walkable 
•Reduce commercial area 
•Internal street network, like small downtown 
•Additional residential, primarily owner-occupied 
•Plan is long term and must be marketable 
 
 
What has changed since 2012? 
•Still no grocery; Planet Fitness took most of area and is successful there 
•Bethany Christian has purchased the C-4 area to the east of the grocery and is planning office 
headquarters and possible residential facility 
•Still vacancies within center 
•Charter high school near intersection fully operational in all grades 
 



Proposed Minutes 
Planning Commission 
August 14, 2018 
Page 9 
Holtop questioned if we should still include the graphics of the two design concepts now 
that the strip mall is not empty. Golder stated she doesn’t think it is a bad thing to keep the 
graphics maybe we can tweak and show it as just a strip center but it still has a lot of issues. 
Sparks stated she would like to see something different in this area. 
 
Commissioners wanted to leave sub area in. 
 
Golder asked if the commissioners feel there are any other areas we should be looking at. 
Fox stated he has been thinking about the east side of East Paris between 52nd Street and 60th 
Street. It makes sense to him to be involved as a redevelopment ready community to consider 
that to be a commercial strip and also on the corner of 52nd and East Paris. Schweitzer pointed 
out that a majority of the East Paris frontage is part of the Steelcase Industrial Planned Unit 
Development. Their industrial campus plan included a number of office and service uses 
benefitting the large industrial work force. Golder stated if they would like to incorporate this as 
a sub area that will be fine. 
 
Schweitzer stated we still have to revisit the 70/30 issue. He said we will bring this back to a 
joint committee of Planning Commission and City Commission in September to get the 
conversation going and maybe initiate some of the subarea reviews so you continue to move 
forward. 
 

2. Commissioners’ Comments 
 
Holtrop questioned the Breton Ave update. Golder stated she heard there is a month long delay. 
 

3. Staff’s Comments 
Staff offered no additional comments. 

 
L. Adjournment  
 

Motion by Commissioner Benoit, supported by Commissioner Fox,  to adjourn the 
meeting. 
 

- Motion Carried (6-0) – 
- Jones and Pemberton absent - 

 
Meeting adjourned at 9:05p.m. 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

AUGUST 28, 2018, 7:30 P.M. 
COMMISSION CHAMBERS  

 
 
A. Chair Jones called the meeting to order at 7:30 p.m. 
 
B. The Pledge of Allegiance was led by Commissioner Pemberton. 
 
C. Roll Call: 

Members Present: Bill Benoit, Dan Holtrop, Sandra Jones, Ed Kape, Timothy Little, 
Mike Pemberton, Monica Sparks, Chad VanSoelen 
Members Absent:  Garrett Fox (absent with notification) 
Others Present:  Community Development Director Terry Schweitzer, Economic 
Development Planner Lisa Golder, Senior Planner Joe Pung, Planning Assistant Monique 
Collier and the applicant. 
 
Motion by Kape, supported by Sparks, to excuse Fox from the meeting. 
 

- Motion Carried (8-0) – 
- Fox absent -  

D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Holtrop, supported by Commissioner Sparks, to approve 
the Minutes of August 14, 2018. 

- Motion Carried (8-0) – 
- Fox absent - 

E. Approval of the Agenda 
 

Motion by Commissioner Benoit, supported by Commissioner Pemberton, to 
approve the agenda for the August 28, 2018 meeting.  
 

- Motion Carried (8-0) – 
- Fox absent – 

 
F. Acknowledge visitors wishing to speak to non-agenda items. 
 

There was no public comment. 
 
G. Old Business 
 
H. Public Hearing 
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I. Work Session 

 
Case# 25-18 – Home 2 Hotel – PUD Rezoning and Preliminary PUD Plan Located at 
4260 Sparks Drive 
 
Case#26-18 – Home 2 Hotel – Special Land Use and Final Site Plan Review Located at 
4260 Sparks Drive 
 
Pung introduced the request. He stated the request is to rezone approximately 3.4 acres 
from the current zoning of C2 Community Commercial to CPUD along with the 
Preliminary site plan and Final Site Plan Special land use for the hotel which is proposed 
as part of the PUD. A hotel is a special land use under C2 and CPUD zoning districts.  

 
Pung stated the property is currently vacant with access from a shared drive that runs 
from Sparks Drive to 28th Street along the west property line.  He stated the majority of 
the wooded area on the property is located on the southern half of the site.  The low point 
is at the northwest corner and the site slopes upward as you head to the south and east 
with the high point along the east property line. 
 
Pung stated the proposed zoning and use is consistent with the Master Plan 
recommendation. 
 
Pung stated the proposed hotel would be four (4) stories (40’ 6-1/2”) in height.  Section 
12.05.C.7.d of the Zoning Ordinance limits the building height to what is permitted in the 
Commercial Districts which is three (3) stories or forty-five (45) feet (whichever is less).  
He stated the proposed hotel is within the forty-five (45) foot height limit but exceeds the 
three (3) story maximum.  
 
Pung stated the plan shows a significant amount of landscaping, they are showing 
setbacks that would exceed the minimum requirements even under the CPUD. He stated 
they are incorporating a high brick screen wall that is proposed as part of the landscaping. 
He stated they are also showing a seating area located in the public ROW. He stated 
usually something like that would not be approved to be located within the public ROW 
but at the staff review the applicant indicated they are willing to move the seating onto 
their property which they have done on the revised plan. He stated they took a small 
section of wall and replaced it with the seating area. 
 
Pung stated they are proposing LED lighting that is going to be auto dimming. A feature 
proposed for the development is LED site lighting with photometric motion sensors that 
will reduce light levels within the parking lot if no motion is detected over a 15-minute 
time period.  He stated once motion is detected, the lighting will increase to normal 
levels.  He stated detail is needed on how sensitive the sensors would be and if the 
transition between normal and reduced light levels would be gradual or instantaneous. 
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Pung stated this is a C-PUD and the applicant has the ability to ask for waivers if they 
don’t quite meet the requirements of the zoning ordinance. Pung stated there are 3 
waivers.   
       

1) Waiver by the City of the minimum five (5) acre requirement for a C-PUD is needed. 
Pung stated the City Commission can still approve a CPUD requirement even though it is 
not going to be 5 acres upon recommendation from the Planning Commission. 
 

2) Waiver by the City to permit a building height of four (4) stories. 
Pung stated the applicant will be looking at a waiver for the number of stories even 
though the height itself is under 45 feet the zoning ordinance limits the building height to 
3 stories. 
 

3) Waiver on the wall signs. 
Pung stated they are showing two wall signs. The sign on the west side is the larger sign 
but near the top on the east side there is another wall sign. The zoning ordinance limits 
them to one wall sign per street frontage. They have frontage only on Sparks Drive 
therefore they are limited to one wall sign. The zoning ordinance does allow for them to 
request a waiver to offer a second wall sign. He stated he will look at what they are 
proposing and the total area for both.  
 
Pung stated staff is requesting a sidewalk along the private drive as future development 
occurs. He stated the intent would be to get that sidewalk connection up to the public 
sidewalk along 28th Street and have a sidewalk connection between the two. Pung stated 
the applicant is ok with that and have submitted a draft revised plan showing the change. 
 
Pemberton questioned if we are ultimately looking for a sidewalk from 29th Street to 28th 
Street. He questioned if there was a plan to get the connector created or are we asking the 
applicant to build a sidewalk that goes to no where. Pung stated at this point it would just 
be on their property. Pung stated if they  would have it put the sidewalk in now it 
wouldn’t be unusual. Pung stated we used to do this along 28th street. He stated and as 
development comes in we would request that they put sidewalk in as well. Pung stated it 
would only be along their frontage with the knowledge of whenever the other 
development occurred we would extend it further along 28th Street. Pemberton stated that 
development to the south is already there and it doesn’t have sidewalk, it is tough to go 
back to them asking them to put sidewalk in. Pemberton stated as far as signage, this 
hotel is going to be tucked back off of 28th Street. He stated if it were him he would want 
a sign on the south elevation that might be visible from 28th Street people pulling in to the 
service drive can then see the hotel. 
 
Andy Andre from Stellar Development was present. He stated one of the things they look 
at is the access to the property. He stated he thinks the predominant traffic pattern will be 
coming down Sparks. He stated everybody relies on their GPS now, you put in the 
address and it will bring them right to the location. He stated signage is a critical feature 
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but at the same time it is not as much as it used to be. He stated they can work with staff 
on the signage itself.  
 
Little stated the concerns that he has is with the easternmost drive. He stated a 15 foot 
radius is pretty tight. He stated he would like to see the entering radius at least 20 
preferably 25 feet and the exiting radius at least 20 feet, especially with only a 24 foot 
drive opening. The purpose of the drive is to safely move traffic out of the street into the 
drive. He stated a 15 foot radius tends to narrow things.  
 
Benoit suggested changing the ordinance for hotels and let them have 4 stories. He stated 
if the Zoning Board of Appeals is going to always approve the variance then lets fix our 
ordinance. Schweitzer stated staff is going to take a look at the ordinance especially if we 
are consistently approving the variance request. 
 
Sparks questioned the time frame for the build. Andre stated if they stay on schedule they 
would look to develop the plans and start construction this fall. It could take about a year 
to build. 
 
Jones questioned if he has any concerns about the road construction that will be going on. 
Andre stated that hastens the time frame for construction to begin because they would be 
able to move in heavy equipment in the fall and accomplish a lot of the work well before 
the pavement project is scheduled to begin.  
 
Discussion ensued regarding hotels in the area and the differences, average daily rate 
occupancy etc. 
 
Kape referenced point 10 in the Engineers memo. The City of Grand Rapids will not 
support a public water main loop on the site. He questioned if Kentwood will absorb the 
cost. Andre stated the system will be a private system and they have already submitted to 
the City of Grand Rapids and they have reviewed and given the approval for the water 
system. Andre stated it is private, there is no cost to the City. 

 
J. New Business 
 

Motion by Holtrop, supported by Pemberton, to set a public hearing date of 
September 25, 2018, for: Case#27-18 – High Five Co-Op Brewery – Commercial 
Enterprise Producing Merchandise on the Premises Located at 3846 52nd Street SE; 
Case #28-18 – Thomsons Auto Repair – Rezoning of 1.72 acres land from R-2 Two 
Family Residential to C-2 Community Commercial Located at 5905 Kalamazoo Ave 
SE 
 

- Motion Carried (8-0) – 
- Fox absent -  

K. Other Business 
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1. Master Plan Discussion 
 
Golder presented an updated draft of the City Campus Sub area 
 
City Campus  
 
Introduction  
The City of Kentwood has long struggled with the desire to provide a signature identity feature 
for the city. In many communities, the signature feature is its downtown. Kentwood, however, 
does not have a downtown. Instead, the city is developing a central campus for municipal 
services and activities. The City Campus is planned to combine existing amenities such as City 
Hall, the Justice Center (Police Department and District Court), Fire Department, Public Works, 
Kentwood Branch Library, as well as recreational facilities into one central location.  When a 
City Campus was first discussed, the only buildings located within the proposed Campus area 
were City Hall and Fire Station 1.  Since then, the Justice Center, Public Works building and the 
Richard L. Root Library have all been constructed, and the city’s land holdings in the area have 
increased.  The full development of the Campus Plan would incorporate more recreational 
activities to provide a gathering place and identity for the city. The facilities offered within the 
Campus Plan would have widespread attraction, potentially include a permanent stage, splash 
park, destination playground, event space, permanent farmers market site, and ice rink. 
Originally, the Campus Plan included use of the former landfill as large passive park area.  Now, 
however, it appears that a large portion of the former landfill will not be able to be used for many 
years.  The city will explore potential uses, such as non-motorized trails and passive recreation at 
the edges of the landfill that are not off-limits to the public.   The landfill itself may allow some 
options for use, including the potential for the generation of renewable energy, limited parking, 
or simply for undeveloped open space.  
 
Principle 1: Greenways network  
A key element of the Campus Plan is the provision of greenways and open space. The proposed 
plan has potential to connect many existing and planned trails in all directions. The open space 
surrounding the former landfill will add to the city’s per capita parkland and will improve the 
quality of life for area residents.  
 
Principle 2: Mobility 
A. Arterial Streets 
Breton Avenue is an arterial street that is adjacent to the City Campus area.  In recent years the 
city has added a roundabout at the intersection of Breton and Walma Avenue, and has reduced 
the number of lanes from 4 to 3 on Breton, and added bike lanes within the right of way.  The 
City Campus plan would be improved with the extension of bike lanes further along Breton 
Avenue, connecting with bike lanes along east west arterial roads such as 52nd Street and 44th 
Street, or the extension of the non-motorized paths within the Consumers Energy right of way.  
 
B. Primary Intersections  
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This principle is not applicable.  
 
C. Non-Motorized Connections 
The City Campus will provide a network of non-motorized trails throughout the campus that will 
interconnect with other existing and planned trail that span out in all directions. There may be 
opportunity in the future to extend trails to the east of the landfill site, possibly connecting with 
the future parkland located north of the Wildflower Creek development. In addition, the city will 
provide bike racks within the Campus, consistent with the concept of providing a bike-friendly 
community.  The non-motorized connections described above have been incorporated into the 
city’s non-motorized plan. 
 
D. Transit  
The City Campus is already accessible by transit. The city will ensure that trail/bike access will 
be provided from the transit stops to the various facilities and amenities on the campus. 
  
E. Air, Rail and Truck Transit 
This is not applicable for the City Campus Subarea.  
 
Principle 3: - Gateways/Place Strengthening  
The City Campus offers a unique opportunity to provide a centrally located gathering place for 
Kentwood residents. The campus area has hosted the annual 4th of July fireworks and carnival 
for many years.  Other events, such as the Trunk or Treat, Touch-a-Truck, Christmas Tree 
Lighting, the Food Truck Rally and the Farmers Market are more recent events that are gaining 
popularity.  Thousands have attended the city’s summer concert series and family movies, all 
located at the City Campus.  The quantity of open space alone provides a unique feature not 
often seen in communities of Kentwood’s size. Surveys and opinion polls of Kentwood residents 
have indicated that many believe the city lacks a community focal point. The campus area will 
provide many of the municipal and cultural aspects of a larger town.  At some point in time, if 
the landfill is again open to the public, it would represent a huge expanse of land with trees, 
streams, and grasslands in the midst of a developed suburban environment.   
 
Principle 4: Partnerships: 
The former landfill located near the City Campus is the joint responsibility of Kent County and 
the City of Kentwood.  Collaboration between these two entities, as well as state and federal 
agencies such as the U.S. EPA (U.S. Environmental Protection Agency) and the MDEQ 
(Michigan Department of Environmental Quality) that regulate the former landfill’s use and 
potential reuse is necessary.  Over time, there has been a lack of clarity as to the potential options 
for the re-use of the landfill area.  A goal of this Master Plan Update will be to explore potential 
uses of the former landfill in order to allow planning, budgeting and grant opportunities that may 
arise in the future. 
 
Principle 5: Sustainability 
The proposed City Campus provides a functional use for city property that was previously 
underutilized open space.  The recreational offerings portrayed in the Campus Plan provide 
amenities that will make residents want to stay in the area, rather than move to another 
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community with more public facilities and parks.  The non-motorized connections to residential 
neighborhoods via trails and bike paths will encourage physical activity of residents.  The 
potential use of the former landfill site for the generation of renewable energy will reduce 
reliance on more traditional sources of energy. 
 
Principle 6: Commercial Development/Redevelopment 
This is not applicable for the City Campus Subarea.  
 
Schweitzer stated the City Commission approved Campus includes taking existing 5 foot 
sidewalk on the east side of Breton and south of the roundabout widen it out to 10 feet and 
provide more connectivity for people to get further south, golf carts to be used. The intent 
is to provide connectivity to the overall supply of nearby parking during large gathering on 
the City campus. 
 
Pemberton stated they are proposing to move the Farmer’s Market and questioned 
whether a permanent canopy had been considered. Golder stated there is a desire to have a 
permanent structure, but there has to be more growth for the Farmer’s Market. She stated 
people still don’t know we have it. Pemberton stated maybe this isn’t the location maybe it 
should be more centrally located in the City somehow. Discussion ensued regarding the 
Farmer’s Market. 
 
52nd/Eastern Sub Area 
 
In order to review the 52nd and Eastern Sub Area for the 2018 Master Plan, Golder suggested to 
review the issues, recommendations, and plans developed for the 2012 Master Plan to see if they 
are still relevant.   
 
2012 issues: 
 
• Loss of grocery store, vacancies 
• Too much retail for area 
• Too much rental housing in area 
• Poor visibility to retail area 
 
 
Golder explained that the overall premise of the 2012 plan was since there were so many vacant 
properties, less retail and office space would be needed.  Since the time the last Master Plan was 
adopted, a Planet Fitness facility has located within the former grocery store site, and Bethany 
Christian has purchased the property to the east for office use. Bethany has also received zoning 
approval for a Child Caring Institution on the 52nd Street frontage property, although it is 
uncertain when they will apply for the required Special Land Use approval. 
 
Since Bethany appears to want to use the easternmost property at 52nd and Eastern for Office use, 
the Commission may want to amend the vision plan to reflect this change.  Otherwise it may 
imply that the city may be in favor of other residential uses for Bethany. 
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Benoit commented that any new housing in this subarea be owner occupied 
 
2012 Guiding Principles  
 

• Re-establish a grocery store 
• Make area walkable 
• Reduce commercial area 
• Internal street network, like small downtown 
• Additional residential, primarily owner-occupied in office area  
• Plan is long term and must be marketable 

 
Golder suggested that Planning Commission may need to adjust these Principles to reflect any 
new recommendations. 
 
In addition, the Future Land Use map recommends mixed residential and commercial use across 
the entire property, The Commission may wish to review this designation to determine whether it 
should be updated. 
 
 
Part of the city’s analysis will include input from Bethany Christian and the current owner of the 
center.  Both of these owners have been contacted for feedback. 
 
Pemberton questioned if the residential is a mixture of condos and apartments. He stated 
the guiding principles we had prior had an emphasis on home ownership. Most of them we 
would want to be condominiums. Golder stated she doesn’t see any harm in keeping the 
development concepts and the visionary plans unless the commissioners would like to 
change it. 
 
Little stated the grocery industry seems to be moving toward home delivery. He stated 
what the young millennials wanted was to live someplace and walk or bike to get their 
groceries so they are looking at more walkable communities. He stated there was comment 
about strip malls and the visibility. He stated he saw an interesting concept in Novi, the 
buildings are along the street and the parking is behind the building. Benoit stated that is 
in effect our Form Based Code.  
 
Jones stated she lives in this area and the residents at Leisure Acres discuss how they can’t 
walk to the store anymore and are very upset that Spartan is no longer there. Jones stated 
it would be a nice to put a coffee shop in that area. 
 
Pemberton stated the density is there. 
 
Golder questioned what kind of work we need to do on this plan, should we change it or keep it 
as the vision. Benoit and Jones suggested retaining the principles. Golder questioned is there 
anything we need to add to the principles that would make a difference. Pemberton stated we just 
need developers that have some vision and some guts. Jones stated it is a great area. 
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Schweitzer stated home ownership was a concern. Benoit stated that will help the area. Golder 
stated at some point we are going to have to decide for this corner do we still call it mixed use 
commercial and residential or are we just going to call it commercial and office.  
 
 

2. Commissioners’ Comments 
 
Jones apologized for missing the last meeting stating she dropped her daughter off at Ball State. 
 

3. Staff’s Comments 
 

 Golder stated she has been talking to a developer who wants to put a hotel along Sparks Drive 
that will abut up to Forest Meadows Condominiums. 
 
L. Adjournment  
 

Motion by Commissioner Benoit, supported by Commissioner Pemberton,  to 
adjourn the meeting. 
 

- Motion Carried (8-0) – 
- Fox absent - 

 
Meeting adjourned at 8:53p.m. 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

SEPTEMBER 11, 2018, 7:30 P.M. 
COMMISSION CHAMBERS  

 
 
A. Chair Jones called the meeting to order at 7:30 p.m. 
 
B. The Pledge of Allegiance was led by Commissioner VanSoelen. 
 
C. Roll Call: 

Members Present: Garrett Fox, Dan Holtrop, Sandra Jones, Mike Pemberton, Monica 
Sparks, Chad VanSoelen  
Members Absent: Bill Benoit, Ed Kape and Timothy Little (absent with notification) 
Others Present:  Community Development Director Terry Schweitzer, Economic 
Development Planner Lisa Golder, Senior Planner Joe Pung, Planning Assistant Monique 
Collier, the applicants and about 15 citizens. 
 
Motion by Holtrop, supported by Fox, to excuse commissioners Benoit, Little and 
Kape. 

- Motion Carried (6-0) – 
- Benoit, Little, Kape absent - 

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Holtrop, supported by Commissioner Pemberton, to 
approve the Minutes of August 28, 2018.  
 

- Motion Carried (6-0) – 
- Benoit, Little, Kape absent - 

E. Approval of the Agenda 
 

Motion by Commissioner  Pemberton, supported by Commissioner Fox,  to approve 
the agenda for the  September 11, 2018 meeting.  
 

- Motion Carried (6-0) – 
- Benoit, Little, Kape absent - 

 
F. Acknowledge visitors wishing to speak to non-agenda items. 
 

There was no public comment 
 
G. Old Business 
 

There was no Old Business 
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H. Public Hearing 
 

Case# 25-18 – Home 2 Hotel – PUD Rezoning and Preliminary PUD Plan Located at 
4260 Sparks Drive 
 
Case#26-18 – Home 2 Hotel – Special Land Use and Final Site Plan Review Located at 
4260 Sparks Drive 
 

Pung stated the request is to rezone approximately 3.4 acres from the current zoning of C2 
Community Commercial to CPUD along with the Preliminary site plan and Final Site Plan 
Special land use for the hotel which is proposed as part of the PUD. Pung stated the proposed 
hotel would be four (4) stories (40’ 6-1/2”) in height. 
 
Pung stated the property is currently vacant with access from a shared drive that runs from 
Sparks Drive to 28th Street along the west property line.  He stated the majority of the wooded 
area on the property is located on the southern half of the site.  The low point is at the northwest 
corner and the site slopes upward as you head to the south and east with the high point along the 
east property line.  He stated the area is Master Planned for commercial development. 
 
Pung stated the plan shows a significant amount of landscaping. They are showing setbacks that 
would exceed the minimum requirements even under the CPUD. He stated they are incorporating 
a high brick screen wall that is proposed as part of the landscaping. He stated they are also 
showing an outside seating area.  
 
Pung stated they are proposing LED lighting that is going to be auto dimming. A feature 
proposed for the development is LED site lighting with photometric motion sensors that will 
reduce light levels within the parking lot if no motion is detected over a 15-minute time period.  
He stated once motion is detected, the lighting will increase to normal levels 
 
Pung stated since the work session they have added a sidewalk along the private drive on the 
west line of the site. 
 
 Pung stated this is a C-PUD and the applicant has the ability to ask for waivers if they don’t 
quite meet the requirements of the zoning ordinance. Pung stated there are 2 waivers.   
       

1) Waiver by the City of the minimum five (5) acre requirement for a C-PUD is needed. 
Pung stated the City Commission can still approve a CPUD even though it is not going to 
be 5 acres upon recommendation from the Planning Commission. 

 
2) Waiver by the City to permit a building height of four (4) stories. 

Pung stated the applicant is seeking at a waiver for the number of stories even though the height 
itself is under 45 feet the zoning ordinance limits the building height to 3 stories. 
 
Pung stated he is recommending conditional approval of the rezoning, site plan, special land use 
and final site plan review for a CPUD and special land use hotel as described in his memos. 
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Andy Andre Sellar Development 2600 Auburn Suite 116 Auburn Hills MI was present. He stated 
since the work session they have incorporated some additional features within the development. 
The public gathering space is now proposed within the site. He stated they have added sidewalk 
along the west line of the site and he thinks it is a good component to the project because if 
offers some walkability. 
 
Jones opened the public hearing. 
 
Earl Clements, 1765 Forest Hill was present. He stated he thinks this is a good project for 
property that has been vacant for years. However, the negative is most of the traffic that will be 
visiting this hotel will come from 28th Street and they will be turning on what is now a private 
drive. The private drive has never been maintained properly. He suggested that the private drive 
should be restored and maintained thereafter. Alternatively he suggested that the private drive be 
made a public street. 
 
Motion by Holtrop, supported by Pemberton to close the public hearing. 
 

- Motion Carried (6-0) – 
- Benoit, Little Kape absent –  

 
Fox questioned what would be the requirement for a road to transition from private to public. 
Pung stated it would have to meet the City’s requirements for a public road. Pung stated you are 
looking at a 60 foot wide right-of-way and this is a 30 foot wide easement. It would be up to the 
property owner to prove to the City that it can meet all of the requirements. Fox questioned if 
they would own a portion of the road and are they looking to do some restoration of the street.  
Andre stated he believes the predominate traffic pattern will come off of 28th Street. Their 
signage will be along Sparks Drive. Andre stated if there are any agreements as far as 
maintenance they will partake in that. Fox questioned the number of employees. Andre stated 
they will be open 24 hours with approximately 10 employees. Pemberton stated with the 
easement he answered the development group did advanced research to see who is going to 
maintain because they are going to front on it quite largely.  
 
Sparks questioned the landscaping plan detail. Andre stated they are installing extensive 
landscaping.  
 
Jones questioned if he will have signage on 28th Street. Andre stated he does not foresee that. 
Pung stated the zoning ordinance will not allow a sign on 28th Street it would be considered an 
offsite sign. 
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Motion by Holtrop, supported by Pemberton, to recommend to the City Commission 
conditional approval of the request to rezone 3.4 acres of land from C2 Community 
Commercial to C-PUD Commercial Planned Unit Development as described in Case No. 
25-18.  Approval is conditioned on the conditions 1-9 and basis points 1-9 as described in 
Pung’s memo dated September 5, 2018. 
 

- Motion Carried (6-0) – 
- Benoit, Little Kape absent -  

 
Motion by Holtrop, supported by Pemberton, to Recommend to the City Commission 
conditional approval of the PUD site plan dated September 5, 2018 for the Home 2 Hotel 
Rezoning as described in Case 25-18.  Approval is conditioned on the following: Conditions 
1-10 and basis points 1-9 

- Motion Carried (6-0) – 
- Benoit, Little, Kape absent -  

 
Motion by Holtrop, supported by Fox, to grant Conditional approval of the Special Land 
Use Hotel as described in Case 26-18.  The approval is conditioned on conditions 1-5 and 
basis points 1-8 as described in Pung’s memo dated September 5, 2018. 
 

- Motion Carried (6-0) – 
- Benoit, Little, Kape absent - 

 
Motion by Holtrop, supported by Pemberton, to grant conditional approval of the site plan 
dated September 5, 2018 for the Home 2 Hotel as described in Case 26-18.  Approval is 
conditioned on conditions 1-8 and basis point 1-8 as described in Pung’s memo dated 
September 5, 2018. 

- Motion Carried (6-0) – 
- Benoit, Little, Kape absent - 

I. Work Session 
 

 
Case#27-18 – High Five Co-Op Brewery – Commercial Enterprise Producing 
Merchandise on the Premises Located at 3846 52nd Street SE; 
 

Golder stated the request is within the Bailey’s Grove Commercial area. She stated the applicant 
is proposing a brewery on the site, with 879 square feet of production and storage, and 
approximately 1,120 square feet of taproom.   The production of beer will occur on weekdays 
from 8:00AM-4:00PM.  The brewery taproom would be open late afternoon to midnight during 
the week and early afternoon to midnight on the weekend. 
 

The proposed use is a microbrewery with its packaging operation and a tap room.  Total 
gross square footage is 2,500 square feet, of which 753 square feet is for production of beer.   
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 The use as proposed would not be permitted in other zones, such as industrial, because of the size 
of the proposed tap room. 

 
The proposed use is served adequately by public facilities. 
 
The use would not require additional public facilities or services. 

 
Golder stated the proposed production of beer is a gas brewing system that includes a mash tun, a 
brew kettle, and a number of fermenters that will produce up to 250 barrels per year.  The 
applicant has indicated that the smells from the size of system used would be minimal to begin 
with and mostly internal, so it would not reach neighborhood homes.  Further, the applicant has 
indicated their intent to add a condensation trunk to the brew system in order to contain most of 
the odors.  
 
The residual spent grain would be around 300 pounds a day and would be stored in 55 gallon 
trash cans inside the brewhouse prior to disposal.  The brewery would either pay a compost 
company to take them but would prefer partnering with residents and farmers or local bakeries, 
because items such as bread, pizza crust and dog treats could be made with spent grains.   

 
Golder stated the use is consistent with the Master Plan. 
 
The applicant has stated that 4 people will be involved in the production portion of the 
microbrewery.  
 
 There should not be a negative impact on the adjacent occupied businesses. Microbreweries are 
very common within commercial districts in other locations without detriment to adjacent 
businesses. The applicants have addressed the impact on area residents; additional information 
should be provided on whether the smells generated by the brewery would have a negative 
impact on adjacent businesses in the strip center. 
 
Golder stated she has asked them to provide additional information of the smells that come out of 
a Brewery. Golder stated she also wants more information about what happens to the spent grain. 
 
The microbrewery’s beers will be sold on the premises. 
 
Site Plan Review 
The parking spaces needed for the brewery and tap room totals 17 spaces.  If the space were 
retail use, only 10 would be necessary.  The entire center has 91 spaces.  If the center were all 
retailers, only 64 would be required.  Given that the brewery is most likely to be open on 
weekends and later in the evening, parking should not be an issue for the center.  The applicant is 
also going to provide bike racks for the use of patrons. 
 
 Additional seating is being proposed outdoors.  
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Doug Pettis 4572 Bremer Street Grandville MI was present. He stated this is a co-op and a 
brewery. Co-op is owned by members and as you become a member you have a voting right in 
how it runs the operations. As a brewery this will be like any other in the area, you don’t have to 
be a member to come in and have a beer, a nice casual atmosphere. 
 
Sparks questioned whether the adjacent Childcare Facility and the Kentwood public schools will 
they have an issue with the Brewery on that property. Pettis stated the Landlord is the same 
person that runs the childcare. Sparks was concerned with the smells. Sparks questioned what 
they plan to do with the spent grain. Pettis stated they have spoken with other breweries in the 
area and they do have nearby farmers and other ways to get rid of it. 
 
VanSoelen questioned the area for a future kitchen and what kind of food will they have. Pettis 
stated if they do something like that it will be something small nothing that would require a 
commercial kitchen hood. 
 
Holtrop stated he is a member and will probably abstain from the vote. 
 
Pemberton stated he thinks it is a nice project. 
 
Fox stated his concern was the proximity to the adjacent Childtime child care center. Fox stated 
he has heard the smells are bad and will they do something to contain the smell. Pettis stated 
there are devices they can use to contain the smells. He stated they are far enough away from 
housing and childcare.  
 
Jones was concerned about the smells as well and the desire to need food to soak up alcohol. 
Golder stated the City has ordinances that gets into the food and the menu and what they need to 
offer. 

 
 Case #28-18 – Thomsons Auto Repair – Rezoning of 1.72 acres land from R-2 Two Family 
Residential to C-2 Community Commercial Located at 5905 Kalamazoo Ave SE 

 
Schweitzer stated the request is for Rezoning of 1.72 acres land from R-2 Two Family 
Residential to C-2 Community Commercial. Schweitzer stated the site generally slopes down as 
much as a 7 foot grade differential from the southwest corner of the site to the northeast corner. 
The Pine Hill Creek within the Crippen Drain cuts through the northeast corner of the site.  The 
western edge of the site is also as much as 7 feet above the adjacent grade of the Sutton Club 
Apartment site.  Over the past 14 months the property owner has removed a substantial number 
of mature trees on the western half of the subject site. Two large pine trees remain as well as 
smaller tree stands along the south line of the site closer to Kalamazoo Avenue as well as along 
the Pine Hill Creek. 
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Schweitzer stated Section 13.03.C of the Zoning Ordinance sets forth the following as a guide 
in making findings, recommendations and decision relating to any proposed amendment to the 
official zoning map:  

• Consistency with the goals, policies and future land use map of the master plan, including 
any subarea or corridor studies. If conditions have changed since the master plan was 
adopted, the consistency with recent development trends in the area;  
 
Schweitzer stated as noted, the 2012 Master Plan Update included 60th Street and 
Kalamazoo as part of the sub area analysis.  The request to rezone the subject property 
to C-2 Community Commercial would suggest consistency with mixed use 
Commercial/Residential land use designation assigned to this site as well as the 
commercial shopping center to the south.  While there has been reinvestment and some 
changes in tenant mix in the existing shopping center since the Master Plan update in 
2012, within its overall site there is a vacant 60th Street frontage parcel as well as an 
approximately 2 acre undeveloped area that could accommodate the expansion of the 
existing multi-tenant retail building or a freestanding commercial building site. 
Regardless of the zoning of the subject property, the Master Plan stresses sensitivity in 
the site design of whatever redevelopment takes place especially given the immediate 
adjacency of the church and apartment complex. 
 
•Compatibility of the site's physical, geological, hydrological and other environmental 
features with the uses permitted in the proposed zoning district;  
 
The size and dimension of the subject property as well as its topographic elevation 
compared to the apartment development to the west would appear to allow for the 
buffered spatial separation required adjacent to residential zoning/development to the 
north, south and west.  The remaining portion of the subject site should be ample for 
most commercial redevelopment.  
 
•The applicant's ability to develop the property with at least one of the uses permitted under 
the current zoning;  
 
The size and dimension of the subject site is sufficient to support at least one other single 
family detached residence or a total of as many as 3-4 duplex sites.  Given the location of 
the site, retaining the existing residence and creating another single family site may not 
be marketable.  However, if access could be negotiated onto the existing apartment 
driveway to the south, the prospect of redeveloping the site for multiple duplexes may be 
more feasible. 
 
•The compatibility of all the potential uses allowed in the proposed zoning district with 
surrounding uses and zoning in terms of land suitability, impacts on the environment, density, 
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nature of use, traffic impacts, aesthetics, infrastructure and potential influence on property 
values;  
 
As noted above, the size and dimension of the subject property as well as its topographic 
elevation compared to the apartment development to the west would appear to allow for 
buffered spatial separation on all directions for most commercial re-development.  
However, a number of C-2 Community Commercial special land uses (building supply 
and equipment establishments, commercial enterprises producing merchandise on the 
premises, open air businesses, drive thru restaurants, freestanding financial institutions, 
vehicle fuel stations, major vehicle repair and vehicle washes)  as well as a number of 
permitted uses (freestanding restaurant and convenience store) may not be good fits for 
this site primarily due to the associated nature and/or volume of their traffic.  The 
frontage of the subject site relative to the Kalamazoo Avenue boulevard cross section 
will present difficulties for traffic entering and exiting the site, including large delivery 
vehicles. (NOTE: also see Assistant City Engineer Dan VanderHeide’s September 5, 
2018 memo, points 3 and 4.)  
 
•Whether the City's infrastructure and services are sufficient to accommodate the uses 
permitted in the requested district without compromising the "health, safety and welfare" of 
the City;  
 
The boulevard cross section of Kalamazoo Avenue is designed preserve and protect the 
adjoining residential development as well as safely optimize the movement of traffic 
along the major arterial street while affording reasonable access to frontage properties.  
The access into the redeveloped site should complement the existing roadway. 
 
•Where a rezoning is reasonable given the above guidelines, a determination that the 
requested zoning district is more appropriate than another district or amending the list of 
permitted or special land uses within a district.  
 
The applicant’s stated desire is to secure city approvals to locate a major vehicle repair 
establishment on the subject property. It would not be desirable to amend the Zoning 
Ordinance to add this particular use as a special land use under the existing R-2 zoning 
of the site.  The applicant could amend his application to seek a conditional rezoning to 
C-2 strictly for the Special Land Use major vehicle repair establishment or seek a 
commercial planned unit development zoning (with a waiver on the minimum site size 
requirement) where the major vehicle repair would be subject to Special Land Use 
approval.  
 
 
. 
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Regardless of the zoning of the subject property, the Master Plan stresses sensitivity in the 
site design of whatever redevelopment takes place especially given the immediate adjacency 
of the church and apartment complex. 
 
John Walsh, Principal Engineer with Paradigm Design was present. He stated the stream 
provides a natural barrier, a transition from a commercial use. He stated the proposed use is 
approximately a 9,000 square foot automotive repair facility. He stated they have an existing 
facility on the southwest corner of 52nd and Kalamazoo he is looking to move that operation and 
combine another operation in Grand Rapids under one roof. He stated this is a great way to clean 
up their other facility. He stated they are confident they can meet all applicable ordinance 
requirements. He stated they will not have any overhead doors facing Kalamazoo or the residents 
to the west.  
 
Walsh stated Kalamazoo can handle a commercial use, they will generate some traffic but this 
isn’t a retail destination. They will be coming to get their car repaired. He stated utilities and 
infrastructure are more than adequate on Kalamazoo. They do anticipate meeting the screening 
requirements. He stated the proposed site will be heavily landscaped on the west and the south. 
They will purposely stay away from the creek and be respectful for the natural state of that.  
 
Fox questioned how they plan to handle light pollution. Walsh stated they are sensitive to the 
residential. They will put together a photometric site plan showing the site lighting and light 
levels. He stated they are located far enough from the residential to keep the lighting in their own 
parking lot. Fox questioned does he plan to move the curb cut from where the existing driveway 
is. Walsh stated the next step would be to go into a traffic study. Walsh stated they think it will 
probably make sense to move the driveway slightly south.  
 
Fox questioned how he plans to handle the detention pond. Walsh stated the simplest thing to do 
would be to dig a hole or a basin on site and put your storm water in there. He stated right now, 
they anticipate some type of underground collection system. They will control it to meet the City 
Engineering standards and outlet to that creek. Fox questioned the number of in process vehicles 
they will have at a time. Walsh stated 30 parking spots outside. Vehicles being worked on will be 
stored inside, vehicles waiting in the cue no more than 3 days. It will vary from about 15-20 cars. 
Fox stated he is looking to see on the site plan the type of fencing they are going to use seeing 
that they are close to residential. Walsh stated 6 foot tall solid fence with landscaping around it. 
 
Pemberton stated security was his concern. He doesn’t see problems with the development or 
idea. Pemberton stated the only thing he is concerned about is the what if. What if the customers 
don’t like it then now we have building and development that didn’t make it. Walsh stated they 
feel confident and having an established business moving right down the road they feel good 
about this. Pemberton stated he doesn’t see it as a residential opportunity. It is commercial in his 
mind and he is ok with the rezoning. 
 
Holtrop asked if the creek presents the problem of having the drive all the way to the north. 
Walsh stated there is a cost associated with that. Some people like having access upstream other 
people don’t. He stated he thinks the traffic study will work through that but there are traffic 
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concerns with shifting that drive. Holtrop questioned signage. Walsh stated they will comply 
with the ordinance. 
 
VanSoelen stated he thinks C2 fits the property. 
 
Sparks questioned what they plan to do with the current property. Walsh stated it will be 
abandoned, demolished and resold. They do not own the property. 
 
Jones questioned the condition of the house that is there. Schweitzer stated it is a rented unit and 
occupied. Jones stated she thinks commercial makes sense. She questioned if there is any 
concern of the proximity of the driveway to the driveway for the apartments. Walsh stated it is 
roughly 100 feet apart. Discussion ensued regarding the driveway people are going to turn into. 
He stated he has no concern of how it is. 
 
Jones allowed the representative from Suttons Club Apartments speak. 
 
David Calden with Varnum Law Firm 333 Bridge St NW Grand Rapids MI . He stated he was 
there on behalf of the Suttons Club apartments located immediately adjacent to the south and 
west of the subject parcel. He stated he is representing the tenants who reside at Suttons Club 
who are concerned about the proposed rezoning. Suttons Club and the residents oppose the 
proposed rezoning. The proposed use will involve noise, odors and environmental risk. They 
would like for us to stick to our future land use Master Plan and not allow the rezoning. 
 
J. New Business 
 

There was no New Business 
 
K. Other Business 
 

1. Master Plan Discussion 
 

Golder stated at the last meeting there was discussion about the 28th Street and 29th Street 
Sub area. She stated staff drove around and looked at all the vacancies.  

 
Earl Clements was present and gave a long extensive prospective on 28th Street and 29th 
Street. Where the strong areas are, where the weak areas are, and what is happening in 
the retail and commercial realm.   

 
Connectivity between sites along the 28th Street corridor is a major factor in the strong 
retail area from Kentwood east into Cascade Township. The significant presence of 
vehicle dealerships also contributes to the vitality of the overall retail activity. 
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28th Broadmoor (zip Codes 49512/49546) 
 
Have previously produced highest annual sales tax receipts in any zip code set within the 
State of Michigan 72,000 cars per day travel through the intersection 
 
Woodland Mall 
 
Proactive PREIT ownership bought and razed Sears building making way for significant 
redevelopment. 
 
Design Center between Lake Eastbrook Boulevard and East Paris 
 
A representative of the strong destination retailers found along the 29th Street corridor.  

 
2. Commissioners’ Comments 

 
Jones stated the duplexes that were approved on Eastern are up and look very nice. 
Jones also stated the City of GR granted medical marijuana dispensaries that are close 
to our borders. 
 

3. Staff’s Comments 
 
Offered no additional comments 

 
L. Adjournment  
 

Motion by Commissioner Pemberton, supported by Commissioner Holtrop, to 
adjourn the meeting. 

- Motion Carried (6-0) – 
- Little, Kape and Benoit absent - 

 
Meeting adjourned at 10:00pm 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

SEPTEMBER 25, 2018, 7:30 P.M. 
COMMISSION CHAMBERS  

 
 
A. Chair Jones called the meeting to order at 7:30 p.m. 
 
B. The Pledge of Allegiance was led by Commissioner Benoit. 
 
C. Roll Call: 

Members Present: Bill Benoit, Dan Holtrop, Sandra Jones, Ed Kape, Timothy Little, 
Monica Sparks, Chad VanSoelen  
Members Absent: Garrett Fox and Mike Pemberton (absent with notification) 
Others Present:  Community Development Director Terry Schweitzer, Economic 
Development Planner Lisa Golder, Senior Planner Joe Pung, Planning Assistant Monique 
Collier, the applicants and about 50 citizens. 
 
Motion by Kape, supported by Sparks, to excuse Fox and Pemberton from the 
meeting. 

- Motion Carried (7-0) – 
- Fox and Pemberton absent -  

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Holtrop, supported by Commissioner Benoit, to approve 
the Minutes of September 11, 2018 and the Findings of Fact for:  Case# 25-18 – 
Home 2 Hotel – PUD Rezoning and Preliminary PUD Plan Located at 4260 Sparks 
Drive; Case#26-18 – Home 2 Hotel – Special Land Use and Final Site Plan Review 
Located at 4260 Sparks Drive 

- Motion Carried (7-0) – 
- Fox and Pemberton absent - 

E. Approval of the Agenda 
 

Schweitzer added a New Business: Case #30-18 – Zoning Ordinance Text Amendments 
– Accessory Buildings 

 
Motion by Commissioner Holtrop, supported by Commissioner Sparks, to approve 
the agenda for the September 25, 2018 meeting with change noted.  
 

- Motion Carried (7-0) – 
- Fox and Pemberton absent - 

 
F. Acknowledge visitors wishing to speak to non-agenda items. 
 

There was no public comment. 
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G. Old Business 
 

There was no Old Business 
 
H. Public Hearing 
 

Case#27-18 – High Five Co-Op Brewery – Commercial Enterprise Producing 
Merchandise on the Premises Located at 3846 52nd Street SE; 
 

Golder stated the request is within the Bailey’s Grove Commercial area. She stated the applicant 
is proposing a brewery on the site, with 879 square feet of production and storage, and 
approximately 1,120 square feet of taproom.   The production of beer will occur on weekdays 
from 8:00AM-4:00PM.  The brewery taproom would be open late afternoon to 1am during the 
week and early afternoon to 1am on the weekends. 
 
Golder stated the proposed production of beer is a gas brewing system that includes a mash tun, a 
brew kettle, and a number of fermenters that will produce up to 250 barrels per year.  The 
applicant has indicated that the smells from the size of the system used would be minimal to 
begin with and mostly internal, so it would not reach neighborhood homes. She stated further, 
the applicant has indicated their intent to add a condensation trunk to the brew system in order to 
contain most of the odors.  She stated the applicant also contacted other breweries in strip malls 
and they found that there were no issues with smells with the adjacent businesses. 

 
Golder stated the residual spent grain would be around 300 pounds a day and would be stored in 
55 gallon trash cans inside the brewhouse prior to disposal.  Golder stated the applicant discussed 
working with a Michigan farm that will help to use the spent grains. She stated she is looking for 
more detail as to when the spent grain will be picked up, how often the grain will be picked up 
and where it will be stored in the interim.  

 
Golder stated because this is beer by the glass the request will also have to go through a special 
land use review through the administrative committee and then it goes to the city commission. 
She stated at that point they will address the issues of food service which is part if the City 
ordinance related to alcohol. She stated microbreweries are allowed to have delivered food items 
to the Brewery and that is what they are going to do. She stated this will be covered when it goes 
through the special land use review with the administrative committee. 
 
Golder stated the parking is adequate on the site. The parking spaces needed for the brewery and 
tap room totals 17 spaces.  If the space were retail use, only 10 would be necessary.  The entire 
center has 91 spaces.  If the center were all retailers, only 64 would be required.  Given that the 
brewery is most likely to be open on weekends and later in the evening, parking should not be an 
issue for the center.  The applicant is also going to provide bike racks for the use of patrons and 
there is plenty of space if they need it in the future for deferred parking. 
Golder stated she is recommending conditional approval of the Special Land Use and Site Plan 
Review for a Commercial Enterprise Producing Merchandise on the Premises as stated in her 
memo. 
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Holtrop stated he will abstain from the discussion as he is a member of the Co-Op. 
 
Doug Pettis 4572 Bremer Street Grandville MI was present. He stated they will brew about 250 
barrels a year. He stated he is still working on getting the spent grains dealt with. 
 
Jones opened the public hearing. 
 
There was no public comment. 
 
Motion by Benoit, supported by Kape, to close the public hearing. 
 

- Motion Carried (7-0) – 
- Fox and Pemberton absent - 

 
Kape questioned how it will be ensured that the conditions the applicant needs yet to add are 
met. Golder stated she will incorporate the detail in their statement of operations and then this 
will be incorporated into a development agreement. She stated the commissioner can let staff 
decide or staff can bring it back to the commissioners. Kape questioned the kind of equipment 
that will come in a take the spent grain away. Pettis stated they would be putting it directly in the 
55 gallon plastic containers. Pettis stated it would probably be a smaller pick up truck or a 
smaller farm type vehicle.  
 
Sparks stated there are several options for them to get rid of the spent grain. Golder stated we 
will have to come up with a schedule and show on the site plan that they have room to hold the 
spent grain and how often they will get rid of it. 
 
Golder questioned how much spent grain days worth will fit in a 55 gallon container. Pettis 
stated about 3 days. Golder stated how many containers maximum does he picture having on site 
of the 55 gallon bins. Pettis stated they will address that once they get a schedule. 
 
Jones stated staff indicated there will be further discussion on food. She questioned whether 
there are regulations that require them to have food. Golder stated the City ordinance speaks to 
microbreweries and small wine makers and it says that you have to have the delivery of food and 
have it available. They would have to have information so someone can call and get food 
delivered.  There was discussion of a food truck.  

 
Motion by Benoit, supported by Kape, to grant conditional approval for a Commercial 
Enterprise Producing Merchandise on the Premises for High Five Co-Op Brewery and 
described in Case No. 27-18.  Approval is conditioned upon conditions 1-5 and basis points 
1-5 as described in Golder’s memo dated September 18, 2018. 
 

- Motion Carried (6-0) – 
- Holtrop abstaining - 
- Fox and Pemberton absent - 
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Motion by Benoit, supported by Sparks, to grant conditional approval of the Site Plan 
dated August 17, 2018 for High Five Co-Op Brewery as described in Case No. 27-18.  
Approval is conditioned upon conditions 1-5 and basis points 1-4 as described in Golder’s 
memo dated September 18, 2018. 

- Motion Carried (6-0) – 
- Holtrop abstaining – 
- Fox and Pemberton absent - 

 
 Case #28-18 – Thomsons Auto Repair – Rezoning of 1.72 acres land from R-2 Two Family 
Residential to C-2 Community Commercial Located at 5905 Kalamazoo Ave SE 

 
Schweitzer stated the request is for Rezoning of 1.72 acres land from R-2 Two Family 
Residential to C-2 Community Commercial. Schweitzer stated the site generally slopes down as 
much as a 7 foot grade differential from the southwest corner of the site to the northeast corner. 
The Pine Hill Creek within the Crippen Drain cuts through the northeast corner of the site.  The 
western edge of the site is also as much as 7 feet above the adjacent grade of the Sutton Club 
Apartment site.  Over the past 14 months the property owner has removed a substantial number 
of mature trees on the western half of the subject site. Two large pine trees remain as well as 
smaller tree stands along the south line of the site closer to Kalamazoo Avenue as well as along 
the Pine Hill Creek. There is s single family home that has been there about 40 years as well as 
the church immediately to the north and they are permitted uses under the current zoning 
classification 
 
Schweitzer stated the recommendation from staff is approval of the request to rezone 1.72 acres 
of property at 5905 Kalamazoo Avenue, SE from R-2 (Single and Two Family Residential) to C-
2 (Community Commercial) 
 
He stated the basis to the recommendation is  
 
1. The 2012 Master Plan Update included 60th Street and Kalamazoo as part of the sub area 
analysis.  The request to rezone the subject property to C-2 Community Commercial would 
suggest consistency with mixed use Commercial/Residential land use designation assigned to 
this site as well as the commercial shopping center to the south.  The existence of the 13 acre, 
168 unit Sutton Club Apartments immediately to the west and the 7 acre Kentwood Christian 
Church site to the north influenced the residential part of the mixed use recommendation while 
the 14.4 acre commercial center to the south influenced the commercial part of the mixed use 
recommendation. 

2. The size and dimension of the subject property as well as its topographic elevation 
compared to the apartment development to the west would appear to allow for the buffered 
spatial separation required adjacent to residential zoning/development to the north, south and 
west.  The remaining portion of the subject site should be ample for most commercial 
redevelopment.  
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3.   The size and dimension of the subject site is sufficient to support at least one other single 
family detached residence or a total of as many as 3-4 duplex sites on the overall site.  Given 
the site location, retaining the existing residence and creating another single family site may 
not be marketable.  Likewise, even if access could be negotiated onto the existing apartment 
driveway to the south, the prospect of redeveloping the site for multiple duplexes also may 
not be marketable. 
4.   The boulevard cross section of Kalamazoo Avenue is designed preserve and protect the 
adjoining residential development as well as safely optimize the movement of traffic along 
the major arterial street while affording reasonable access to frontage properties.  The access 
into the redeveloped site should complement the existing roadway.  
5.    A number of C-2 Community Commercial special land uses (building supply and 
equipment establishments, commercial enterprises producing merchandise on the premises, 
open air businesses, drive thru restaurants, freestanding financial institutions, vehicle fuel 
stations, major vehicle repair and vehicle washes)  as well as a number of permitted uses 
(freestanding restaurant and convenience store) may be challenging for this site primarily due 
to the associated nature and/or volume of traffic associated with the respective uses.  The 
frontage of the subject site relative to the Kalamazoo Avenue boulevard cross section may 
present difficulties for traffic entering and exiting the site, including large delivery vehicles. 
(NOTE: also see Assistant City Engineer Dan VanderHeide’s September 5, 2018 memo, 
points 3 and 4.)  
6.   Regardless of the zoning of the subject property, the Master Plan stresses sensitivity in the 
site design of whatever redevelopment takes place especially given the immediate adjacency 
of the church and apartment complex and the surrounding residential development beyond 
that. 

 
Matt Cole, Paradigm Design, 550 3 Mile NW Grand Rapids MI, was present on behalf of the 
property owner. He displayed a map showing the current uses on the properties in the 
immediate vicinity of the site. He stated there is retail and service, institutional and office and 
multi-family high density and the vacant northeast corner of Kalamazoo and 60 th Street is 
zoned CPUD. He stated their current site is zoned R-2 and it is surround by high density and 
non-residential uses. He stated the rezoning to C-2 makes sense for that property.  
 
Cole stated another item that was bought up at the work session is they are proposing an 
automotive use and he noted the other similar uses already in the area. The intended 
automotive repair building would have a system of floor drains and those will go to the 
sanitary sewer system per code so there should be no issues or concerns impacting the creek.  
 
Cole displayed a view of the cross section of the property to show the relationship to the 
property to the west and the road. As staff pointed out the elevation at their west property line 
is quite a bit higher than further to the west and it is the highest point on the property. They 
intend to put a fence there as well as landscape screening. The property owner is willing to go 
over and above the required screening to make sure it is a successful project. 
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Cole stated he doesn’t feel that the current zoning of R-2 is best for the property. He stated 
they think C-2 works best. 
 
Jones opened the public hearing. 
 
Steven Philips, 1430 Hidden Valley Dr SE Apt. 8 spoke. He stated he is a resident of Sutton 
Club Apartments and he likes it due the privacy and the upscale feel of the property. He 
thinks commercial use of the subject property will ruin the effect. This property is right in 
their backyard. He expressed concerns about lighting, car noises, more vehicle traffic and foot 
traffic.  
 
James and Kiyoi Craig, homeowners residing at 5890 Kalamazoo Avenue, were present. They 
think it will affect their property value and the peaceful and enjoyment of their home. They 
believe C-2 is not consistent with the Master Plan. The rezoning can have a negative impact 
on the homes and the community. 
 
David Caldon, with the Varnum Law Firm appearing on behalf of Sutton Club Apartments, 
was present. He stated they are against this rezoning. If it is rezoned there are a variety of 
businesses that can go in as a permitted use. He felt the time to act on sensitivity to the 
surrounding residential uses is now. He felt if the site is rezoned you lose all opportunity to 
assure design sensitivity relative to the surrounding uses. He stated by not rezoning the site 
the city can call upon all the smart development tools that are at its disposal.  He felt there are 
lots of other options. As an example he noted the prospect of a conditional rezoning request 
that proposes a use that is sensitive to the community and the surrounding neighbors.  
 
Tim Zigler, 4255 Hidden Valley Dr Apt 11, was present. He expressed concern with the 
prospect of a development concept and design under the proposed rezoning that would be 
sensitive to the adjacent Sutton Club Apartments.  
 
Duke Gray, Administrative Elder at Kentwood Christian Church, was present. The church is 
to the north of the subject property. He stated they have discussed the rezoning amongst the 
members of the church and they don’t have harsh reservations about it. They think that piece 
of property is transitioning from lower density residential to higher density residential. He 
stated they feel it would be better as it is currently zoned as R-2 or a less intense commercial 
zoning. He stated they think if they do rezone to C-2 they want to make sure there is some 
strong screening to shield the church property from the new development. 
 
Cynthia Lightheiser, 1485 Hidden Valley Dr., was present.  She stated she has been at Sutton 
Club Apartments for 14 years. She stated she is concerned about safety along the already busy 
street and the integrity of the creek which flows on or near the northern boundary of the 
proposed auto shop site.  
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Joseph Muller, 5792 Kalamazoo Avenue, was present. He was concerned about the noise.  
 
Motion by Holtrop, supported by Kape, to close the public hearing. 
 

- Motion Carried (7-0) – 
- Fox and Pemberton absent – 

 
Sparks stated she is generally for small business. She also stated that the neighbors to the 
proposed rezoning have raised some valid concerns about the proposed rezoning to C-2 
Community Commercial. 
 
Kape stated his concern is the view the neighbors will have. He stated what is currently 
displayed at the applicant’s 52nd and Kalamazoo auto repair establishment will be what they 
see at the proposed site. He stated there are currently cars at his current establishment where 
the cars have sat so long there are vines growing through them. 
 
VanSoelen stated he is looking at it strictly as a rezoning and he is in support of the C-2.  
 
Benoit stated he doesn’t believe the Master Plan recommendation for mixed use 
residential/commercial was intended for the proposed parcel only. It applies more so to the 
existing shopping center.  He stated he doesn’t think we should take more of the residential 
component away. He stated he thinks it is important to keep the residential component there. 
He thinks they can do some residential things there. Benoit stated most of the time he would 
not be in favor of a complete rezoning in this type of circumstance. He stated he would be in 
favor of a PUD but he felt this was not an option since the property was not at least 5 acres in 
size. He stated he would also be in favor of considering a conditional rezoning request. Given 
the circumstances of this property, he would be in favor of a conditional rezoning where we 
have some control, but that is not what is submitted for consideration. Schweitzer stated it is 
possible to seek a PUD rezoning on this property without the full 5 acres if a waiver of the 
minimum site acreage was sought. 
 
Schweitzer stated there was an excerpt from the Master Plan that was noted by a previous 
speaker that would suggest the Master Plan was explicit in saying the northwest corner of 60th 
and Kalamazoo should be developed as a PUD. He pointed out however, a reading of the full 
text revealed that the northeast corner was the referenced quadrant. Golder pointed out that 
sensitivity to the adjacent residential uses was a key development concept associated with the 
PUD concept. 
 
Little was concerned about sensitivity to adjacent residential areas. He stated he sees the 
treeline drive coming into the Sutton Club Apartments as a natural separation. He stated to 
the south there is commercial. To the north there is residential and to him that seems like a 
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natural cut off to be sensitive to the corridor and the surrounding area. He indicated he will 
not support rezoning the property. 
 
Holtrop stated no matter what they decide to build there they are going to have more traffic 
and noises. Holtrop stated all of the resident concerns don’t just go away if it is not rezoned.  
 
Jones stated she has concerns regarding the property being held hostage. Jones questioned if 
the site could be cleared and kept that way. Schweitzer stated the site could be cleared with 
the proper soil erosion permits and soil stabilization measures. Schweitzer stated no matter 
what use is in there landscaping will be required as part of the redevelopment of the property 
and it is usually the best interest of the land owner to retain as much existing vegetation as 
they can to mitigate the landscaping development costs. Jones stated maybe the residents can 
buy the property so they can do what they want to with it. 
 
Motion Benoit, supported by Sparks,  recommend to the City Commission denial of the 
request to rezone 1.72 acres of property at 5905 Kalamazoo Avenue, SE from R-2 
(Single and Two Family Residential) to C-2 (Community Commercial) to as described in 
Case # 28-18.   

- Motion Carried (5-2) 
- Holtrop and VanSoelen opposed – 
- Fox and Pemberton absent - 

 
Schweitzer recommended that the commission discuss detailing the basis for the 
recommendation to deny the rezoning request.  Benoit indicated that he felt that the overall 
discussion during the public hearing would serve as the basis for denial. He went on to clarify 
that the proposed rezoning was not in compliance with the Master Plan in terms of sensitivity 
and transition to surrounding residential uses. Sparks, as the individual supporting the motion, 
expressed agreement.  Schweitzer expressed appreciation for the clarification and indicated 
that the proposed Findings of Fact for this case will be presented for the Commission’s 
review and approval during the upcoming meeting on October 9.    He noted the City 
Commission public hearing on the rezoning request will be held on October 16, 2018. 
 
I. Work Session 
 

There were no work sessions 
 
J. New Business 
 

Motion by Holtrop, supported by Sparks, to set a public hearing date of October 23, 
2018, for: Case#29-18 - Creekridge – Site Plan Review for a Site Condominium 
Project Located at 2050 Creekridge Dr SE; Case# 30-18 - Zoning Ordinance Text 
Amendments - Accessory Buildings 
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- Motion Carried (7-0) – 
- Fox and Pemberton absent - 

K. Other Business 
 

1. Master Plan Discussion 
 

Golder gave an Overview with the 70/30 policy 
 

The 70-30 policy was enacted after the adoption of a Land Use and Housing Plan for the city 
over 30 years ago.  The Land Use and Housing Plan indicated a need to establish a housing 
policy, as many felt that there was enough rental housing in the community. There was a desire 
to maintain a primarily single family, owner-occupied character to the city, while allowing a 
variety of housing choices.  Resolution 116-80 was passed on September 2, 1980, setting the 
housing mix at 70% single family, owner occupied housing, and 30% multifamily housing.  The 
resolution further defined “single family housing” as condominiums, single family detached, 
mobile homes and duplex dwellings. 
 
A recent update of the 70-30 housing mix suggests that there is currently approximately 69.76% 
single family housing (as defined above) and 30.24% apartments (or multifamily), indicating that 
we have come very close to meeting that goal.  Assisted living units and group homes do not 
seem to fit into either broad category—and are therefore excluded from the calculation.  
Facilities such as Holland Home Breton Terrace and Breton Woods are counted as single family 
housing. 
 
When the 70-30 policy was first enacted, the housing types counting toward single family homes 
were all presumed to be primarily owner-occupied.  At that time, it was uncommon for single 
family detached homes, duplexes (both sides), and condominiums to be rental units.  It is clear 
that the resolution’s intent was to distinguish between the larger apartment complexes and other 
types of housing. 
 
We now have the ability to more easily track the number of rental units in the city, through our 
own rental inspection program and through the American Community Survey/U.S. Census. 
According to the census bureau, approximately 57.8% of the city’s housing stock is owner-
occupied, with 42.2% renter-occupied.   Compared with other municipalities, Kentwood appears 
to be second to Grand Rapids in terms of the percent of housing stock that is rented.  The 
American Community Survey is an estimate; in fact its estimate for the number of housing units 
in 2017 is less than that reported in the decennial census of 2010.  Therefore the estimates 
generated should be used with caution. 
 
Assessor’s Calculations 
The Kentwood Assessor maintains data on all housing units in the city; currently there are 
22,940 units. The Assessor includes group homes and assisted living in its estimate.  If these are 
removed, the total number of housing units in the city is 22,410.   The Assessor classifies all the 
housing into various categories that must be reviewed and re-assigned to fit the 70-30 assessment 
properly.  For example, the assessor lists 861 units of senior housing.  Some of these units are 
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apartment complexes, such as Wellington Woods Apartment or Summer Haven, and some are 
life lease condominium-type units that we would classify as “owner occupied.” With the 
adjustment of these classifications, the housing categories are depicted in the table below: 
 

HOUSING MIX CALCULATION--2018 
  

        

 
Number 

 
Percent of total 

   

        Single Family          11,006  
 

49.11% 
    Condominiums            2,074  

 
9.25% 

    Mobile Home                984  
 

4.39% 
    Duplex            1,036  

 
4.62% 

    Life Lease                533  
 

2.38% 
    Apartments            6,777  

 
30.24% 

    

        

        Total Units          22,410  
      Total does not include 481 assisted living units, 49 group homes 

 
        Percent "Single Family, Owner Occupied":  69.76% * 

  

        Percent Apartment: 
  

30.24% 
   

        *Percent Single Family, Owner Occupied includes: Single Family Homes, Mobile Homes, Duplexes,  
                                                                                          Condominiums, "Life Lease" Elderly 
Housing 

 Duplexes represent number of units not the number of buildings 

   
        Based on records from the Kentwood Assessor 

     
        
        
         
 
 
 
Rental Inspection Program 
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The Kentwood Inspections/Engineering Department registers and inspects all rental properties.  
A list of all the properties that are rented, its address and the type of unit (single family home, 
mobile home, apartment etc.) is noted.  The Engineering Department also proactively reviews 
utility bills and scans housing rental sites to determine whether a housing unit is actually being 
rented, or is owned.  From this data, staff has calculated the number of rental units in the 
community as depicted below: 
 
 

Rental Housing Breakdown--2018 

      

 
Number 

 

Percent of 
total 

 Apartment 6720 
 

81% 
  Condos rented 62 

 
1% 

  Duplex units 930 
 

11% 
  Mobile Home 156 

 
2% 

  Single family 403 
 

5% 
  

Total 
                             
8,271  

     
 
The percentages described above represent each type of rented unit.  For example, of all the 
rented units in the city, apartments represent 81 percent of the total.  
 
 When compared to the total number of housing units: 
 
Apartments:  99.3% rented* 
Total condos rented: 3% 
Total duplex units rented: 89.9% 
Total mobile Homes rented: 15.9% 
Total single family rented: 3.6% 
 
Total rentals (as per Kentwood Engineering):  36.9% 
 
*discrepancy represents Assessors records may classify an apartment different from the 
Engineering Department 
 
 
 
Discussion: 
The original purpose of the 70-30 policy was to limit the number of apartment complexes. This 
was accomplished by downzoning all properties that were previously zoned for High Density 
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Residential to Low or Medium Density Residential use.  Adherence to this policy has 
subsequently resulted in very few new apartment complexes in the city.  The Division Avenue 
corridor has been identified as a location for potential new higher density development; the City 
Commission has determined that apartment development in this area would not be counted 
toward the 70-30 total.  
 
The city is approximately 85% developed.  Much of the land that has yet to be developed, such 
as the Heyboer Farm, is planned for lower density residential development.  It is not anticipated 
that the City will increase its percentage of apartment housing at full development.  Rather it is 
anticipated that owner-occupied type housing (single family, duplexes, condominiums, mobile 
homes) will increase to approximately 80%. 
 
While the city can control Master Plan changes and rezonings that would limit apartments, it 
cannot control whether homeowners rent their properties.  People have the right to rent their 
single family homes, duplexes, and mobile homes.  The property owners are required to enroll 
their rental property in the rental inspection program to ensure that the properties are safe, up to 
code, and well maintained.  If there are additional issues with rental properties, they may need to 
be addressed through code enforcement, inspections or with individual property owners. 
 
City Commission discussion: 
The City Commission reviewed the attached information regarding the 70-30 policy and the 
amount of rental housing there.  One of the issues that was discussed was the number of rented 
duplexes in the community.  In fact, it appears that 90% of the duplex units in the city are rented 
units.   It was suggested that the 70-30 policy be re-written to include duplexes as rental, similar 
to apartments.   If the 1,036 duplex units were added into the “apartment” category, the 70-30 
mix would be as follows: 
 
  

HOUSING MIX CALCULATION 
With Duplex and Apartments as Rentals 

 
       

 
Number 

 
Percent of total 

  

       Single Family          11,006  
 

49.11% 
   Condominiums            2,074  

 
9.25% 

   Mobile Home                984  
 

4.39% 
   Duplex            1,036  

 
4.62% 

   Life Lease                533  
 

2.38% 
   Apartments            6,777  

 
30.24% 
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Total Units          22,410  

     Total does not include 481 assisted living units, 49 group homes 

       Percent "Single Family, Owner Occupied":  65.14% * 
 

       Percent Apartment: 
  

34.86% 
   

 
Commissioners comments: 
 
Benoit stated he thinks the 70/30 policy is a good balance and it’s a good thing we can keep 
going to it in the Master Plan. Benoit stated it is a good blend. 
 
Holtrop questioned whether the city commission would classify all duplexes as rentals. Golder 
stated yes even if they are owner occupied. However, Golder noted that the City Commission has 
previously taken the position that any rental on Division Avenue will not count in the 70/30. 
 
Jones stated she likes this. She would like “Life Lease” Elderly changed to “Life Lease” Older 
Adults  
 
Golder stated at the last meeting there was discussion about 70/30 and there were concerns about 
affordability. She questioned whether having rental units make housing more affordable. 
 
Benoit stated for someone who can’t get a mortgage may have to pay more and the younger 
generation just don’t want to own anything they are fine renting. He stated apartments are being 
built in Cascade, Grand Rapids Township and Ada and you can’t build them fast enough. 
 
Schweitzer stated we have discussed affordability and questioned whether there would be a 
desire to identify what the range of housing costs are in the community. Golder stated people 
consider it a positive that we have a large variety of choice with respect to cost of housing. She 
stated we want to do an analysis with respect to rent and housing prices to show that we have an 
array of different price points both in rental and ownership.  She questioned whether there are 
other things that enter into affordability that the commissioners want to look at. 
 
Jones questioned where would they get the information regarding price points. Golder stated real 
estate professionals, the assessor’s records and real estate sites that have values. Schweitzer 
stated we are reaching out to the Rental Property Owners Association to see if they can provide 
us with some guidance of how to identify that information. He stated it may be a challenge to get 
that type of detail but that is the direction we are considering but want to get a sense if we did 
look at that would you see that as value in describing the City and what the housing policy is. 
 
Pung stated a recent housing statistic shows on average people move once every five years. 
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Golder questioned why do you think we have more rental property than other areas. Holtrop 
stated it’s a great community to live in. Jones stated it is a Suburb from Grand Rapids, 
convenient, good bus transportation, better community. 
 
The commissioners had no problems with rental as long as they are kept up and the landlord 
cares. 
 
Little stated in 2008 investors came in buying up the homes and renting them out and now he has 
a lot of people in his neighborhood who don’t see any value of maintaining the lawn and parking 
in the driveway. It has gone down. 
 

2. Commissioners’ Comments 
 
Benoit stated he went to the Food Truck Rally,  it was very nice. Jones stated there weren’t a lot 
of trucks as last time. Holtrop stated he spoke to one of the vendors and he didn’t like having to 
stay until 10 because people weren’t buying food after 8. 
 
VanSoelen stated he will be selling his house and moving to Gaines Township. 
 
Kape stated the Park and Rec made record profit on the beer garden.  
 

3. Staff’s Comments 
 
No additional comments were offered. 

 
 
L. Adjournment  
 

Motion by Commissioner Benoit, supported by Commissioner Sparks, to adjourn 
the meeting. 

- Motion Carried (7-0) – 
- Fox and Pemberton absent - 

 
Meeting adjourned at 9:50p.m.  
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

OCTOBER 9, 2018, 7:30 P.M. 
COMMISSION CHAMBERS  

 
 
A. Chair Jones called the meeting to order at 7:30 p.m. 
 
B. The Pledge of Allegiance was led by Commissioner Little. 
 
C. Roll Call: 

Members Present: Bill Benoit, Garrett Fox, Dan Holtrop, Sandra Jones, Ed Kape, 
Timothy Little, Mike Pemberton, Monica Sparks, Chad VanSoelen  
Members Absent: None 
Others Present:  Community Development Director Terry Schweitzer, Economic 
Development Planner Lisa Golder, Senior Planner Joe Pung, Planning Assistant Monique 
Collier, and 3 citizens 

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Holtrop, supported by Commissioner Sparks, to approve 
the Minutes of September 25, 2018 and the Findings of Fact for: Case#27-18 – High 
Five Co-Op Brewery – Commercial Enterprise Producing Merchandise on the 
Premises Located at 3846 52nd Street SE;  Case #28-18 – Thomsons Auto Repair – 
Rezoning of 1.72 acres land from R-2 Two Family Residential to C-2 Community 
Commercial Located at 5905 Kalamazoo Ave SE 
 

- Motion Carried (9-0) – 
E. Approval of the Agenda 
 

Motion by Commissioner Holtrop, supported by Commissioner Pemberton, to 
approve the agenda for the October 9, 2018 meeting.  
 

- Motion Carried (9-0) – 
 
F. Acknowledge visitors wishing to speak to non-agenda items. 

 
There was no public comment. 

 
G. Old Business 

 
There is no Old Business 

 
H. Public Hearing 
 

There were no public hearings. 
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I. Work Session 

 
Case# 30-18 - Zoning Ordinance Text Amendments - Accessory Buildings 
 

Pung stated in March of this year the Planning Commission reviewed and recommended to the 
Kentwood City Commission amendments to Sections 3.15 and 3.16 of the City of Kentwood 
Zoning Ordinance relating to accessory building and uses. He stated upon further review by staff 
of the proposed amendments, several inconsistencies and conflicts with the existing ordinance 
language were identified.  The City Commission, upon recommendation by staff, did not adopt 
the proposed amendments relating to accessory buildings in order to allow for staff and the 
Planning Commission to address any inconsistencies and/or conflicts with existing ordinance 
language. He stated after additional review and discussion, staff has developed revised 
amendments for Sections 3.15 and 3.16 of the Kentwood Zoning Ordinance. 
 
Summary of Proposed Amendments 

 
The proposed amendments are as follows: 
 

 In order to avoid any potential confusion, a couple references to “garages” were deleted 
since a garage, whether it is attached or detached, is classified as an accessory building. 

 Currently the area allowances for accessory buildings in single and two family residential 
districts are located in several different sections of the zoning ordinance; the proposed 
amendments unify the regulations under one table (Section 3.15.D.2.a). 

 Currently the zoning ordinance makes allowance for residential unplatted lots of an acre 
or more to have a larger (up to 960 square feet) detached accessory building; the 
proposed amendments remove the reference to unplatted lots and applies the allowance 
for a larger accessory building to any residential lot of an acre or more in a single family 
or two-family residential district. 

 A table for maintenance/storage facilities in multiple family developments has been 
added.  The amendment makes specific allowance for a multiple family development to 
have a maintenance/storage facility and specifies the size allowance for such structures.  
A survey of several multiple family development in Kentwood have found maintenance 
facilities ranging from 266 square feet to over 2,000 square feet in area. 

 A table for accessory buildings in commercial and industrial districts has been added.  
Under the current ordinance the standards for residential accessory buildings would be 
applied to commercial and industrial properties generally restricting a detached accessory 
building to 250 square feet in area. 

 The allowance for residential lots of five (5) acres or more in single and two-family 
residential districts to have a detached accessory building of up to 1,100 square feet in 
area is proposed; currently unplatted lot of one (1) acre or more can have a detached 
accessory building of up to 960 square feet, the change allows for significantly larger lots 
to have larger detached accessory buildings. 

 Proposed amendments include new setback requirements for accessory buildings in 
excess of 960 square feet in area (Section 3.15.C.2.b). 
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 Amend Section 3.15.D.1 to exempt multifamily developments from the limitation of two 
accessory buildings.  This would allow for parking provided within garages and/or 
carports to be located in more than just one or two structures and also permit a 
storage/maintenance building. 
 

Chapter 12 Planned Unit Development 
 

 Amend sections of Chapter 12 to permit the City Commission, upon recommendation from the 
Planning Commission, to grant exceptions to Sections 3.15 and 3.16 of the Zoning Ordinance.  
This would permit the City to be flexible with respect to the number, location, size etc. of 
accessory buildings within a planned unit development. 
 
Benoit stated the house should be the largest building on the property. He questioned if we 
should keep the word “garage” out of subsection 3.15.D.2.b. A garage accessory to a multiple 
family dwelling unit shall be designed for not more than two (2) vehicles per dwelling unit. Pung 
stated in the multi-family dwelling unit it is setting the limit we also have the other table to allow 
for maintenance/storage facility. The garage is by definition where you can put a vehicle. It can’t 
be designed for more than two vehicles per dwelling unit. Benoit stated 1,100 square feet is not 
that big, he questioned whether it is enough or will we be sending people back for variances. 
Schweitzer stated we can take a look at this between the work session and public hearing.  
 
Fox had concerns about having a child’s treehouse and questioned if we should add additional 
language. Schweitzer stated the ordinance states there is allowance for a treehouse or playhouse 
for up to 100 square feet. Schweitzer stated if they want to go larger they can go to the zoning 
board of appeals. 
 
Little, VanSoelen, Kape, Sparks and Jones stated they like the tables it makes it much easier to 
understand and explain. 
 
Holtrop questioned where staff came up with 1,100 square feet for an accessory building. Pung 
stated staff reviewed variance requests from the past years to see what was asked for and 
granted. 
 
Pung stated the City Attorney had a few comments and questioned if the commissioners would 
like to keep fallout shelters. The commissioners thought that should be kept and thought it may 
be necessary at some point. 

 
J. New Business 
 

There was no new business 
 
K. Other Business 
 

1. Master Plan Discussion 
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70/30  

Housing 

Division Avenue and BRT 

Development and redevelopment of 28th Street and 29th Street 

Green Infrastructure 

Economic Development 

Sustainability 

TODs 

Complete Streets 

 

70/30 

Key Issues: 

 The 70-30 policy was enacted after the adoption of a Land Use and Housing Plan for the city 

over 30 years ago.  The Land Use and Housing Plan indicated a need to establish a housing 

policy, as many felt that there was enough rental housing in the community. There was a 

desire to maintain a primarily single family, owner-occupied character to the city, while 

allowing a variety of housing choices.  Resolution 116-80 was passed on September 2, 1980, 

setting the housing mix at 70% single family, owner occupied housing, and 30% multifamily 

housing.  The resolution further defined “single family housing” as condominiums, single family 

detached, mobile homes and duplex dwellings. 

 A recent update of the 70-30 housing mix suggests that there is currently approximately 69.76% 

single family housing (as defined above) and 30.24% apartments (or multifamily), indicating 

that we have come very close to meeting that goal.  Assisted living units and group homes do 

not seem to fit into either broad category—and are therefore excluded from the calculation.  

Facilities such as Holland Home Breton Terrace and Breton Woods are counted as single family 

housing. 

 The housing mix in 2018 (as calculated by the Kentwood Assessor) is as follows: 

 

Single family:   11,006   49.11% 

Condominiums:     2,074     9.25% 

Mobile Homes       984     4.39% 

Duplexes     1,036     4.62% 

Life Lease                    533     2.38% 

Apartments                 6,777    30.24% 

Total    22,410 

Does not include 481 assisted living units and 49 group homes 

 

Percent Single Family, Condo, Mobile Home, Duplex, Life Lease:  69.76% 

Percent Apartment:       30.24%   

  

 The Kentwood Inspections/Engineering Department registers and inspects all rental 

properties.  From this data, staff has calculated the number and type of all units that are 

rented.  When compared to the total number of housing units, approximately 90% of 

duplexes, 16% of mobile homes, and 4% of single family homes were rentals.  Total number of 

rental units (as identified through the rental inspection program is 36.9%.   

 

Action Items: 
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o Retain the 70-30 housing policy, but count duplexes and apartment units toward the 

rental side of the equation.  The policy should also clearly state that rental units within the 

Form Based Code area on Division Avenue should not count toward the 70-30 policy.  If 

the 1,036 existing duplex units were added into the “apartment” category, the 70-30 mix 

would be 65.14% “ownership” and 34.86% renter.   With this new calculation, the city no 

longer meets the 70-30 ratio; it is expected that when the city is fully developed the 

percent of housing that represents the “ownership” side will exceed 70%.   

o The City Commission should adopt a new resolution related to the new 70-30 policy. The 

policy should indicate that duplexes are included as part of the rental property 

calculation and that the Form Based Code area of Division Avenue is exempt from the 

70-30 policy. 

o The city should continue its oversight of rental properties in the community to ensure that 

they remain in good repair and property maintenance issues are resolved. 

 
 
Housing: 

 The City of Kentwood is committed to ensuring a wide and diverse range of housing options as 

well as maintaining the quality of the existing housing stock. 

 

 Realtor.com has announced that Kentwood (the 49508 zip code) is the number one zip code 

in the nation in terms of fast sales, affordability, high employment rates, number of millennials, 

and high credit scores.   The publication indicates that the median list price in Kentwood’s 

49508 zip code is $193,168 up 9.5% over the previous year, and that the housing list prices are 

33% lower than the surrounding county. 

 

• Nationwide trends suggest family size is declining and the future population may have a 

diminished demand for large homes on large lots.  

 

•  Kentwood has a variety of housing at a number of price points, ranging from $41,000 to over a 

million dollars for single family houses or condominiums.  Roughly 36% of the housing is valued 

between $100,000 and $150,000 and 32% is valued between $150,000 to $200,000.  About 15% 

of the city’s housing stock is valued less than $100,000.  Apartment rents range in monthly rent 

from $555 in one of the smallest units to $1,412 for one of the largest apartments.   The smallest 

units in each apartment complex range in size from 416 square feet to 890 square feet and 

rents from $550 to $970 per month.  The largest units in each apartment complex range in size 

from 679 square feet to 1,735 square feet with rents ranging from $640 to $1,415.   

 

• Ongoing efforts to maintain the quality of the existing housing stock include the periodic 

inspection of rental housing. In 2008, many homes on the market were purchased for rental 

properties; however, this trend seems to be in decline as the investors are now selling some of 

the rental property.  In 2018, 3.6% of the city’s total single family homes were rented. 

 

• Many of the large apartment communities in the city were built in the 1970s and 1980s. 

Assessor’s records indicate that there have been only 4 apartment complexes built since 1990.  

Absent major renovations, the older apartment housing may require considerable 

reinvestment to extend the useful life of this very sizable portion of the existing housing stock.  
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• There are five manufactured housing communities within Kentwood, only one of which was 

developed in the past 20 years. The infrastructure and the housing units within these 

communities are aging. While the owners have instituted policies to replace outdated housing 

units with newer, more energy efficient units, major investment may be required to extend the 

useful life of this important affordable housing option.  

 

• There is limited funding through the city of Kentwood for residential rehabilitation, repairs, and 

weatherization, particularly for low and moderate income homeowners.  However, Kent 

County Community Action has a similar program that could also be utilized for residential 

rehabilitation. 

 

Action Items:  

o The city should consider strengthening housing quality policies and city codes to: 

continue to stress the importance of the maintenance of the existing housing; monitor 

vacant property; maintain housing code enforcement on all rental properties; build 

awareness and information among neighbors of the housing codes and its impact on 

property values.  

 

o Promote awareness of property maintenance instruction available in the area, including 

organizations such as Home Repair Services and other similar resources for home repair 

and maintenance.  

 

o Review the area-wide housing study (through Kent County Community Action) to 

inventory existing housing stock, examine the range of housing options, and identifying 

the amount and location of affordable housing. The review of the data should indicate 

the city had adequate housing at various price points the serve the needs of residents. 

 

o Determine the barriers to the development of housing along the Division Avenue 

corridor. 

.  

 

o Adopt guidelines for Transit Oriented Developments that encourage mixed-use 

development with a higher proportion of residential units along or in close proximity to 

major transit routes.  

 

o Explore additional opportunities to implement mixed use developments in redeveloping 

areas. One consideration may be the replacement of aging mobile home parks with 

housing for varying income levels within a single development.  

 

o Work with neighborhood associations and the Kent County InnovaLab to assist in the 

identification of foreclosed properties or potentially foreclosed properties.  

 

o Work with the Kent County Community Action to promote the Housing Rehabilitation 

Program.  

 

Fox stated regarding the 70/30 policy he is more interested in increasing single 

family homes in Kentwood but questioned whether that meant the affordable 

housing conversation is off the table if they are not in a development area on 
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Division. Golder stated if we are still looking at affordable home ownership we 

have options. She stated years ago people wanted higher end homes R1-C and 

bigger. But we could also make use of all the other zoning districts that we have 

that allow smaller lots. Discussion ensued. 

 

Fox suggested we look at ways to incentivize improvement in rental properties 

by having the rental inspectors grade apartment complexes. Golder suggested 

assigning an “A” grade to the apartment complexes that are good and 

assigning no grade to those that are bad. Discussion ensued. 

 

Jones stated Kent County Community Development department doesn’t exist 

anymore. It is now Kent County Community Action. 
 

Division Avenue Redevelopment and Bus Rapid Transit 

Key Issues:  

 The Bus Rapid Transit or “BRT” has been operating since 2014.  It is still anticipated 

that the BRT will have a major impact on the future land use and redevelopment of 

the Division Avenue corridor. The development that is envisioned as a result of the 

BRT could invigorate the entire southwest portion of the city of Kentwood.  However, 

at this time there is still a lack of investment in the area. 

 

 Division Avenue is a key gateway corridor to both the city of Kentwood and the city 

of Wyoming, requiring cooperation between the two communities. 

 

 There is a lack of quality public amenities along Division Avenue, and no unified form 

of branding or marketing of the area. 

 

 The current Division Avenue businesses seem to market to automobile users rather 

than to pedestrian and transit traffic. 

 

 The city has not taken an active role in marketing the area. 

 

 Division Avenue conveys traffic to commercial areas and neighborhood 

communities from M-6 to the south and from the city of Grand Rapids to the north. In 

addition, it is bisected by numerous east/west cross streets, such as 44th, 52nd / 54th, 

and 60th Streets.  The amount and speed of traffic along the corridor may be a 

detriment to some residential and neighborhood commercial uses. 

 

 The individual lots in this area of Kentwood are typically small, which can be a 

significant challenge in any moderate- to large-scale redevelopment along the east 

side of Division Avenue. As such, a series of separate parcels would need to be 

assembled for any type of large scale development. 
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 The new Form Based Code ordinance allows for urban type of residential 

development and mixed use, but the city does not have experience in dealing with 

these types of developments and whether they are feasible for the area. 

 

 Projected demographic changes in this area of Kentwood anticipate further ethnic 

diversification, yet members of these diverse populations do not participate in the 

planning process, city government or the Division Avenue Business Association. 

 

 There is still a negative perception regarding the corridor. 

 
Action items: 

 

o City shall meet with MEDC, Community Assistance Team, MSHDA and other state 

agencies to determine what incentives are available to offer developers should 

they choose to develop along the Division Avenue Corridor. 

 

o City shall host informational meetings for realtors and developers on developing 

properties within the Form Based Code area. 

 

o City shall develop property information packages to identify priority properties 

available for development on the Division Avenue Corridor.  The property 

information packages shall list the amenities associated with the property, 

relevant demographic data, provide a market analysis, list incentives available 

and provide other information to communicate the city’s desired outcome for 

the area.  The city will work with the residents in the area to ensure community 

support and vision for a development project.  This approach is consistent with 

the requirements of the Redevelopment Ready Communities program that the 

city is participating in. 

 

o City shall promote its commercial loan program for new investment along the 

Division Avenue corridor. 

 

o The city must also invest in the area.  The city should consider the establishment 

of a Corridor Improvement Authority, Downtown Development Authority (DDA), 

or other authority to assist in providing a means to pay for public improvements 

along the corridor.  Improvements could include burial of overhead wires, the 

establishment of new landscape medians, lighting and landscaping. 

 

o The city should consider help to promote incentive programs for first-time home 

buyers and small-scale development investment. For example, municipal 

incentives could include expedited review of development and redevelopment 

proposals by investors.  

 

o Future planning work should be conducted jointly with the cities of Wyoming and 

Grand Rapids. This work may include the location of medians and pedestrians 

crossings along the corridor. 
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o The city shall reach out to the existing and emerging diverse populations along 

the Division Avenue corridor for input, participation and leadership in the 

planning process.   

 

o City shall work with the city of Wyoming to explore traffic calming measures to 

make the corridor friendlier to residential and neighborhood development. 

 

o City shall promote more events that bring people to the Division Avenue corridor 

for shopping, eating, and recreation. 

 

o The city shall improve and enhance the perception of safety of the area through 

improved lighting, incorporate the concept of Crime Prevention Through 

Environmental Design (CPTED) into review of new and redeveloping commercial 

uses within the Division Avenue corridor to reduce crime.  

 

 

Redevelopment of 28th and 29th Street Corridor 

Key Issues:  

The 28th and 29th Street commercial corridor caters to a regional consumer market, not 

just Kentwood and Grand Rapids.  

 

The 28th and 29th Street corridor is a regional amenity that should be addressed across 

corporate boundaries, although coordinated planning between communities on 28th and 

29th Street has not generally been undertaken. 

 

Given the size and scale of the commercial shopping area and infrastructure that does 

not promote free movement between properties, access between most stores requires the 

consumer to use public roads between adjacent properties. This pattern only serves to add 

additional traffic congestion to 28th Street which can hasten the perception of being an 

undesirable place to shop. Although there are portions of the corridor that allow cross 

access between uses, some property owners resist the establishment of the connections 

due to concerns about liability, traffic, and the effect that the cross access has on 

maintenance.  

 

As the 28th Street corridor ages, concern has been raised regarding the health of the 

corridor as a retail venue. Competition from newer developments such as at Breton and 

Burton Streets and the East Beltline North, as well as online retail sales may cause an erosion 

of the retail strength of 28th Street.  There is also concern regarding the future of big box 

retailers. Closures of big boxes and lack of viable businesses to replace them given non-

competition clauses in the leasing language may create vacant space along the city’s 

most significant retail corridor. 

 

If the 28th and 29th Street business corridor is to remain healthy and viable over the 

long-term, a key issue will be to develop ways to maintain the area’s regional draw for 

consumers.  

 

Attempts to incorporate medians into 28th Street and 29th Street rights of way have 

failed. However, strategically introducing median landscaping would make traffic 
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movement safer and improve the aesthetic character of the corridor. Such improvements 

would project a fresh image of quality for the corridor and will enhance the perceived 

quality of the local retail located on 28th and 29th Streets. 

 

Incorporate the concept of Crime Prevention Through Environmental Design (CPTED) 

into review of new and redeveloping commercial uses within the corridor to reduce crime 

and to continue the perception that the 28th Street and 29th Street Corridor are safe places 

to shop.  

 

Action Items:  

 

 

o Promote some form of outdoor public amenities in key areas. For example, 

Woodland Mall has established a plaza between the Red Robin and On the Border 

Restaurants and serves as a gathering place for shoppers. The construction of the 

plaza and the new stores such as Barnes and Noble and The North Face store have 

also increased the exterior access to Woodland and allowed for the exterior 

renovation of the mall.  

 

o Explore the feasibility of creating a 28th and 29th Street DDA or merchants 

association to encourage a unified pro-active approach for keeping the corridor a 

healthy and viable shopping destination. This will also help to coordinate quality 

aesthetic treatment for businesses.  

 

o Explore the feasibility of establishing a Special Assessment District (SAD), Corridor 

Improvement Authority, or Downtown Development Authority for corridor 

improvements. The SAD should be established after several short term goals and 

projects have been accomplished to demonstrate success and changing trends 

within the area.  

 

o At present, there is limited mid-block vehicular – and pedestrian – circulation 

between 28th and 29th Streets. The circulation that does takes place occurs 

through existing parking lots. When the opportunity presents itself, the city should 

require that new and redevelopment projects accommodate interblock 

connections with appropriate green space. This will work to lessen the burden on 

the primary corridors while creating new pedestrian scale areas.  

 

o Explore the possibility of creating a multi-jurisdictional 28th Street task force to assure 

continuity of design standards for the entire corridor.  

 

o Establish contact with the Michigan Department of Transportation to explore the 

prospect of introducing median landscaping to improve public safety and 

aesthetics in the 28th Street corridor.  

 
Economic Development  

Key Issues:  

 

Kentwood has traditionally had a large number of manufacturers that it has relied on to 

supply jobs and tax base.  Currently manufacturing is doing well; however, a turn of the 
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economy may change this situation, as in 2008.  Every effort should be made to retain 

the manufacturing jobs in the city, and encourage the diversification of manufacturers. 

 

While all manufacturing jobs are important to the local economy of the city, certain 

manufacturers may be seen as being more sustainable in the future. Alternative energy, 

advanced manufacturing, medical devices, and agribusinesses are some of the fields 

the city should promote for long term sustainability and job growth. 

  

 One of the biggest issues for all employers in the metropolitan area is access to labor.  In 

many cases, transportation to the workplace is a barrier to employment.  

 

 Job growth in the future may come from start-ups that are based on new ideas and 

innovations.  The city should must find ways to encourage and promote entrepreneurial 

development. 

 

 Green is good business for the city. Businesses that promote green practices will save 

money, keep employees healthier, and be more successful. In addition, people 

increasingly want to live in a community that is sustainable and makes environmentally 

conscious choices.   

 

 Commercial development is still an important part of the city’s economy. The city has 

not actively pursued retention and expansion of this sector of the local economy that 

also provides jobs and income for the city.   

 

 There have been large retail centers that have closed due to on-line sales and delivery 

services such as Amazon.   So far, most of the closed retail buildings have been re-used 

or re-purposed.  However, in a downturn of the overall economy, re-use of buildings may 

not be as certain.  The city may be able to offer incentives for the re-use of existing 

buildings before allowing for new construction. 

 

 It is increasingly important for business and industry to have access to multiple modes of 

transportation including rail service. However, there has been movement to remove rail 

access from industrial areas due to lack of use and deterioration. 

 

 The city is part of a regional economy.  It should recognize and build on its unique 

contribution to the overall well-being of the region. 

 

Action Items:  

o In conjunction with the Right Place, Inc. and the Michigan Economic Development 

Corporation (MEDC), Kentwood will maintain its retention and expansion program, 

a program designed to retain and grow businesses within the city.   

 

o The city will encourage technology businesses to locate in the industrial sector of 

the city.  These businesses may wish to locate in this area due to the existence of 

Switch in Gaines Township.  Every effort will be made to improve broadband 

access within the region, including allowing for additional capacity for 

broadband when road projects are undertaken in the area, as well as providing 

additional non-motorized access to the industrial zone.   
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o The EDC will review use of the Entrepreneurial Center that the Richard L Root library 

to ensure that information provided within is relevant and useful to people wishing 

to start their own business. 

 

o City will update its website to include additional information regarding economic 

development programs and resources for all businesses, including start-ups and 

home based businesses. 

 

o The city will encourage the redevelopment of brownfield sites to bring these 

underutilized properties back to full use and to ensure the safety of workers at 

these locations.  

 

o The city will encourage the reuse of existing buildings and will encourage the 

businesses that are mostly likely to be successful in the new economy.  

 

o The city will encourage and support commercial development through its loan 

programs and will support business associations in the community.  

 

o City shall develop property information packages through the Redevelopment 

Ready Community program in order to identify priority properties available for 

development within the city.  The property information packages shall list the 

amenities associated with the property, relevant demographic data, provide a 

market analysis, list incentives available and provide other information to 

communicate the city’s desired outcome for the area.  The city will work with the 

residents in the area to ensure community support and vision for a development 

project. 

 

o The city will monitor the retail vacancies over time to determine whether a change 

in land use is necessary in traditionally commercial areas.   

 

o City will support efforts of Woodland Mall to attract and retain tenants, and to 

remain a relevant shopping facility.  

 

o The city will continue to improve pedestrian access through sidewalk construction 

and non-motorized facility interconnections along major arterial streets and areas 

that include large employers.  

 

o The city will consider its development review policy and procedures to ensure that 

the process is streamlined, well-documented and transparent.   

 

o City will encourage the establishment of business associations for commercial 

districts.  

 

o City will support the improvement and expansion of air service in and out of the 

Gerald Ford International airport.  
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o The city will encourage and support the maintenance of rail service to the industrial 

sector of the community. 

 

Green Infrastructure - Open Space and Greenway Network  

Key Issues:  

• Plaster Creek and its tributaries are important natural and cultural resources for the city of 

Kentwood. The Plaster Creek floodplain and associated wetlands are important for the long-

term health of the Plaster Creek system as well as providing a protected habitat for the natural 

movement and migration of wildlife.  

 

• Existing parks in the Kentwood park system are generally not connected by non-motorized 

trails or green corridors. However, in recent years there has been some progress establishing a 

connection between the East-West Trail and Veteran’s Park as well as improving the 

connectivity across and along 44th Street from the Walma Trail to the Walnut Hills Trail leading to 

Stanaback Park.  The Kentwood park system is also somewhat isolated from the parks and open 

space networks of surrounding communities.  

 

• The city has developed the Paul Henry Trail and the East-West Trail which are outstanding 

recreational and cultural amenities. The Paul Henry Trail now extends south of 60th Street along 

East Paris Avenue into Gaines Township.  Likewise, in 2016 the City of Wyoming installed a refuge 

island in the 5000 block of Division Avenue to afford safe passage from the East-West Trail into 

Wyoming.   The 2014 Grand Valley Metro Council Non-Motorized Transportation Plan and the 

Kentwood Non-Motorized Facilities Plan adopted in 2017 provide a guide to integrate these and 

other trails as part of a larger regional non-motorized network.  

 

• The city of Kentwood has established a virtually complete network of sidewalks along arterial 

frontages within the community. The 2013 Community Development Block Grant project and 

2014 joint Congestion Mitigation Air Quality project with the City of Grand Rapids and the 

Michigan Department of Transportation to install sidewalks in the highly visible commercial area 

of 28th Street from Patterson Avenue to the west city limits accommodates pedestrian 

movement and supports transit services along this major State trunkline. 

 

 In 2014 the Grand Valley Metro Council adopted a Non-Motorized Transportation Plan for Kent 

and portions of Ottawa counties.  In 2017 MDOT began promoting a statewide non-motorized 

transportation plan that would weave together plans for the various metropolitan areas across 

the state. 

 

• Public Act 135 of 2010 requires the development of a complete streets policy that provides for 

the planning, design, and construction of roadways or an interconnected network of 

transportation facilities. The policy is intended to be applied any time a transportation facility is 

constructed or reconstructed.  

  

In the past, the city has had difficulty in accepting open space donations due to the issues 

regarding the costs for ongoing maintenance of city properties.   

 

Kentwood has had difficulty funding property maintenance for its existing open space 

properties. The city’s millage that is dedicated to parks currently cannot be used for park 

maintenance, making it more difficult to justify the acceptance of open space and park 

properties. The current Business Plan continues to recommend funding for both development 

and maintenance of public parks. 
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Surveys conducted by the Park and Recreation Department and focus groups indicate a 

desire for more trails, walking paths, splash parks, and benches, and to make a more bike 

friendly community. The survey also revealed that there is some support to fund these initiatives 

with additional tax dollars.  

 

Action Items:  

o A Complete Streets policy consistent with PA 135 of 2010 should be developed. 

 

o Supplement the annual Schedule of Capital Improvements to incorporate the 

improvements and funding strategies identified in the Non-Motorized Facilities Plan.  

 

o Work with the Christian Reformed Recreation Center to create a regional trailhead. 

Recent discussions with the operators of the Recreation Center as well as a major 

property owner to the south would suggest there is some prospect of a nature trail in this 

area of the Plaster Creek. 

 

o Adopt the MC Smith design for the City Campus Plan for the area around City Hall and 

the Library.  The draft plan provides amenities such as a stage, restrooms, permanent 

farmers market structures, ice rink, splash pad and playground. This area will become the 

gathering place and focal point for city activities. 

 

o Develop new landscaping standards to use native Michigan plants to cut down on 

maintenance costs for public parks and open space. Ash trees that have died should be 

replaced to maintain and improve the city’s green canopy. The City has begun to 

replace some of the ash trees that have died along arterial and local streets through the 

annual DTE and Consumers Energy Street Tree Grant programs.  The funding strategy 

should include consideration of establishing a city tree nursery.  An annual goal for tree 

replacement should be identified to benchmark progress. 

 

o When the park millage is renewed, make provisions to allow the use of the funds for 

maintenance as well as new purchases.  

 

Sustainability 

Sustainability means different things to different people and communities.  In general, 

sustainable communities are communities that are planned, built or modified in order to 

promote sustainable living and tend to focus on environmental and economic sustainability, 

sustainable urban infrastructure, social equity, and municipal government. 

Key Issues: 

 Sustainability has become an important aspect of communities that are successful and 

vibrant.  People want their communities to be economically and environmentally sustainable.  

Sustainability will pay off in the future by reducing waste, saving money, and attracting new 

residents to the community. 
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 The city currently has no specific policies in place that address the future sustainability of the 

city. 

 

 The city must address issues that will affect its sustainability in the future.  Some of the issues 

are environmental, such as the ability to maintain green space, the issues relating to the loss 

of ash trees within the community, and the benefit of connecting open space.  Other 

sustainability issues include job growth and retention, maintenance of city facilities, 

availability of public transportation, etc. The city through its land use policy can also address 

the efficient use of renewable resources, and promote healthier living for Kentwood residents. 

 

 Addressing sustainability issues in areas such as green infrastructure and economic 

development is a requirement to qualifying as a “Redevelopment Ready Community” under 

the state-wide certification program through the Michigan Economic Development 

Corporation. 

 

Action Items: 

o The city shall create a create a written policy that details how the city will become more 

sustainable with respect to energy consumption and recycling and use decisions and 

the environment.  The policy shall address the following: 

 Energy use for city facilities and street lights and steps being taken to reduce 

cost/energy consumption 

 Alternate energy options; 

 Recycling efforts being made and plans for future programs offered; 

 Water use and reduction of waste and use; programs to assist residents and 

businesses to reduce water consumption; 

 Proposed/approved storm water management regulations 

 Recommendations on zoning changes that will discourage waste and 

encourage a more sustainable use of resources.  An example would include 

landscaping standards that would allow for sustainable, native plantings. 

 Participate in the “Michigan Green Communities Challenge”, a benchmarking 

tool to measure progress in sustainability. 

 

o In addition, the city’s  policy will include ways that the city can become more 

environmentally and economically sustainable through its land use decisions and zoning 

policies, including designation of Transit Oriented Development areas within the Master 

Plan, expanded bus service, more non-motorized trails, or the retrofit of struggling 

shopping centers to include residential uses or improved walkability. 

 

Transit Oriented Development - TODs  

Key Issues:  

Transit Oriented Development or “TODs” are areas that allow development that is conducive 

to transit. These TOD areas should be identified and regulations adopted to encourage their 

development. The TOD areas should include mixed use and provide adequate density to 

support the transit system. Areas planned for TODs include Woodland Mall, Division Avenue, and 

the 44th and Breton Avenue area.   
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A Form Based Code was adopted for the Division Avenue corridor in 2017 and the City 

Commission decided not to apply the 70-30 policy to this corridor in order to allow for the option 

of new rental housing.   

 

TODs improve the economic sustainability for residents. If a resident does not need to finance 

an automobile, he or she will have more discretionary funds to spend or save. 

   

The success of TODs will rely on the density of residential development. In a suburban setting 

like Kentwood, ownership options may not be feasible for higher density developments. This in 

turn may create a concern regarding the future of the 70-30 policy.  

 

Transit options will become increasingly necessary and economical given the increasing price 

of owning and operating a vehicle.  

 

Action Items:  

o The city shall note the location of TODs on the future land use plan. The first TOD area 

identified is the Division Avenue corridor.  After a higher density residential project is 

undertaken in the Division Avenue corridor, zoning standards for the other designated 

TODS can be considered.    

 

o Although the city desires a balance between home ownership and rental units, TODs 

should allow higher densities and higher a number of rental units to support bus service 

and commerce. In order to combat the perception that higher density or rental housing 

is improperly maintained, the city should set more strict standards for the maintenance of 

higher density facilities through ordinances and development agreements. 

 

o The city should consider form based codes for the TOD areas as needed to emphasize 

walkability and accessibility along its corridors.  

 

o City should reconfigure its mixed use district in the zoning ordinance to make it more 

usable. 

 

Complete Streets 

Key Issues: 
 State of Michigan Public Act 135 of 2010 required the development of a complete streets 

policy to promote safe and efficient travel for all legal users of the transportation network under 

the jurisdiction of the Michigan Department of Transportation (MDOT). Public Act 135 defines 

complete streets as "...roadways planned, designed, and constructed to provide appropriate 

access to all legal users in a manner that promotes safe and efficient movement of people and 

goods whether by car, truck, transit, assistive device, foot, or bicycle." 

 

 On July 26, 2012 the State Transportation Commission adopted a Complete Streets Policy to 

promote safe and efficient travel for all legal users of the transportation network under the 

jurisdiction of the Michigan Department of Transportation (MDOT).  In addition, MDOT, in its role 

of administering the local federal-aid program in Michigan, pledged to help local jurisdictions 
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understand the provisions of this policy and work with them to further the development of 

complete streets. 

 While there are no specific complete streets requirements on transportation funding, all levels 

of transportation agencies are encouraged to take the opportunity to design and construct 

facilities that contribute to complete streets. 

 There are benefits to the city to provide Complete Streets for its residents—it allows people to 

walk, use transit, or bicycle instead of using cars for local transportation and it takes into 

account the safe and efficient movement of goods. In turn, fewer cars on the road reduces 

congestion, improves air quality, reduces commuting costs, and improves the health of the 

residents.   

 The analysis going into complete street design should consider: 

 

 Local context and recognize that needs vary according to regional urban, 

suburban, and rural settings; 

 The functional classification of the roadway, as defined by the Federal 

Highway Administration and agreed to by MDOT and local transportation 

agencies; 

 The safety and varying mobility needs of all legal users of the roadway, of all ages 

and abilities, as well as public safety; 

 The cost of incorporating complete streets facilities into the project and whether 

that cost is proportional to the overall project cost, as well as proportional to the 

current or future need or probable use of the complete streets facility; 

 Whether adequate complete streets facilities already exist or are being developed 

in an adjacent corridor or in the area surrounding the project; 

 Whether additional funding needed to incorporate the complete streets facility 

into the project is available or as a contribution from other transportation or 

government agencies from federal, state, local or private sources. 

 

 In recent years the City of Kentwood Engineering Department, with approval from the City 

Commission, has incorporated a complete street philosophy into the design and re-

construction of local streets that includes the installation of storm sewer, concrete curbing 

and sidewalk along roadway sections that were previously lacking these features.   

 

 In early 2017 the Kentwood City Commission passed a resolution relieving the previous 

responsibility for homeowners to cover the cost of retrofitting streets to include sidewalk. 

 

 On April 10, 2017 the Kentwood City Commission adopted the Non-Motorized Facilities Plan.  

The plan identifies future non-motorized facility development throughout the city both inside 

and outside the public street rights-of-way.  Furthermore several existing streets are 

recommended to be considered for a road diet to reduce the number of vehicle travel 

lanes and incorporate on-street non-motorized. 

 

 The City’s Engineering Department inspects portions of the sidewalk network on an annual 

basis with the goal of seeing every section of sidewalk every five (5) years. By completing 

the annual inspection in the fall they prepare bid specifications for all the areas in need of 
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repair/replacement generally during the winter. This information is forwarded to the Finance 

office to secure competitive bids and award the comprehensive package to the firm with 

lowest and best bid generally in late winter. The cost of the sidewalk repairs is assessed to 

the owners of the properties on which the sidewalk fronts. 

 

 The Four Corners Study group began evaluation of the road system within the Four Corners 

area, which encompasses parts of the City of Kentwood, Cascade Township, Gaines 

Township and Caledonia Township.  A transportation study is being undertaken to determine 

where changes may be needed to the road system to allow safe and efficient travel in this 

growing area. 

 

 

Action Items:  

o The city should continue to use the Complete Streets philosophy to retrofit streets 

during their design and reconstruction.   

 

o The City shall formalize and adopt a Complete Street policy or ordinance.  

 

o The City should draw upon the list of streets identified in the 2017 Non-Motorized 

Facilities Plan and evaluate them for future road diet conversion. The streets to 

consider should include Shaffer Avenue, Stauffer Avenue, Eastern Avenue, and 

Burton Streets. City shall evaluate whether to undertake a road diet for 52nd Street 

from Breton to East Paris and how to integrate a non-motorized path along this 

corridor. 

 

o The City shall review locations around schools to ensure that streets provide access 

for all modes of transportation, particularly for pedestrian movement.  

 

o The City should review and prioritize recommendations from the Four Corners 

transportation study, and incorporate recommendations into the the Non motorized 

plan, and ultimately, the SCI. 

 

o City shall consider an ordinance to require motorists to yield right of way to 

pedestrians in the crosswalk.  Crosswalk marking shall be improved to make them 

more visible for benefit of pedestrians and motorists alike. 

 

Golder stated the highlighted areas are things that we could do pretty quickly. 

They would be one of the first things that are action oriented. They might end up 

as part of the implementation schedule for the first years.  

 

Golder stated if the commissioners have anything they would like to add, they 

can email her. 

 

Golder stated our next discussion we will start the subareas starting with 

Kalamazoo Ave. 
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2. Commissioners’ Comments 
 
Holtrop stated the LUZ Committee met regarding a parcel of land on 52nd Street between 
Kalamazoo and Breton. He stated there is a pond and two duplexes on the frontage of 52nd and 5 
acres to the north that by right they can construct about 12 homes. He stated the owner of the 
land is going to live there with high quality homes. They want about 7 homes with no individual 
accessory buildings but instead one 3,800 square foot accessory building for all the homes. 800 
square feet would be devoted to the clubhouse and 3,000 square feet for storage. Holtrop stated 
the commissioners expressed a desire for more detail  
 
Holtrop questioned what land the City purchased. Schweitzer stated about 13.7 acres behind the 
Fire Department 
 

3. Staff’s Comments 
 
Staff offered no additional comments. 

 
L. Adjournment  
 

Motion by Commissioner Benoit, supported by Commissioner Fox, to adjourn the 
meeting. 
 

- Motion Carried (9-0) – 
 
Meeting adjourned at 8:30p.m. 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

OCTOBER 23, 2018, 7:30 P.M. 
COMMISSION CHAMBERS  

 
 
A. Chair Jones called the meeting to order at 7:30 p.m. 
 
B. The Pledge of Allegiance was led by Commissioner VanSoelen. 
 
C. Roll Call: 

Members Present: Bill Benoit, Garrett Fox, Dan Holtrop, Sandra Jones, Ed Kape, 
Timothy Little, Mike Pemberton, Monica Sparks, Chad VanSoelen  
Members Absent: None 
Others Present: Community Development Director Terry Schweitzer, Economic 
Development Planner Lisa Golder, Senior Planner Joe Pung, Planning Assistant Monique 
Collier, and two citizens. 

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Holtrop, supported by Commissioner Pemberton, to 
approve the Minutes of  October 9, 2018.  
 

- Motion Carried (9-0) – 
E. Approval of the Agenda 
 

Motion by Commissioner Pemberton, supported by Commissioner Fox,                                
to approve the agenda for the October 23, 2018 meeting.  
 

- Motion Carried (9-0) – 
 
F. Acknowledge visitors wishing to speak to non-agenda items. 
 

There was no public comment. 
 
G. Old Business 
 

There was no Old Business 
 
H. Public Hearing 
 

Case# 30-18 - Zoning Ordinance Text Amendments - Accessory Buildings 
 

Pung stated the recommendation to the city commission is to: 
 

Amend Section 3.15.A.6 to read as follows: 
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6. All accessory buildings and use combined shall cover no more than thirty percent (30%) of 

the rear yard.  Swimming pools shall not count towards this restriction. 
 
Amend Section 3.15.B to read as follows: 
 
B. Height Restrictions:  No detached accessory building in a Residential District shall exceed 

one story or fourteen (14) feet in height.  Accessory buildings in Nonresidential Districts 
shall not exceed the height requirements of the district in which they are located. 

 
Amend Section 3.15.C.1 to read as follows: 
 
1. Yard Locations 

 
a. In the R-1 Residential Districts, an accessory building shall be located in the rear yard of 

the lot except when attached to the main building. 
 

b. In the case of multiple family developments, parking garage or covered bays may be 
permitted in any yard, but not within any required yard. 

 
Amend Section 3.15.C.2.b to read as follows: 
 
b. The drip edge of any detached accessory building 576 square feet or less in area shall be 

located no closer than three (3) feet to any side or rear lot line.  Detached accessory 
buildings between 576 square feet and 960 square feet in area shall be located no closer 
than five (5) feet to a side lot line and thirty (30) feet to a rear lot line.  Detached accessory 
buildings in excess of 960 square feet in area shall meet the rear yard and side yard setback 
requirements for main use buildings of the zoning district in which they are located. 

 
Amend Section 3.15.D to read as follows: 
 
D. Number and Size Limitations 
 

1. With the exception of multiple family developments, in no case shall the number of 
attached or detached accessory buildings, in combination, exceed two (2). 
 

2. Accessory buildings in single family and two-family residential developments are 
subject to the following area restrictions. 

 
 a. 

 
Lot Size Primary 

Accessory 
Building Style 

Primary Accessory 
Building 

Maximum Area 

2nd Accessory 
Building 

Maximum Area 
<1 Acre Attached 768 square feet* 250 square feet 
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<1 Acre Detached 768 square feet 120 square feet 
≥1 acre < 5 
acres 

Attached 768 square feet* 960 square feet 

≥1 acre < 5 
acres 

Detached 768 square feet 500 square feet 

≥5 acres Attached 768 square feet* 1,100 square feet 
≥5 acres Detached 768 square feet 750 square feet 

 
*If the home has at least 3,000 square feet of finished living area then an attached 
accessory building of up to 1,200 square feet in area is permitted. 

 
b. A garage accessory to a multiple family dwelling unit shall be designed for not 

more than two (2) vehicles per dwelling unit. 
 

c. Multiple family developments may have one detached accessory building for use 
as a maintenance/storage facility subject to the following restrictions: 

 
Lot Size Accessory Building 

Maximum Area 

<1 Acre 250 square feet 

≥1 acre < 5 
acres 

960 square feet 

≥5 acres 1,100 square feet 

 
3. Detached accessory buildings in commercial and industrial districts are subject to the 

following area restrictions: 
 

a.  
Lot Size Accessory Building 

Maximum Area 
<1 Acre 250 square feet 
≥1 acre < 5 
acres 

960 square feet 

≥5 acres 1,100 square feet 
 

4. Carports are to be considered as an accessory building subject to these provisions. 
 

5. A stable for horses, which shall not be subject to the size limitations of this Section 
may be permitted on a lot of two (2) acres or more where a horse is kept in 
accordance with the provisions of the R1-A, B Districts in accordance with the 
requirements of Section 5.02 or Section 3.12 

 
6. The following accessory buildings or structures are permitted, and shall not be subject 

to a number limitation unless as expressly noted below: 
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a. A child's playhouse or treehouse, not to exceed one hundred (100) square feet in 
gross floor area. 

b. Doghouses, pens and other similar structures for the housing of household pets, 
but not including kennels as defined in Chapter 2. 

 c. Fallout shelters 
 d. Swimming pool and/or bathhouse, private. 
 e. Decks, Porches, gazebos and similar structures. 

f. Recreation, storage and service structures in a manufactured home park, as 
regulated by Chapter 7 

 
Add Section 12.03.C.9 as follows: 
 
9. For accessory structures, the size and location requirements may be varied from those 

specified in Sections 3.15 and 3.16. 
 
Add Section 12.04.D.8 as follows: 
 
8. For accessory structures, the size and location requirements may be varied from those 

specified in Sections 3.15 and 3.16. 
 
Jones opened the public hearing. 
 
There was no public comment. 
 
Motion by Benoit, supported by Pemberton to close the public hearing. 
 

- Motion Carried (9-0) – 
 
Benoit stated he thinks everything looks good. He questioned if 1,100 square feet will be 
adequate for accessory buildings on lots in excess of 5 acres. Pung stated our intern conducted a 
study of past zoning board of appeals accessory building variances and found that 1,100 square 
feet was near the upper limit.  
 
The commissioners were ok with the changes and thought the tables helped. 
 
Motion by Holtrop, supported by Pemberton, to recommend to the City Commission to 
amend the Kentwood Zoning Ordinance No. 9-02, as amended, in accordance with Pung’s 
memo dated October 16, 2018. 

- Motion Carried (9-0) – 
I. Work Session 
 

There were no work sessions 
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J. New Business 
 

Motion by Benoit, supported by Fox to set public hearing date of November 27, 
2018, for:  Case#31-18 – Aloft Hotel by Marriott – Special Land Use and Site Plan 
review for a Hotel Located at 4316 Sparks Drive 
 

- Motion Carried (9-0) - 
K. Other Business 
 

1. Master Plan Discussion 
 
Golder reviewed the updated analysis of the Kalamazoo Avenue sub area. She noted the analysis 
focuses on the 52nd Street and 60th Street intersections. 
 
SUB AREA 2: KALAMAZOO AVENUE CORRIDOR  
Introduction: 
Kalamazoo Avenue is a vital transportation corridor in Kentwood, linking the city to Grand 
Rapids and the South Beltline (M-6), and connecting residences, employment centers, and 
commerce throughout the corridor. With the opening of the South Beltline in 2004, traffic along 
this stretch of road increased significantly. As traffic increased, the city became concerned about 
the impact of the traffic on existing residential uses, especially as the Kent County Road 
Commission considered expanding the roadway to five lanes. The city has taken over control of 
the road from the Kent County Road Commission and has redeveloped the road into a 4 lane 
boulevard cross section. The creation of the boulevard along this primarily residential area has 
helped to retain the value of the street for residential use.  
The recommendations for this corridor will relate primarily to the intersections at 52nd and 60th 
Streets. In 2005 the land use at 52nd and Kalamazoo included a vacant gas station on the 
southwest corner and a credit union on the southeast corner. The credit union has since been 
closed and the building demolished.  The vacant gas station is now an automotive repair 
establishment.  The City has adopted a conceptual PUD plan for the southwest corner of the 
intersection.  In conjunction with Lighthouse Communities (LINC), the city completed a 
charrette process in late 2010 to obtain neighborhood input into the future redevelopment of the 
intersection. The charrette process resulted in the development of an illustrative plan for the 52nd 
and Kalamazoo intersection that give developers and property owners an idea of how the 
redevelopment of the intersection could look. 
 
At 60th Street and Kalamazoo Avenue, vacant land still exists on the northeast corner, and an 
existing retail center stands partially vacant on the northwest side of the intersection. Meanwhile, 
growth has occurred south of 60th Street in Gaines Township. The area therefore seems to have 
great potential for new development, especially as the economy improves.  
 
Given the high traffic volumes at both the 52nd and 60th intersections and adjacent residences, 
flexible zoning will be required for the redevelopment of these areas. 
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Principle 1. Open Space and Greenways Network: 
 

52nd Street and Kalamazoo Avenue:  
The intersection of Kalamazoo and 52nd Street was discussed at the 2010 charrette. Most of 
the charrette designs for the intersection included a corner of green space/plaza at the 
intersection itself. Walkability was considered an important element for the area.  Since the 
southwest quadrant of the intersection is also zoned Commercial Planned Unit development 
(CPUD), a certain amount of open space and greenbelt will be required, which also supports 
the Open Space concepts portrayed in the charrette sketch plans. 
 
60th Street and Kalamazoo Avenue:  
There is a potential for a green gateway at the northeast corner of the intersection of 
Kalamazoo and 60th Street.  Now zoned as a PUD development a landscape greenbelt area is 
required, as well as sensitivity to the residential uses to the north and east.   
 
Open space could also be incorporated into the plan for the development of the northwest 
corner of the intersection. Again, sensitivity is required between commercial uses and to the 
apartments located to the north. 
 

Principle 2: Mobility  
A. Arterial Streets  
Kalamazoo Avenue is an arterial street. The city made the decision to reconstruct Kalamazoo 
Avenue as a four-lane boulevard, making the street safer and more livable while 
accommodating the volume of traffic in the corridor. In order to minimize the impact on 
adjacent property owners, the city did not acquire much additional right-of-way along the 
Kalamazoo corridor. Therefore, there is not room within the right-of-way for all of the 
elements of Complete Streets. Bike paths are only available from the 5000 block to Pickett 
Street. However, sidewalks are available along both sides of Kalamazoo Avenue. The city 
should strive to make crossing the major arterial streets easier through the incorporation of 
better crosswalk demarcation at selected mid-block locations as well as at major intersections 
along Kalamazoo Avenue.  
 
When Kalamazoo Avenue was developed into a boulevard street, the construction did not 
include street trees because the width of the parkway (between the street pavement and the 
sidewalk) is insufficient to plant trees. However, trees are intended to be planted within the 
boulevard areas along Kalamazoo Avenue. Funding for this endeavor may likely come from 
grants and some grants have recently been awarded to allow for trees to be planted in the 
medians south of 52nd Street. 
 
B. Primary Intersections  
As previously noted, the Kalamazoo Avenue corridor is very distinctive given: its interchange 
with the M-6 limited access freeway less that one mile south of 60th Street; its classification as 
a commercial truck route; the significant presence of residential neighborhoods along and 
within the square miles off the corridor; and little or no allowance for direct left turn 
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movements within the major arterial intersections at 60 th Street, 52nd Street and 44th Street. 
Subsequently the boulevard cross section of Kalamazoo Avenue is designed to preserve and 
protect the adjoining residential development as well as safely optimize the movement of 
traffic along the major arterial street while affording reasonable access to frontage 
properties.  These circumstances place a premium on cross/shared access between frontage 
parcels as well as locating driveways away from the major intersections and median 
crossovers.  As properties at the primary intersections redevelop, a traffic analysis will be 
required to assure the proposed point of access into the property complements the boulevard 
and safely accommodates the nature and volume of traffic associated with the new use. 
 
Minimizing the number of driveways, locating driveways further from the 52nd and 
60th/Kalamazoo intersections and cross access between all parcels will be critical. At the 
northeast corner of 60th and Kalamazoo, access will be limited to one driveway on the 
Kalamazoo street frontage; this is evident within the approved PUD plan initiated by the city 
for that intersection.  Similar limitations will be applied to the 52nd and Kalamazoo intersection 
as it redevelops, as per the adopted PUD concept plan on the southwest quardrant. 
 
C. Non-Motorized  
Sidewalks are available along both sides of Kalamazoo Avenue. In order to minimize the 
impact on adjacent property owners, the city did not acquire much additional right-of-way 
along the Kalamazoo corridor. Bike paths are only available from the 5000 block to Pickett 
Street.   The city should strive to make crossing the major arterial streets easier through the 
incorporation of better crosswalk demarcation at selected mid-block locations as well as at 
major intersections along Kalamazoo Avenue.   In addition, connections to adjacent non-
motorized paths should be made, along with wayfinding signs to direct people to attractions, 
stores, and parks nearby. For example, the non-motorized plan identifies existing and future 
connections to the Paul Henry Trail, parks, and a historic home.  Wayfinding signs could direct 
people to these resources. 
 
D. Transit Services 
Transit is currently offered within the Kalamazoo Avenue corridor from 52nd Street to 60th 
Street and from 44th Street south to the Kent County Health Department facility at 4700 
Kalamazoo Avenue. Although the extent of the service is limited, there exists opportunity to 
walk and bike along Kalamazoo Avenue to the transit stops between 44th Street and 60th 
Street on Kalamazoo Avenue.  
 
E. Air, Rail, and Truck Transport 
Kalamazoo Avenue is a truck route that will continue to connect M-6 and other freeways to the 
community.  Since the road also includes residential neighborhoods, median landscaping and 
street trees will minimize noise and impact on adjacent residential properties.  Traffic counts 
from 2018 suggest that there are 24,000 vehicle trips daily on Kalamazoo Avenue near 60th 
Street; and 20,000 vehicle trips near the intersection of Kalamazoo Avenue and 52nd Street.  As 
commercial properties develop in Kentwood at these intersections, more truck traffic will be 
apparent. 

Principle 3: Place Strengthening  
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A. Gateway:  
The Kalamazoo Avenue corridor offers an opportunity for gateways into Kentwood at the 
intersections with 60th Street and 44th Street. A likely location for a significant gateway 
would be at the northeast corner of 60th and Kalamazoo; the gateway feature could be 
incorporated into the future commercial development planned for the intersection, and 
possibly maintained by the owner of the development. This type of gateway is less likely at 
the 44th and Kalamazoo intersection because of limited space for a gateway feature; welcome 
signage could be incorporated instead.  
B. Sense of Place:  
The Kalamazoo corridor may also provide some opportunity to provide a distinct look for the 
city. At 52nd and Kalamazoo, the redevelopment of the southeast and southwest corners of 
the intersection may provide a revitalization that can provide a sense of place. At these 
locations, a PUD zone could be used to establish parking, setbacks, and to specify building 
materials. Alternatively, the City could make use of the C-5 neighborhood commercial zone, 
as this option allows for reduced setbacks and parking.  Since Kalamazoo Avenue traffic is 
increasing, the redevelopment of the intersection is inevitable, and demand for the 
redevelopment of the intersection is likely. A preference for office use was expressed at the 
charrette for the 52nd and Kalamazoo intersection, with services such as coffee shops to serve 
both residents and office workers. 
 
Schweitzer noted that the owner of the southeast quadrant will likely advocate for some 
degree of commercial retail use. Discussion ensued concerning the length of time this 
property has been vacant and the accessibility of the site given the Kalamazoo Avenue 
Boulevard cross-section 
  
The opportunity exists for a unique development on the northeast corner of Kalamazoo and 
60th Street.  Since the adoption of the 2012 Master Plan, the City rezoned the property to 
PUD and adopted a general plan for development that required shared storm water detention, 
the location and number of ingress and egress driveways into the PUD, cross access between 
properties, restricts certain land uses, and the requirement for a traffic analysis for any 
proposed development within the PUD.  The overall intent is to ensure that the uses in the 
PUD are reasonably compatible with the adjacent neighborhood and does not have a negative 
impact on the function of the street system or intersection. 

 
Principle 4: Partnerships and Organization  

The redevelopment of the 60th Street and Kalamazoo Avenue intersection will require 
cooperation between Gaines Charter Township the Kent County Road Commission and the 
City of Kentwood. In addition, Kentwood and Gaines Township will need to cooperate on a 
regional basis regarding bike trails, school traffic, event planning, and traffic issues on the 
Kalamazoo corridor.  
 

Principle 6: Sustainability  
The existence of vacant buildings along Kalamazoo Avenue detract from the sustainability of 
the corridor. The city may want to consider incentives to encourage the redevelopment of 
vacant buildings and under-developed sites before undertaking the development of green 
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fields such the northeast corner of 60th and Kalamazoo Avenue. At various locations along 
the corridor, properties may exist that have environmental limitations which must be 
addressed to allow their sale and re-use. The redevelopment plans for these properties should 
include connections to the surrounding neighborhoods to encourage walking, biking and 
shopping locally.  
 
While some vacant buildings exist, some residential properties along Kalamazoo Avenue 
appear to be falling into disrepair.  The city will make an effort to educate property owners on 
the availability of funds for repairs and upgrades to maintain the value of these properties. IN 
addition it would be desirable to re-locate the off street parking to the rear yard of the 
exceptionally deep properties with large paved front yards. 

 
Principle 7: Commercial Development/Redevelopment  

As noted earlier, some vacant buildings and properties exist along the Kalamazoo Avenue 
corridor. The city should do what it can to make the Kalamazoo corridor more attractive by 
considering the following: 
 

 Continue to increase landscaping along the corridor 
 Use incentives such as the Commercial Rehabilitation Act (PA 210 of 2005) when 

possible to encourage developers to make an investment in these commercial 
areas 

 Encourage business associations for areas such as Kalamazoo and 60th Street, 
including the Gaines Township business community to work together on 
common issues and goals. 

 Involve area residents in planning for any proposed redevelopment of the 
intersections. 

 Consider Planned Unit Developments or other methods to ensure that the uses 
proposed will be developed with consideration of the concerns of the area 
residents and businesses, as well as for traffic and safety. 

 
52nd and Kalamazoo Avenue  
Current land use in the Kalamazoo Avenue and 52nd Street area includes an automotive 
repair shop, a convenience store/gas station, office buildings and undeveloped property. This 
intersection is nestled in an established neighborhood and ideally situated to serve a 
somewhat under-retailed area of Kentwood.  
This area should be developed with the surrounding neighborhood in mind, keeping 
development to a small scale. With the completion of the South Beltline (M-6) and the 
improvements to Kalamazoo Avenue, higher traffic volumes have been noted. Despite the 
high traffic volumes, large scale retail development is not appropriate for the area, due to the 
residential character of the property adjacent to the commercial uses. The emphasis should be 
on quality development that serves the immediate residents and allows for some convenience 
for people living within walking distance or passing through. Most of the future vehicular 
trips will likely be pass-by trips, rather than destination trips.  Additional residences, such as 
row houses, can provide additional support for retail uses and make the case for shared 
parking.  
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During the 2010 charrette initiated between the city and LINC, the intersection of Kalamazoo 
Avenue and 52nd Street was specifically addressed and several illustrative plans were 
developed for this intersection. The process allowed for the formulation of Guiding 
Development Concepts to be used to review any proposed development for the 52nd and 
Kalamazoo intersection:  

 
Guiding Development Concepts for 52nd and Kalamazoo Avenue -All corners 
 
• Establish open space (green or hard scape plaza) at the intersection corners.  
• Provide parking behind buildings, if possible.  
• No expansion of land area for commercial or office uses.  
• Landscaped buffers/screens for residential uses adjacent to commercial or office uses.  
• Possible introduction of row houses to the area.  
• Area must be walkable.  
• Shared access must be provided between buildings. Ensure that access to public 
streets works with boulevard design of Kalamazoo Avenue.  
• Commercial uses to serve the immediate area or commuters.  
• Plan is for the long term and must be marketable.  

 
The Commissioners wanted to keep this corner as a commercial land use. Pemberton 
suggested to have this corner as flexible as possible to lend itself to the 
owner/purchaser/seller.                                                          

 
60th Street and Kalamazoo Avenue  
This area is located in a segment of the greater Grand Rapids market that has enjoyed success 
for retail development, especially south of the city of Kentwood. The development of the 
South Beltline (M-6) and interchange with Kalamazoo Avenue is a logical location for retail 
development.  
The interchange of Kalamazoo Avenue and the South Beltline and the ongoing growth in the 
surrounding areas would suggest that retail development is feasible for the Kalamazoo and 
60th intersection in the city of Kentwood. Within Kentwood, at the northwest corner of the 
Kalamazoo and 60th Street intersection is an underdeveloped shopping center. This 
development has potential to grow significantly since the property has already been zoned for 
commercial use, and the pattern of development has already been established.   
 
The Master Plan recommends commercial use for the northeast corner of 60th Street and 
Kalamazoo Avenue, although sensitivity needs to be employed between commercial uses and 
the adjacent residential neighborhood. The city has rezoned and adopted a PUD plan for this 
intersection to address ingress and egress, storm water detention, cross access, signage, and 
restricted land uses.  
 
The city has developed the following Development Guidelines for this intersection: 
 

Guiding Development Concepts for 60th and Kalamazoo Avenue (Northeast Corner) 
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• The area shall be developed as one integrated planned unit development, even if 
properties within the overall site may not be in common ownership.  
 
• Development will be sensitive to adjacent residential uses to the north and northeast.  
 
• Quality architecture and landscaping will be a requirement for the PUD development 
at this intersection. Buildings will be predominantly brick with asphalt shingled sloped 
roofs.  
 
• A traffic impact study will be required for the site at the time of the application for the 
first proposed use. Access to Kalamazoo will be limited to no more than one full 
movement driveway; access onto 60th Street will be limited to no more than one full 
movement driveway and one right-turn in, right-turn out driveway.  
 
• The PUD plan shall integrate vehicular and pedestrian circulation throughout the 
overall site including reciprocal parking, maintenance agreements and cross access.  
 
• An identity feature will be required at the corner of 60th and Kalamazoo but can be 
incorporated into the development. Clear vision will need to be maintained at the 
intersection.  

 
Guiding Development Concepts for 60th and Kalamazoo (Northwest Corner) 
 

 These Guiding Principles shall only apply to the 16.82 acres at the Northwest corner 
of 60th and Kalamazoo that are currently zoned C-2 Commercial and C-4 Office. 

 The development will be sensitive to adjacent residential uses to the north.  The 
development shall maintain the vegetation buffer that exists between Sutton Club 
Apartments and the commercially zoned properties. 
 

 No new driveways shall be permitted onto 60th Street or Kalamazoo Avenue.  Cross 
access is required across all properties. 

 
 City will consider a Mixed Use PUD for this site, which would allow a small amount of 

residential development, even though the overall Master Plan designation is for 
commercial use of the properties. 

 
 Open space shall be incorporated within the site. 

 
 
Jones suggested to talking to commercial realtors to get their thoughts on the corner of 60th 
and Kalamazoo. 
 
Golder pointed out we are not calling the area north of the 16.22 acres at the northwest corner 
of 60th Street and Kalamazoo mixed use anymore. She stated it is zoned R2. Golder stated 
there was discussion about medium density residential or office land use designations.  
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Benoit stated either would be much less of an impact. Golder stated under our residential zones 
there is a special land use clinical office allowance. 
 
VanSoelen stated he doesn’t see office use being very friendly in this area. 
 
Fox suggested we should look at the zoning districts and figure out which zoning we are short on 
and decide that way. 
 
Sparks stated there is a big demand for residential and thinks that would be the best way to go for 
this area. 
 
Golder suggested at this point to consider medium density residential. She stated the Master Plan 
designation would change from mixed use to medium density residnetial. She stated we would 
add words to the text to talk about this a transition piece. 
 
Golder noted the principles now to make it clear for the northeast corner and northwest corner of 
60th and Kalamazoo 
 

2. Commissioners’ Comments 
 
VanSoelen stated this will be his last meeting. He moved out of Kentwood. 
 
Holtrop questioned the trees in the median. Pung stated we received a grant. 
 
Little stated with respect to trees 44th east of Shaffer, there is a split second a car can disappear in 
the tree. Schweitzer stated sight distance has been a problem in that area. He pointed out that the 
new tree placements takes this sight distance consideration into account. 
 
Fox questioned the status of the land to the north of the Fire Station that the City is looking to 
purchase. Schweitzer stated there is no specific plan yet it is under review. 
 
Benoit stated Venue 3 Two has had some recent problems with noise. He stated they have been 
holding events outside in tents. He stated the music is so loud. Schweitzer stated we have been in 
contact with Venue and they will no longer have anymore outside tent events. 
 
Jones stated on 44th Street, across from the skate park, there is a lot of vacant land. She 
questioned if the City has plans for that and if so what is intended. Schweitzer confirmed it is 
City owned property and indicated our intern is continuing to analyze it. Schweitzer stated the 
initial analysis suggested there wasn’t provision for sanitary sewer and water to these frontage 
properties when the street was expanded. He stated we have since learned in the past week that 
there was provision for that. Initially we outlined the prospect of a park or open space use of all 
properties. He stated our new outlook for some of the lots on the south side, because of their 
greater depth, might be viable single family lots. He stated on the north side they don’t have as 
much depth but we have 6 lots and maybe instead of having 6 lots make it 3. He stated we are 
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reviewing this and will have conversations with Park n Rec, Engineering, and the Mayor before 
bringing this to the Planning Commission. 
 
Pemberton stated there was a LUZ meeting prior to the planning commission meeting. He stated 
it was with the owner of a building on the corner of Airwest and 44th Street. He stated they are 
having a hard time trying to lease the rest of their building. He stated she was thinking about 
rezoning to C-2 Community Commercial. The commissioners told her that would be hard. He 
stated instead the commissioners highlighted special use provisions that would allow them some 
types of tenants but not change the current I-1 Light Industrial zoning. 
 

3. Staff’s Comments 
 

Schweitzer reminded the Commissioners of the November 1 appreciation gathering for 
the various committees and board members to be held at the library. 

 
L. Adjournment  
 

Motion by Commissioner Benoit, supported by Commissioner Fox, to adjourn the 
meeting. 
 

- Motion Carried (9-0) – 
 
Meeting adjourned at 8:50p.m. 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

NOVEMBER 13, 2018, 7:30 P.M. 
COMMISSION CHAMBERS  

 
 
A. Chair Jones called the meeting to order at 7:30 p.m. 
 
B. The Pledge of Allegiance was led by Commissioner Sparks. 
 
C. Roll Call: 

Members Present: Bill Benoit, Garrett Fox, Dan Holtrop, Sandra Jones, Ed Kape, 
Timothy Little, Mike Pemberton, Monica Sparks 
Members Absent: None 
Others Present:  Community Development Director Terry Schweitzer, Economic 
Development Planner Lisa Golder, Senior Planner Joe Pung, Planning Assistant Monique 
Collier, Planning Intern James Kilborn, the applicant and one resident. 

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner  Pemberton, supported by Commissioner Sparks, to 
approve the Minutes of October 23, 2018 and the Findings of Fact for:  Case# 30-18 
- Zoning Ordinance Text Amendments - Accessory Buildings 
 

- Motion Carried (8-0) – 
E. Approval of the Agenda 
 

Motion by Commissioner Kape, supported by Commissioner Fox, to approve the 
agenda for the November 13, 2014 meeting.  
 

- Motion Carried (8-0) – 
 
F. Acknowledge visitors wishing to speak to non-agenda items. 
 
G. Old Business 
 

There was no Old Business 
 
H. Public Hearing 
 

There were no public hearings. 
 
I. Work Session 
 

Case#31-18 – Aloft Hotel by Marriott – Special Land Use and Site Plan review for a 
Hotel Located at 4316 Sparks Drive 
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Golder introduced the request. She stated the property is zoned commercial and was once part of 
a former outdoor waterpark called Splash (later AJ’s) Water Park.  The Park was redeveloped 
into CarMax and Residence Inn.  The site has access off Sparks Drive, which was not 
constructed until the development of the Residential Planned Unit Development that includes 
Clark Retirement Community, Forest Meadows Condominiums, and Christ Community Church.   
 
Golder stated images of the Aloft Hotel brand posted on their website suggest that colorful 
lighting is used on the building the signage and entry canopy of the hotel.  This lighting may be 
disruptive to the residential uses to the north and east. She stated the applicant must limit this 
type of lighting altogether.  In particular, the entry canopy lights must be reviewed to ensure that 
they are not disruptive to the residential uses within Clark Retirement Homes north of Sparks 
Drive 
 
Golder stated they are proposing a 105 room 4 story hotel. She stated because of the way it is 
laid out there are a number of variances that will be required. The applicant indicates in their 
project description dated October 15, 2018 that the hotel is to be four stories in height.  However, 
there is a decorative roof structure that increases the height of the building to approximately 59 
feet.  Section 8.03 B of the zoning ordinance limits building height in the C-2 zone to 3 stories or 
35 feet, whichever is lower.   Further, if the commercial property abuts any residential district, 
building height would be limited to two stories or 30 feet.   A variance is required to exceed 
these height requirements. 
 
Golder stated there is a 25 foot greenbelt that is required along the front. She stated they have 
proposed a 16 foot driveway along the front and fire needs access along all the sides, they will 
want the drive to be 20 feet. They will also need a variance on the 20 foot setback required when 
you have a hotel adjacent to a residential property. 
 
Golder stated they are also proposing parking in the 35 foot front yard setback They will be 
going to the Zoning Board of Appeals next week, but it will probably be tabled. 
 
Golder stated with she has most concerns with the project complying with the general special 
land use standards. 
 
A. Be designed, constructed, operated and maintained so as to be harmonious and appropriate in 
appearance, with the existing or intended character of the general vicinity and that a use will not 
change the essential character of the area in which it is proposed.  
 
The 2012 Master Plan recommended Mixed Use Residential and Commercial for this site 
and the overall site that now includes CarMax and the Residence Inn.  The proposed use is 
generally considered a commercial use.  Golder stated she thinks this is appropriate for the 
area in terms of the use. 
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B. Be served adequately by essential public facilities and services such as highways, streets, 
police and fire protection, drainage structures, refuse disposal, water and sewage facilities or 
schools.  
 
The proposed hotel is served adequately by public facilities. 
 
C. Not create excessive additional requirements at public cost for public facilities and services.  
 
The city will be making improvements to the intersection of Forest Hills and Burton to 
modify signal timing and add left turn phasing for Burton Street.  In addition, right turn 
lanes would be added on Forest Hills to improve operation with future traffic volumes.  
This will improve stacking at the intersection. 
 
D. Not involve uses, activities, processes, materials, and equipment or conditions of operation 
that will be detrimental to any persons, property, or the general welfare by reason of excessive 
production of traffic, noise, smoke, fumes, glare, electrical or electromagnetic interference or 
odors. 
 
Golder stated the concern is the lighting. She stated the façades that she has seen show a banded 
lighting along the sides of the hotel on the top decorative roof and under the canopy.  
 
The hotel use is not anticipated to generate significant traffic; the peak hour traffic is 
anticipated to increase by 38 in the AM and 34 during the PM peak.  It is likely that the 
traffic will likely travel toward 28th Street or East Paris rather than toward the residential 
areas to the north.   
 
Images of the Aloft hotel brand suggest that colorful lighting is used on the building the 
signage and entry canopy of the hotel.  This lighting may be disruptive to the residential 
uses to the north and east. The applicant must limit this type of lighting altogether.  The 
entry canopy lights must be reviewed to ensure that they are not disruptive to the 
residential uses within Clark Retirement Homes north of Sparks Drive. 
 
The applicant indicates in their project description dated October 15, 2018 that the hotel is 
to be four stories in height.  However, there is a decorative roof structure that increases the 
height of the building to approximately 59 feet.  Section 8.03 B of the zoning ordinance 
limits building height in the C-2 zone to 3 stories or 35 feet, whichever is lower.   Further, if 
the commercial property abuts any residential district, building height would be limited to 
two stories or 30 feet.   A variance is required to exceed these height requirements.  
 
The applicant also suggests that the hotel is built at an elevation that is 20 feet lower than 
that of the condominium units to the north (Forest Meadow Condominiums).  In fact, the 
two condominium buildings that are closest to the proposed hotel are built at an elevation 
of 786’ and 790-92 feet.   However, the decks of the condominium buildings are at a higher 
elevation.  To better understand the impact on the condominium development, the 
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applicant shall provide a section drawing depicting the relative elevation between the two 
condominium buildings that are closest to the proposed hotel. 
 
 
E. Be compatible and in accordance with the goals, objectives and policies of the Master Plan 
and promote the Intent and Purpose of the zoning district in which it is proposed to locate.  
 
A hotel is a commercial use which is consistent with the Master Plan recommendation. 
 
F. Be subject to stipulations by the Planning Commission of additional conditions and safeguards 
deemed necessary for the general welfare, for the protection of individual property rights, and for 
insuring that the intent and objectives of this Ordinance will be observed. The breach of any 
condition, safeguard, or requirement shall automatically invalidate the granting of the Special 
Land Use.  
 
G. Comply with all applicable licensing ordinances.  
 
2.   Special Land Use Standards for Hotels, Section 15.04 O 
 

1. Where the front yard is used to provide access, a twenty-five (25) foot wide greenbelt 
shall be provided along the front property line, except for drive openings. 

 
The hotel is generally set back 25’ except for a driveway that extends around the northeast 
side of the building.  This violates the greenbelt requirement.  The applicant has requested 
a variance from the Zoning Board of Appeals. 
 

2. Each guest unit shall contain a minimum of two hundred and fifty (250) square feet of 
gross floor area. 

 
            Information regarding the size of the rooms has not been provided by the applicant. 
           

3. A minimum lot area of forty thousand (40,000) square feet is required together with a 
minimum lot width of one hundred and fifty (150) feet, plus there shall be an additional 
four hundred (400) square feet of lot area for each guest unit. 

 
 The lot area for the proposed hotel exceeds this requirement. 
 

4. Where adjoining a residential use or Residential District, Buffer Zone “B” (see Chapter 
19, Landscaping) is required.  In addition the Planning Commission may require a solid 
wall or solid fence along the lot line having a maximum height of six (6) feet. 

 
The hotel adjoins a residentially zoned property, although it is a detention area for the 
nearby Forest Meadows Condominiums. Therefore the buffer zone is required along the 
north lot line.  A driveway encroaches 5’ into this buffer zone.  A variance is being 
requested. 
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Golder noted a couple of site plan issues: parking is fine; they are a little short in lot coverage 
they need 75% they have 74%; we need a lighting plan; a landscaping plan; and we need to know 
about building materials. Golder stated there is an elevation change along the back side of the 
parking lot and we are looking for what type of barrier they are going to put up. 
 
Golder stated the website building elevations show a lit base underneath the decorative roof 
structure. She noted we need to confirm that is not going to be an open space or music or lit.  
 
Bill Mast, Visser Brothers, 1946 Turner Ave NW was present. He stated this is a tight site. He 
stated they have offsite detention within the pond built by CarMax. He stated they have taken 
care of some of the deficiencies, there were two driveways they are now taking it down to one. 
He stated they pulled all of the parking out of the front 25 foot greenbelt. He stated the drive that 
circles around the building on the north side is 16ft. He stated the rounded corner does encroach 
in the 25 foot greenbelt and also encroaches into the 20 foot landscape buffer zone B which is 
required on side yards of hotels when they border a residential. He stated he spoke to the Fire 
Marshall who is going to require a 20 foot wide driveway around the hotel for fire trucks which 
would make that driveway 4 feet wider. He stated he spoke to Forest Meadows Condominium 
President among others and the President at one time wrote a letter of support for the project. 
Mast stated he is seeking condo association approval to create the same full buffer zone B on the 
open space of the condominium associations holding pond.  
 
Mast stated most of the requirements are due to the shared property line with residentially zoned 
property. He noted the nearest residence to the hotel is 475 feet away. He stated he has 
renderings of the hotel from that distance and also 28th Street.   
 
Mast stated they will not need the front yard parking variance. He stated they are working with 
CarMax to get a landscaping easement on to their property. He stated it may be easier if Carmax 
sells them 10 feet so they can satisfy the requirement on their own property rather than doing it 
on someone elses. 
 
Mast displayed photos of Aloft Hotels showing the lighting. He stated they are wrestling with 
Marriotts design standards. He stated if they say they can’t get the canopy over the sign then it 
won’t be an Aloft. He stated this is the only brand in the market his group is comfortable 
investing in. 
 
Fox questioned what he plans on doing regarding the parking buffer for the 8 foot drop. Mast 
stated a guardrail. Fox questioned the number of employees. Mast stated about 12 total but 8 on 
site at any time.  Fox questioned what they are doing for the lighting buffer for the Clark 
neighborhood. Mast stated they will do whatever they are told, they can plant vegetation that 
helps shield any lighting. Fox stated the lighting is the main concern for him. Fox asked if the 
lighting underneath the carport area is going to be shooting light out towards the street. Mast 
stated he feared that as well. He stated there are metal panels where light shines up on them. 
Mast stated they will have to meet the zoning ordinance photometric standards. Golder 
confirmed. 
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Benoit was concerned about the lighting as well. He stated you will be able to see the light on the 
hotel but we have enough standards. Mast stated the lighting on the north really wouldn’t do the 
hotel any good. Golder stated she doesn’t fully understand what is happening on the top it looks 
bright. She stated if that could be shielded from the residential she wouldn’t care it if faced south 
or to the west. She does believe we have to make it a condition of approval.  
 
Little stated he has concerns about the lighting. Little questioned the guardrail along the back.  
He stated it looks like a handrail. Mast stated what they have drawn is a handrail so they are 
going to keep the concrete about 8 inches above the asphalt that will stop the pedestrians and 
cars. 
 
Pemberton also had concerns about the lighting. Pemberton suggested auto dimming lighting. 
 
Holtrop stated the building height is 20 foot higher than the previously approved hotel. Height 
was his concern. Pung stated what made this height over is we are counting the top.  
 
Kape questioned if they met with those in the adjacent residential area. Mast stated they met last 
week and they got a letter of support from the Board in which the President later rescinded 
because he thought it was the first hotel in the area and it is 2nd. Lighting is their primary concern 
as well. 
 
Sparks stated she has stayed in the Aloft in Miami and Minnesota and their brand standards is the 
light, very bright and it is very appealing. She loved it but the lights are very bright.  
 
Jones stated she hears the concerns about the lights and is confident our ordinance will take care 
of it. She stated the property is already zoned commercial. She stated there are many things that 
can go there and the people who live in the condos or are at Clark were aware that is 
commercially zoned property when they bought their home. She stated she doesn’t want to put a 
bunch of limitations on the lighting beyond what the ordinance will permit. She stated this is 
commercial property right off of 28th Street and if people don’t want to live in close proximity to 
commercial activity then she would think they would live some place that is not a block off of 
28th Street. 

 
 
Case#32-18 - Zoning Ordinance Text Amendment – Relating to the prohibition on 
marijuana establishments and facilities 
 

Schweitzer introduced the request. He stated on November 6 the voters approved the adoption of 
IL 1 of 2018, the Michigan Regulation and Taxation of Marihuana Act (MRTMA). In essence, 
the MRTMA legalizes at the state level (not federal) the recreation use and possession of 
marihuana. In addition, the MRTMA sets out a regulatory process to permit and license certain 
types of “marihuana establishments” (i.e., growers, safety compliance facilities, processors, 
microbusinesses, retailers and secure transporters). The MRTMA does not replace those laws 
and regulations already in place in Michigan involving the medical use of marihuana (including 
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the establishment of marihuana facilities under the Medical Marihuana Facilities Licensing Act, 
Act 281 of 2016 “MMFLA”).    

He stated under the MMFLA, in order to allow medical marihuana facilities to be established 
within a community, the community needs to affirmatively adopt an ordinance to this effect (i.e., 
it must “opt in”; recently, the City of Grand Rapids did precisely this). The MRTMA, however, 
is fundamentally different and requires that if a community wishes to prohibit the establishment 
and operation of (recreational) marihuana establishments within the community, the community 
must adopt an ordinance to this effect (i.e., it must “opt out”). In other words, if a community 
does not opt out then (recreational) marihuana establishments can be located and licensed by the 
state within that community. 

Schweitzer stated consistent with how the City has treated medical marihuana facilities, and at 
the direction of the Mayor’s office, two proposed ordinance amendments have been prepared that 
would prohibit marihuana establishments in the City. The first is a regulatory ordinance that 
would amend Chapter 26 of the City Code (Business Regulations). Specifically, it would add a 
new article 9 to define marihuana establishments and facilities as referred to above and to 
prohibit the establishment of either within the City. It would also preserve the rights of patients 
and caregivers under the Medical Marihuana Act from 2008. The second ordinance is a 
companion amendment to the Zoning Ordinance which would replace the current prohibition on 
medical marihuana dispensaries with a general prohibition on marihuana establishments and 
medical marihuana facilities. The proposed Zoning Ordinance amendment will need to go, 
initially, to the Planning Commission for a public hearing before it can be considered by the City 
Commission. 

Schweitzer stated the regulatory ordinance, however, can be acted upon by the City Commission 
at any time. The MRTMA will become effective 10 days after the vote from the November 6 
election is certified. Unfortunately, it is unclear from the text of the MRTMA when precisely the 
state will begin accepting applications for licenses (it must do so within 12 months). This is an 
important “unknown” because our ability to enforce and rely on an ordinance prohibiting 
marihuana establishments must be “in effect” when the application is filed with the State of 
Michigan. Again, because we do not know precisely when the state will begin to accept 
applications, it is the City Attorney’s recommendation that the regulatory ordinance be adopted 
as soon as possible now that we know the MRTMA was approved by the voters. The regulatory 
ordinance is formatted to be adopted as an emergency ordinance by the City Commission, which 
will allow it to go into effect immediately upon publication.  The City Commission is scheduled 
to consider the regulatory ordinance at their meeting on Monday, November 12, 2018 at 7:00pm 

Schweitzer stated again, as the rules become more known the City can make an informed 
decision on what kind of regulations it may want to consider. But at this point the draft zoning 
amendments would not allow for any establishments or facilities. He stated this will allow for 
changes late on. It is easier to adopt a regulation that is less stringent later on rather than 
something that is not very stringent up front and then you try to make it more stringent thereafter.    

CURRENT ZONING ORDINANCE LANGUAGE: 

Section 3.31. - Prohibition on medical marihuana dispensaries. 
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No medical marihuana dispensary shall be commenced, conducted, operated, or utilized in 
any zoning district or on or from any property within the city. Any person, firm, corporation, 
trust, partnership or other legal entity who shall commence, conduct, operate, or utilize a 
medical marihuana dispensary within the city shall be guilty of a criminal misdemeanor and 
shall, upon conviction, be subject to spending up to 93 days in jail, paying a fine of up to a 
$500.00, or both such fine and jail, as well as any other fines, costs, or penalties imposed by 
law. 

DRAFT ZONING ORDINANCE LANGUAGE: 

Sec. 3.31. - Prohibition on Marihuana Establishments and Facilities  

(a) Pursuant to Section 6 of the Michigan Regulation and Taxation of 
Marihuana Act, 2018 IL 1, as amended, marihuana establishments are prohibited 
within the boundaries of the city. 

(b) Marihuana facilities are prohibited within the boundaries of the city. 

As used in this section, “marihuana establishment(s)” means that term as defined 
in the Michigan Regulation and Taxation of Marihuana Act, 2018 IL 1, as 
amended, and “marihuana facility(ies)” means that term as defined in the Medical 
Marihuana Facilities Licensing Act, 2016 PA 281, as amended. 

 

Sparks stated she wants to be clear that the commissioners are voting on the language that we 
can live with right now but possibly change later. Schweitzer stated that is correct.  

Benoit stated this is an initial step to allow the City to figure out what is going on and wait until 
the rules come out then make a decision later on as to whether we would stand firm where we are 
at or should we move forward. He stated in his opinion this is a political question. He stated this 
has to go through the commissioners because it is an ordinance. He stated he would like to leave 
this with the politicians  and let them deal with it.  

Fox questioned what were the issues brought up by Mayor that were concerning to him. He 
questioned why we should stop the businesses. Schweitzer stated his understating that there may 
be some environmental imports associated with some of the grow and processing businesses. The 
tax proceeds back to the local community may be minimal as well. Schweitzer stated taking a 
conservative approach now kind of buffers our part of Michigan as we deal with this in the 
upcoming months and years.  

Jones stated part of the issue is this is a cash only business. These businesses can not have bank 
accounts because of federal laws. She stated part of the concern is the amount of cash that will be 
sitting around these businesses. She stated in Colorado they are experiencing problems with the 
Cartels and with organized crime syndicates and it magnified issues in the community in terms 
of housing. Jones stated this may bring an unsavory element. 

Sparks stated she thinks the Mayor wants to protect Kentwood and Kentwood’s reputation. She 
doesn’t believe the Mayor is looking at this from an economic standpoint. Sparks stated she 
doesn’t agree but she understands the Mayor wants us to be a community without issues. 
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Pemberton stated this just means we are waiting to see how things will play out. He stated we 
have to recognize we are going to be surrounded. He stated GR is all over this deciding how 
many etc. He stated we are going to be surrounded by communities that are embracing this and 
working their own process and coming up with some solutions for themselves. He stated this is 
going to come about so either we get on it or stay behind. He stated his fear is we are going to  
get a lot of pressure regarding trying to keep up. He stated the proposed ordinance is not a bad 
approach. 

Little stated he sees this as an opportunity to look at the surrounding areas as they go through this 
and learn from them and make Kentwood’s ordinance better, rather than starting off with 
something we are going to regret. 

Kape stated he thinks we should see what the other communities are doing but he doesn’t think 
we should wait too long. He felt we need to be proactive and not reactive. He stated he can see us 
watching what our surrounding neighbors are doing then by the time we get up we are behind. 
Fox and Sparks stated that is their concern with this as well. 

Fox stated there is not a timeline attached to this. We are saying we don’t want it but some of the 
concerns have already been addressed by the State, Kentwood just isn’t aware. He stated from a 
business perspective he sees so many good things with this from training people. The City can 
dictate who owns such as saying you have to be a resident of Kentwood to open up shop and 
have been a resident of 10 years to even apply. The City can do things like that to exclude people 
coming in and rushing in from out of State. He stated he doesn’t know what Kentwood is waiting 
for. 

Sparks stated it is because of the Federal laws. She thinks if the Federal Laws were different they 
may be more open to looking at something. She stated we do need to do something because it is 
going to come to our doorstep. We need to figure out what that something is. She stated we can 
put very specific restrictions on it but we do need to figure out something. 

Schweitzer stated we also have to understand what the range of discretion the city will be 
afforded we can’t necessarily expect that we are going to be able to set the requirements so 
specific. Golder stated at City Commission they were saying they don’t know what the State is 
going to do. She stated it makes sense to step back.  
 
J. New Business 
 

Motion by Holtrop, supported by Pemberton to set a public hearing date of 
November 27, 2018, for:  Case#32-18 - Zoning Ordinance Text Amendment – 
Relating to the prohibition on marijuana establishments and facilities. 
 

- Motion Carried (8-0) – 
K. Other Business 
 

1. Allen Edwin Home Elevation Review 
 
Pung stated when the Bretonfield development was originally approved they submitted, as part 
of the PUD, a set of elevations for the homes within that development. He stated they could 
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subsequently propose changes to the elevations, different designs, but had to be approved in 
advance by staff. He stated Allen Edwin is looking at a design that has a garage forward. Pung 
stated the originally approved designs incorporated garages that were even or about 5 or 6 feet 
beyond the porch running along this. Pung stated this is drastically different, staff did not 
approve this request at the staff level. He stated they have the option to come before the planning 
commission and present their design. 
 
Tom Larabel with Westview Capital in Allen Edwin Homes, 795 Clyde Ct Byron Center, was 
present. He presented elevations of their homes. He stated they are seeking to create an 
affordable home. He stated they have a number of 3 and 4 bedroom two story home designs that 
are really efficient but they came up with this new design. Their current home designs have been 
based on a 40 foot building width. But, when they get to their 3 bedroom homes the back gets 
too narrow and it creates a clunky inefficient design. He stated the new design for the 3 bedroom 
that they came up with is going to be awesome. He stated it is going to hit the market and going 
to hit a lot of the demand areas. He stated this house can bring to the market about $15,000 
dollars lower than their 3 bedroom houses today. He stated their design has the garage forward, 
however they have designed it with a full front porch knowing there was a desire to reduce the 
impact of full front garages. He stated 4-5 foot deep the front porch extends from the garage all 
the way to the left side of the house to minimize the impact of the garage being forward. 
 
Larabel stated when you drive through a subdivision and now all the garages in front you 
definitely get a different curb appeal. He stated what they have now are a lot of their houses with 
the garage even a couple feet in front of the house but it is tucked back in the house. He stated 
but getting to the 3 bedroom efficient design has been a challenge. He displayed pictures of the 
Ravines with a mix of garages and its variety. He stated they can put some constraints on this. 
They don’t have a desire to build a whole phase of these houses, but they believe adding and 
mixing some of these homes in will be good for the neighborhood. 
 
Sparks questioned what is affordable housing. Larabel stated that particular home they would 
like to build they think they can get in the lower $200,000 - $250,000.  Sparks questioned if this 
was a pre fab home. Larabel stated they do not build pre fab homes. He stated once they had a 
company that did 8ft wall panels and they did them in 8ft sections in house. Larabel stated now 
most of their houses are stick built right on site.  
 
Schweitzer stated he would suggest the commissioners to take this in and think about it and make 
a decision at the next meeting. Schweitzer stated this new design could have quite an impact. He 
suggested it is desirable to really focus on the house rather than the garage extending forward. 
 
Holtrop stated when he first read this he was not inclined to support the change. However, he is 
willing to let them have a little bit of variety but he would not go as far as every other house. 
Holtrop questioned how many lots are in the development that we are discussing. Larabel stated 
over 200 lots. Holtrop stated he would be inclined to allow a range of 25% and none of them 
next to each other. 
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Pemberton stated he likes it because of the flexibility and the fact that it will be more affordable. 
He stated he likes the ability to mix. He stated he would go up to 40% but the ability to have 
some flexibility and to flip these plans opposites so garages are different sizes make for a really 
nice looking neighborhood. He stated it gives some texture and variety that it wouldn’t normally 
have. 
 
Little stated when he first looked at this he was not in favor. He stated if there is some kind of 
percentage he was thinking 10%. 
 
Benoit stated he worries about houses selling and being more affordable. He stated if it sells it 
means people want to buy it. He questioned why is government sticking their nose in worried 
about what it looks like. He stated this is a residential subdivision. The people who are coming in 
there are seeing what is there and if they like it they buy the home. He stated he doesn’t have a 
problem with the request at all he doesn’t care if it is 100%. 
 
Fox questioned if this will be included in the rotation of what has been approved. Larabel stated 
yes there are currently 6 elevations, they would have more in the future. Fox questioned at the 
$200,000+ dollar price range if the home is livable. Larabel stated it doesn’t come with a 
refrigerator or washer or dryer. It comes with sod, dishwasher, stove and range.  Fox stated he 
likes living on the back of the house so he doesn’t have an issue of the garage on the front. He 
stated his issue is the house has only 6 windows and questioned is that for cost. Larabel stated 
when you build and design and affordable house some things have to give. Larabel stated with 
that design the windows would be larger.  
 
Discussion ensued regarding affordable housing. Pemberton stated whatever we can do to 
provide some flexibility and get some design concepts in that will broaden the scope of 
affordable, he is all in. 
 
Fox stated he would like for us to come up with a not to exceed percentage. Fox stated as far as 
frequency he would like to see not just next to, but the next two or three wouldn’t be the same. 
 
Jones stated she would like for us to come up with another name for “affordable housing”. She 
stated she knows of people who are homeless because where they were living has been gentrified 
and the rent has been raised 400-500 dollars a month. They can not afford these homes and these 
are the people working 2-3 minimum wage jobs who are trying to keep a roof over their 
children’s heads. They can’t afford these homes, this is not affordable. She stated in terms of the 
homes, with the garages in the front, she would like for us to be very mindful and very 
thoughtful about whether we want to have more of those homes. She stated these she doesn’t 
know if “snout” houses are where we want to continue. She doesn’t know that we need all these 
houses with the garages in the front. She stated you can’t sit on the porch. She stated we have a 
number of designs that have been approved. She doesn’t think it is necessary to bring the “snout” 
houses back into the community. 
 
Schweitzer stated if they want to make if more affordable they can perhaps seek to change the 
square footage. He stated look on the side of the garage where it is protruding 20 feet beyond the 
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front of the house there is a blank wall. He stated that is what we have been working on. Work 
with developers when they come in with something if they want to look at a different design look 
at ways to soften the effect. Schweitzer stated another thing they can put in is a window on the 
side of the garage. He stated that is another way to soften that effect. Schweitzer encouraged the 
commissioners to think about everything that has been discussed. He stated maybe work with the 
developer on a more affordable design, but in a way that isn’t at the sacrifice of how it looks. He 
stated affordable is important, you want a good product at a good price.  Schweitzer encouraged 
the commissioners to take a look at Windy Ridge across from Baileys Grove and the Ravines 
north of Pfeiffer Woods between Shaffer and Breton, where they have the garages forward. He 
suggested envisioning those homes and how that might look and come back at the next meeting 
with those in mind. He stated staff can offer a recommendation. He stated staff can talk with the 
developer and brainstorm ideas then the commissioners will have something to look at and go 
from there. 
 
Larabel stated it is important to remember these lots are 52 feet wide. The houses are very tight 
only 10 foot setbacks between houses. He stated this should be considered in the discussion 
about adding windows to the side of the house. They don’t have a desire to add more windows to 
the side because you will be looking at the neighbor’s house which is about 10 feet away. When 
you add landscaping in the front of the house and around the corner and wrap it around, you 
wont see the side of the house. He suggested driving through Bretonfield. He stated everything is 
the street façade and it feels good. He stated they have landscaping, the homes are all sodded and 
they have good curb appeal. He stated but, when you get to the side of the house you don’t notice 
it. He stated he would be willing to eliminate this house on corner lots if the garage is a concern 
extending out that far you wouldn’t see that if it is the second house in. He stated they are ok 
with going with every third lot or whatever. He stated dropping the price $15,000 dollars is 
something they haven’t done in a long time and they are scratching to do something. He stated he 
would appreciate the consideration. 
 

2. Master Plan Discussion 
 
Intern James Kilborn discussed the following sites regarding what the desires land uses would be 
for these sites.  
 
4610 North Breton Ct. 
 
Future Land Use Considerations 
The site is currently vacant and zoned for Commercial Planned Unit Development, with future 
land uses reserved for office development. Hope Network’s proposed development of the 
property involves the construction of a multi-family facility similar to the existing one at 4634 N 
Breton Ct SE. This would require a change in the future land use designation as well as a zoning 
change, as residential development is prohibited in C-PUD zones per the zoning ordinance.  
 
Current Zoning Provisions: Under the current zoning ordinance, the proposed multi-family 
development would be prohibited within the C-PUD designation and would require a zoning 
change. Nearby Breton Meadows Senior Living Center and Breton Court Apartments are both 
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zoned for R-4 High-Density Residential, changing the zoning to R-4 would allow for the 
construction of the requested multi-family facility, with the future transition to adult daycare 
facilities contingent on the issuance of a special land use variance.  
 
Hope Network proposes construction of a multi-family structure similar to the Metropolitan 
Apartments  existing on 4634 N Breton Ct SE, containing about 18-24 units.  
 
The commissioners thought that it would make sense to change the future land use 
designation on this property to residential. Fox stated his first thought is visibility in 
general and the second part is the noise.  
 
Burton and East Paris Avenue 
 
Zoning: The site is currently zoned for both office planned-unit development (O-PUD) as well as 

low-density residential (R1-C) on three lots in the northeast portion of the site. Most of the site 

is currently developed, with a variety of medical and financial offices facing East Paris Avenue. 

Single-family residences occupy the three lots on the northeast portion of the site. The master 

plan has the site designated for mixed use office/residential development.  

 
Current Zoning Provisions: The site meets the minimum size requirement for mixed use 
planned-unit development (MPUD). The current green space on the site could be retained to 
further satisfy the minimum green space requirement for planned-unit developments.  
 
The potential redevelopment will likely only occur on the northeast portion of the site – the 

three lots that are currently zoned for low-density residential (R1-C). Due to the residential 

nature that currently exists along Burton Street, the three lots could be redeveloped as higher-

density residential as a transition from the lower-density single-family residences east of the 

site. (A) represents the medical office at 2060 East Paris Avenue, (B) represents the office 

building at 2106 East Paris Avenue, and (C) represents the proposed higher-density residential 

structures along Burton Street. Connectivity within the area may be improved by the extension 

of Sable Pointe Drive, connecting the site to Burton Street.   

Pemberton stated he could see this as a small condo community if it was going to go 
residential. He felt it could be similar to the nearby Inglenook neighborhood.  
 
Benoit stated he would hate to change the Master Plan without some kind of input from the 
property owner. Schweitzer stated the process is to get some ideas for prospective changes 
and then seek feedback from the property owners. 
 
Golder stated it is now all designated for mixed use. We would suggest go with office on the 
part that is office and then residential of some sort, (medium density) on the part currently 
zoned R1-C. Commissioners thought this makes sense.  
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2500 East Paris Avenue 
Zoning: The site is currently zoned for C4 Office/Business district, which does not allow for the 
proposed assisted living facility. The future land use plan designates the site for office use, which 
would preclude the development of the assisted living facility.  

Current Zoning Provisions: In January of 2016, the Land Use and Zoning subcommittee 
reviewed the concept of an Alzheimer’s special care center on the site. The committee felt 
locating this type of land use along East Paris Avenue was not desirable due to the high-speed 
nature of the roadway and the special care the facility’s population would require. The 
committee suggested considering a site off the arterial frontage.  
 

Under the current zoning ordinance, the proposed assisted living facility would be prohibited 
within the C-4 designation. The future land use designation of the site would have to be changed 
to a residential classification and be rezoned to either R-2, R-3, R-4, R-5, or RPUD-1 to allow 
for the assisted living facility.  
 
Potential Plan Illustration: The applicant states that the proposed assisted living facility would 
be compatible with the surrounding neighborhood and would feature extensive landscaping and 
green space 
 
Potential Site Plan: The site plan calls for a 34,491 sq. ft. 66-bed facility sitting on the site’s 
5.25 acres. 48 spaces of parking would be included, satisfying the minimum parking 
requirements for an assisted living facility per the zoning ordinance.  
 
Benoit stated he thinks the office designation is the best for this parcel. 
 
The commissioners agreed.  
 
4789 Burton Street 
 
Zoning: The site is currently classified as “vacant” under the existing land use map, and is 
currently zoned for “R1-C” under the current zoning map. Future land uses in both Kentwood 
and Cascade Township designate the site as mixed-use development.  
 
Current Zoning Provisions: Under the current zoning ordinance, sites within the R1-C 
designation require a minimum lot size of 10,000 square feet, with no more than 25% of the total 
lot size dedicated to the building footprint. If left unchanged and ignoring factors such as open 
space retention and necessary infrastructure rights-of-way. The site would yield less than 26 
houses under the R1-C designation, and less than 38 houses if the adjacent Cascade Township 
parcel is included. Due to the unconventional shape of the two parcels and immediate adjacency 
to I-96, this zoning designation may seem unreasonable for the site.  
 
Potential Zoning: In changing the zoning designation to Mixed-Use PUD: 

1. The site could be developed according to C-2, C-3, R-3, and R-4 zoning regulations.  
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2. At least 60% of site must be developed for residential, institutional, or public uses and at 

least 20% of site must be devoted to open space/recreation. 

3. Due to the current zoning designation and the residential nature of the surrounding 

parcels, attached housing would be limited to less than 50% of the units and cannot be 

located adjacent to existing single-family residences.  

4. 10% of the total site area could be developed for retail or other businesses, as long as 

they are constructed abutting an arterial roadway near the front of the development.  

 
In changing the zoning designation to Office PUD: 

 

1. The site could be developed according to C-4 zoning regulations.  

2. 33% of the business area could be used for storage of product or prototype 

development.  

3. Maximum building size would be 40,000 square feet with a maximum height of 50 feet. 

4. Access points would need to be analyzed, as ingress and egress via cars may dictate the 

need for a traffic study.  

 
In maintaining the R1-C zoning designation : 

1. The site’s natural features would be preserved. 

2. The site could be used to satisfy wetland mitigation requirements for other 

developments within the city.  

 
Potential Plan A: Mixed-Use PUD featuring 12 single-family houses, 3 duplexes, 4 fourplexes, 
abundant green space, and office development fronting Burton Street. Potential residential units 
per acre of illustrated plan is roughly 4 units per acre.  
 
Potential Plan B: Office PUD featuring two office buildings, landscaped plaza, and abundant 
green space.  
 
Potential Plan C: Developing the site for wetland mitigation would both retain existing natural 
features as well as count for mandatory wetland mitigation areas for future developments 
elsewhere within the city. The parcel has a land value of $120,800 and a state-equalized value 
(S.E.V.) of $60,600 in 2018. This alternative may be popular with local residents as well, as they 
would see the site remain in a natural state for the foreseeable future.  
 
Schweitzer stated maybe someone might want to buy this property for mitigation later on.  
 
Fox stated he doesn’t think residential as being lost in this area. He stated with this being in 
the Forest Hill school district people will move there to get their children in the school 
system. He doesn’t think we should exclude residential at all. He thinks you can get 
apartments or potentially condos. The commissioners agreed. 
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3. Commissioners’ Comments 
 
Benoit stated he stopped at the Holiday Volunteer Reception event and it went well. 
 
Pemberton congratulated all the newly elected officials. 
 
Jones suggested someone go check on the Patterson’s, they may be having medical issues and 
they may need help with meals or home chores etc. 
 

4. Staff’s Comments 
 
Staff offered no additional comments. 

 
L. Adjournment  
 

Motion by Commissioner Benoit, supported by Commissioner Pemberton, to 
adjourn the meeting. 
 

- Motion Carried (8-0) – 
 
Meeting adjourned at 9:50p.m. 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

NOVEMBER 27, 2018, 7:30 P.M. 
COMMISSION CHAMBERS  

 
 
A. Chair Jones called the meeting to order at 7:30 p.m. 
 
B. The Pledge of Allegiance was led by Commissioner Pemberton. 
 
C. Roll Call: 

Members Present: Bill Benoit, Garrett Fox, Sandra Jones, Ed Kape, Timothy Little, Mike 
Pemberton, Monica Sparks 
Members Absent: Dan Holtrop (with notification) 
Others Present:  Mayor Stephen Kepley, Community Development Director Terry 
Schweitzer, Economic Development Planner Lisa Golder, Senior Planner Joe Pung, 
Planning Assistant Monique Collier, Planning Intern James Kilborn, the applicants and 
about 10 residents. 

 
Motion by Kape, supported by Sparks, to excuse Holtrop from the meeting. 

 
- Motion Carried (7-0) – 
- Holtrop absent - 

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Benoit, supported by Commissioner Fox, to approve the 
Minutes of November 13, 2018   

- Motion Carried (7-0) – 
- Holtrop absent - 

E. Approval of the Agenda 
 

Jones stated we will make one adjustment to the agenda reverse Case #31-18 and Case 
#32-18 and allow Case#32-18 first under public hearings. 

 
Motion by Commissioner Pemberton, supported by Commissioner Sparks,                             
to approve the agenda for the November 27, 2018 meeting.  
 

- Motion Carried (7-0) – 
- Holtrop absent - 

 
F. Acknowledge visitors wishing to speak to non-agenda items. 
 

There was no public comment. 
 
G. Old Business 
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There was no Old Business 
 
H. Public Hearing 
 

Case#32-18 - Zoning Ordinance Text Amendment – Relating to the prohibition on 
marijuana establishments and facilities 
 

Schweitzer stated the request involves proposed amendment to the zoning ordinance text that 
relate to the zoning provisions for marijuana establishments and facilities.  

Schweitzer stated On November 6, 2018 the voters in the State of Michigan approved the 
adoption of IL 1 of 2018, the Michigan Regulation and Taxation of Marihuana Act (MRTMA). 
In essence, the MRTMA legalizes at the state level (not federal) the recreational use and 
possession of marihuana. In addition, the MRTMA sets out a regulatory process to permit and 
license certain types of “marihuana establishments” (i.e., growers, safety compliance facilities, 
processors, microbusinesses, retailers and secure transporters). The MRTMA does not replace 
those laws and regulations already in place in Michigan involving the medical use of marihuana 
(including the establishment of marihuana facilities under the Medical Marihuana Facilities 
Licensing Act, Act 281 of 2016 “MMFLA”).    

Under the MMFLA, in order to allow medical marihuana facilities to be established within a 
community, the community needs to affirmatively adopt an ordinance to this effect (i.e., it must 
“opt in”; recently, the City of Grand Rapids did precisely this). The MRTMA, however, is 
fundamentally different and requires that if a community wishes to prohibit the establishment 
and operation of (recreational) marihuana establishments within the community, the community 
must adopt an ordinance to this effect (i.e., it must “opt out”). In other words, if a community 
does not opt out then (recreational) marihuana establishments can be located and licensed by the 
state within that community. 

Consistent with how the City has treated medical marihuana facilities, and at the direction of the 
Mayor’s office, two proposed ordinance amendments have been prepared that would prohibit 
marihuana establishments in the City. The first is a regulatory ordinance adopted by the 
Kentwood City Commission on November12, 2018 that amended Chapter 26 of the City Code 
(Business Regulations). Specifically, it added a new article 9 to define marihuana establishments 
and facilities as referred to above and prohibited the establishment of either within the City. It 
also preserve the rights of patients and caregivers under the Medical Marihuana Act from 2008. 
The second ordinance is a companion amendment to the Zoning Ordinance which would replace 
the current prohibition on medical marihuana dispensaries with a general prohibition on 
marihuana establishments and medical marihuana facilities.  
 

Mayor Kepley was present. He gave an overview of why the City is prohibiting marijuana 
establishments in the City of Kentwood. He stated otherwise if someone applies to have a 
marijuana establishment in Kentwood they would be able to as long as they meet the 
requirements from the State. He stated Kentwood had to opt out because if we didn’t, then 
anything could have happened. He stated there are a lot of questions yet to be answered. He 
stated we need to take our time and understand what are the rules that will be enforced and by 
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whom. He stated there have been issues in Colorado and California. Mayor stated one of the 
issues is environmental impact of growing cannabis in a State. He stated another concern is, if 
there are some interior growers, what chemicals are they going to use which could now go into 
the waste water treatment facility. He stated he has had conversations with Grand Rapids and 
Wyoming regarding what they have done to study the byproducts of the marijuana industry 
relative to waste waster treatment and they haven’t studied it yet. Mayor stated we want to be 
cautious and we want to find out what are the rules and who is going to enforce it before we open 
the door. He stated we want to make sure we are not making decisions that we are going to be 
paying for in the future, there are so many unknowns. 
 
Jones opened the public hearing. 
 
There was no public comment. 
 
Motion by Pemberton, supported by Sparks, to close the public hearing. 
 

- Motion Carried (6-0) – 
- Holtrop absent – 

 
Fox questioned if this is set up in such a way that Kentwood could restrict growth to indoor 
facilities. Mayor stated we can do whatever we would like to do to open the door. Mayor stated it 
is concern with interior growers of what is actually being used that will be actually flushed into 
the sewer systems. Fox suggested Kentwood could ban certain chemicals. Mayor stated now we 
are getting into what are the rules and who is going to enforce them. Mayor stated any City that 
opts in probably won’t see any Stated funding that would be paid for this industry. He questioned 
who is going to regulate what is being flushed down the drains. Fox stated he thinks if Kentwood 
has concerns about certain chemicals we should be able to say you can’t us these chemicals. 
Mayor questioned who would enforce it. Fox stated if you are found to be using these chemicals 
then you lose your State license.  
 
Fox questioned if there is a timeline in place to get the questions answered. Mayor said we have 
no idea yet. Fox stated without a timeline he doesn’t see us as being proactive enough. Mayor 
stated he is concerned and doesn’t think we are losing out on anything. Fox stated he feels that a 
lot of the concerns can be addressed through regulation. Fox stated Kentwood has the ability to 
do that. Fox stated Kentwood could also set the zoning district that we would like to have these 
marijuana businesses in. Fox stated a lot of the concerns are just on regulation, there is still a 
process of getting approved by the State, Inspections etc. and then it takes months to fix up a 
building to start growing. Fox stated he feels there is plenty of time for the City to do what we 
need to do. Fox stated he wants to make sure that Kentwood is not putting ourselves in a position 
to not continue to have the conversation. Fox stated he would rather be in the position where we 
are forced to have the conversation so we can say this is what we want and this is what we don’t 
want and then leave it alone.  
 
Benoit stated he likes the idea we opt out because of the unknowns. He stated we can always opt 
in later when we have a better understanding of the specific issues.  
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Little stated he has seen many times State government has rushed into innovative procedures and 
processes and after a few years finds out that it wasn’t the solution. Therefore he expressed 
support looking at this a little longer and studying the implications.  
 
Pemberton stated the voters spoke and were in favor of this but he thinks it is a wise move at this 
point to opt out and let things settle.  
 
Kape stated he agrees with letting the dust settle and seeing where everything lands.  
 
Sparks stated she understands the economic impact it can make on our City. She stated we don’t 
know all the ramifications and thinks this is a good idea for now to opt out and wait and see what 
happens. However,she also stressed the need to keep the conversation open.  
 
Jones stated she is also in favor of taking a pause. She stated it will be 18-24 months before they 
have rules. She stated it will take a long time before we know what the State regulations are 
going to be and it is wise for the City to hit the pause button. 
 
Motion by Benoit, supported by Pemberton, to recommend to the City Commission 
amendment of the Zoning Ordinance to - Relating to the Prohibition on Marihuana 
Establishments and Facilities per Schweitzer’s memo dated 11-16-18. 
 

- Motion Carried (6-1) 
- Fox opposed -  

 
Case#31-18 – Aloft Hotel by Marriott – Special Land Use and Site Plan review for a Hotel 
Located at 4316 Sparks Drive 

 
Golder stated the site is 2.25 acres, is zoned commercial and was once part of a former outdoor 
waterpark called Splash (later AJ’s) Water Park.  The Park was redeveloped into CarMax and 
Residence Inn.  The site has access off Sparks Drive, which was not constructed until the 
development of the Residential Planned Unit Development that includes Clark Retirement 
Community, Forest Meadows Condominiums, and Christ Community Church. 

 
Golder stated they are proposing a 105 room 4 story hotel. She stated the elevation to the site 
rises to the east. The applicant has indicated that the ground floor of the proposed hotel is at 782 
feet. She stated the hotel is 52 feet in height. She stated the proposed hotel part of their branding 
is a decorative roof structure that increases the height of the building to approximately 59 feet.  
Section 8.03 B of the zoning ordinance limits building height in the C-2 zone to 3 stories or 45 
feet, whichever is lower.   She stated if the commercial property abuts any residential district, 
building height would be limited to two stories or 30 feet.   A variance is required to exceed 
these height requirements. 
 
Golder stated the variances they are going to need are: 
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*They are proposing parking in the 35 foot front yard setback they will be going to the Zoning 
Board of Appeals 
 
* the height of the building to approximately 59 feet 
 
* there is a 25 foot greenbelt that is required along the front. She stated they have proposed a 16 
foot driveway along the front and fire needs access along all the sides, they will want the drive to 
be 20 feet. They will also need a variance on the 20 foot setback required when you have a hotel 
adjacent to a residential property. 
 
*A 10 foot separation from the parking lot to the property line that would require a variance.  
She stated the applicant has indicated they are negotiating with Carmax to get the 10 feet so they 
wouldn’t need the variance. 
 
Golder stated special land use is permitted if you meet all the requirements of the zoning 
ordinance. She stated most of the special land use standards are fine. 
 
A. Be designed, constructed, operated and maintained so as to be harmonious and appropriate in 
appearance, with the existing or intended character of the general vicinity and that a use will not 
change the essential character of the area in which it is proposed.  
 
The 2012 Master Plan recommended Mixed Use Residential and Commercial for this site 
and the overall site that now includes CarMax and the Residence Inn.  The proposed use is 
generally considered a commercial use.  Golder stated she thinks this is appropriate for the 
area in terms of the use. 
 
D. Not involve uses, activities, processes, materials, and equipment or conditions of operation 
that will be detrimental to any persons, property, or the general welfare by reason of excessive 
production of traffic, noise, smoke, fumes, glare, electrical or electromagnetic interference or 
odors. 
 
Golder stated the concern is the lighting. She stated the façades that she has seen show a banded 
lighting along the sides of the hotel, on the top decorative roof and under the canopy. She stated 
not all lighting is bad, there will be other lighting on this site, there will be parking lot lighting, 
signage lighting and the windows will be lit. 
 
Golder stated images of the Aloft hotel brand suggest that colorful lighting is used on the 
building signage and entry canopy of the hotel. She stated this lighting may be disruptive to the 
residential uses to the north and east. The applicant must limit this type of lighting altogether.  
She stated the entry canopy lights must be reviewed to ensure that they are not disruptive to the 
residential uses within Clark Retirement Homes north of Sparks Drive. 
 
Golder stated another issue is music. Aloft has live music but she doesn’t know if that is the case 
here. We would want to make sure that the music is indoors contained and there is no amplified 
music.   
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Golder stated the applicant has met with the neighbors and staff and we have discussed various 
solutions to the issues some of which are offsite. These are offsite things that we can’t require 
them to do. However, the applicant has offered and if these are things that are being offered we 
would want, then they should be incorporated into the statement of operations. One being the 
retaining wall and that there will be landscaping placed there if he doesn’t get the 10 feet.  She 
stated another thing the detention pond for the Forest Meadows condominiums. They discussed 
doing some additional landscaping on their site and maintaining it. We would also like to make 
this part of the statement of operations. 
  
Golder reviewed the staff recommendation for conditional approval of the Aloft Special Land 
Use Hotel and conditional approval of the site plan dated November 20, 2018. 
 
Bill Mast, 1946 Turner Grand Rapids MI 49504, was present representing the request. He stated 
they own the Residence Inn just east of the proposed site. Mast distributed a handout displaying 
the overall area and configuration of their site. He stated the relative height of the hotel to the 
condo from their main floor and their main deck would be 30 feet higher and 475 feet away. He 
displayed photos of what the condos would see from their view. Mast displayed renderings. He 
stated they are proposing to exceed the exterior surface 50% requirement and go to 65% with 
brick and then use pre finished panels for the other 35% of the structures exterior. He stated he is 
going to try to stay away from using EFIS.  
 
Mast stated a lot of the drawings and renderings of Aloft Hotels have a sign above the roofline. 
He stated he had the architect get the sign below the roofline so that it is less high and less 
imposing. He stated the sign can’t cover up a room window, so they have processed placing it on 
the stairwell wall. He stated the sign will face 28th Street and will not be visible from either the 
Clark Condominiums or the Forest Meadows Condominiums because it will face 28th Street and 
a little bit just southwest. Mast displayed the front elevation of the hotel. He stated the canopy is 
painted metal. He displayed the north elevation which will be seen if you came down from the 
north and the east elevation will face over the top of CarMax.  
 
Mast stated with their discussion with Carmax he got the preliminary approval they need for the 
retaining wall on their side to get the parking lot up to height and to accomplish the 10 feet of 
landscaping. He was initially asking them for an easement but they would rather purchase that 10 
foot strip from them and the wall would be built on that. He stated they would landscape the east 
side of the retaining wall. He stated there is a concrete curb to keep cars from driving over and a 
guardrail to keep people from falling over. 
 
Mast displayed drawings of the modified site plans. He stated initially there were two drives 
proposed they have reduced that to one. He stated the driveway around the north side was 
proposed to be 16 feet to stay out of the sideyard 20 foot zone. But, when they met with fire their 
requirements for hose length and access necessitated a 20 foot driveway. He stated they have 
done that and are now in compliance. He stated all the storm water none goes west across Sparks 
north east into the condo detention pond it all stays on the original property.  
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Mast displayed the landscape plan. He stated they are happy to do any amount of landscaping 
with permission from the condo association if they want them to do that and maintain it. He 
stated they will also meet the landscape buffer on the south side as well.  
 
Jones opened the public hearing. 
 
Mark Danneman, 2557 Forest Bluff, member of the Forest Meadows Condominium association 
was present. He stated their concerns are the building lighting and height, hotel use and too many 
variances. He stated a smaller project would be better for that site. He stated they need to look at 
this project and see what kind of impact it may have. He stated they don’t want to see any parties 
outside.  
  
Lois Devries, 2504 Forest Bluff was present. She stated the hotel will be right next door and 
Clark Home is building a multi-story unit. She stated the only way for the hotel to exit is on the 
two lane road. She stated around 5pm the traffic comes from Burton and sometimes they can’t 
get out of their street because the traffic is backed up. She stated there will be a need for another 
traffic light and for the street to be widened. She stated this is an urban hotel and this should be 
located downtown.  
 
Golder stated Sparks and Forest Hills are two lane with a center turn lane and the City in the 
spring is going to add right turn lanes at Forest Hill/Burton intersection to help with the stacking 
at Burton Street. 
 
Kurt Freund, 2550 Forest Hill was present. His concern was if the DNR has been brought into 
discussion to address of protection for the designated wetland area. He was concerned about the 
chemical runoff that was going to come from the hotel into the wetlands. He thinks it could be 
disastrous to any wild life that is in there. Golder stated that the area he describes as wetlands is 
the detention pond put in so Forest Meadows Condominium could be developed. 
 
Motion by Benoit, supported by Pemberton to close the public hearing. 
 

- Motion Carried (7-1) – 
- Holtrop absent – 

 
Sparks questioned if there will be events held at this hotel, food or drinks. Mast stated it is not 
designed as a convention center. Each brand has its own standard. He stated they serve breakfast 
for their patrons but it is not restaurant and convention center space. They may have a meeting 
room on the main floor.  
 
Pemberton stated lighting has been a concern and questioned if Aloft will be ok with the 
proposed lighting. He also questioned if the canopy could be lit on 3 sides and not the back side 
or not lit on the east side so that it would light up enough to be noticeable, but would not be 
noticeable by the residents behind it. Mast stated he doesn’t know what he will be able to do with 
the lights, there are things that are Marriott Aloft non-negotiable. Discussion ensued. Mast stated 
they can try to get some form of approval or discussion and satisfaction of all items, but for the 
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lighting maybe table and come back and address lighting with more specifics.  Pemberton stated 
the hotel will be a relatively quiet type of development. It has quite a bit if distance between the 
hotel and condo and quite a bit of barrier. Pemberton stated he doesn’t see this as a huge 
detriment to the neighborhood. He stated if we can take care of the lighting then we will be ok. 
 
Benoit stated the number of hotels going up doesn’t matter. It is generated by business. They 
won’t dump millions of dollars in if there is no need for it. 
 
Little stated his biggest concern was storm water but Kentwood has a good reputation of 
managing it.  
 
Mast stated it is an urban design hotel. The actual target market is urban and the millennials. It is 
more of an age group than a geographical location. 
 
Fox questioned what they are doing for screening for Clark. Mast stated he drove the site and it 
is further away, they have maple trees and it is two rows deep. He stated they would be happy to 
do something on their property. Fox suggested evergreen trees to have more year round coverage 
and anything they can do to add more coverage on the residential side would be great. Fox 
questioned if there will be a bar. Mast stated there will be a bar in the hotel. Fox questioned will 
there be an entertainment space. Mast stated he will find out. Golder stated that aspect is covered 
in the recommendation for amplifications, all that would have to be inside. Fox questioned if 
there will there be any outdoor seating. Mast stated the pool is inside it may be some chairs in the 
courtyard area.  
 
Jones stated as far as the lighting she thinks we are covered with the conditions. She stated she 
thinks this is a good use for the property. It is zoned C2. 
 
Fox questioned if it would be his desire to go back to Marriott and to table. Fox stated he should 
go back to Marriott and let them know what we are suggesting for lighting.  
 
Golder stated if the commissioners approve as written no lighting on 3 sides and Mast goes to 
Marriott and they say we will accept two sides then rather than waiting a year he can come back 
with that amendment and it would have to be re-noticed.  Discussion ensued regarding lighting 
and discussing tabling to give the applicant a chance to go back to Mariott. 
 
Jones re-opened the public hearing 
 
Motion by Pemberton, supported by Kape, to table Case#31-18 Aloft Hotel by Marriott to 
January 8, 2018. 

- Motion Carried (6-0) – 
- Benoit and Holtrop absent - 

Work Session 
 
I. New Business 
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There was no New Business 
 
J. Other Business 
 

1. Allen Edwin Home Elevation Review 
 

Schweitzer stated back in 2007 the Bretonfield PUD was approved including building 
elevations. He stated recently Allen Edwin approached the City with a new design 
involving of a garage as much as 22 feet forward from the main mass of the house. He 
stated it was turned down by staff, the applicant is appealing. At the last meeting there 
was discussion about the appeal and what its impact may be aesthetically and also 
discussion about reducing the cost of housing came into play. At the last meeting the 
commissioner’s adjourned action to allow for staff to get together with the developer and 
discuss their concerns. He stated they have submitted an amendment in terms of the 
frequency that they would like to use this new design and measures that they have come 
up with to be responsive to the aesthetic concerns that were discussed at the last meeting. 
Schweitzer stated he has a recommendation and staff has detailed what the conditions 
would be. He stated the other condition would be to look at the cost of the house and 
looking specifically at amending the provisions of the PUD dealing with the minimum 
finished living area.  
 
Dan Larabel with Allen Edwin Homes 795 Clyde Ct. Byron Center MI, was present. He 
stated they are proposing a 1,560 foot 3 bedroom home 2 story. He stated they think this 
will compliment the community and provide a variety of home plans to the community 
and also some architectural upgrades. He stated the benefit of the plan will increase 
separation distances between the homes. He stated the plan has a garage forward layout 
that results in a 9 foot variance from the homes that are in the community.  He displayed 
photos of 5 different home sites. 
 
Larabel stated there is currently up to 8 feet of separation from the front of the garage to 
the main mass. They are proposing an increase in 9 feet measuring to the front of the 
porch. He stated along with the discussion last week they wanted to do some upgrades. 
The full front porch will be about a 3 ½- 4 foot deep porch about 10 foot wide. He stated 
they have proposed garage enhancements. He stated they are proposing required windows 
along the front included in the garage door, carriage brackets and carriage handles. 
 
Larabel stated Schweitzer has some staff recommendations. He stated one of the 
conditions no il560home to be located within 2 lots (adjacent to each other and across the 
street) that is feasible, they can implement that. He stated the second item is a 25% 
restriction on the number of times the can build this plan. it is also feasible. He stated 
they can implement that by making it a homeowner installed requirement. He stated they 
will be installing sod in all of these sites. Another suggestion was moving a window to 
the front of the house, but unfortunately based on some of the architectural dimensions 
they don’t see that as feasible. He pointed out that they are adding windows to the garage 
om the front elevation.  
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With regard to a PUD amendment reducing the minimum square footage. They don’t see 
much benefit to lowering it to 1,400 square foot. He stated they see a much bigger value 
for the community and the market in what they have proposed. 
 
Fox stated the discussion about windows was not about relocation it was about quantity. 
He stated he can appreciate adding windows to the garage but that doesn’t do much for 
the number of windows on the house itself. Fox questioned if reducing the square footage 
to 1,400square feet makes the house affordable. Larabel stated they currently have two 
floor plans they can construct; one is a ranch and the other is a raised ranch. Larabel 
stated people in poverty may not be able to afford the home because it is brand new and 
homes cost a lot to build. Fox stated then he doesn’t see why we need to change and 
allow him to do a smaller home if we are not helping the people who need it. 
 
Little stated at the last meeting he was not in favor of the design but when he drove 
through Windy Ridge development development he was impressed. Then he drove to 
Wildflower he stated these homes are a definition of cookie cutter because he has seen 
the houses from 52nd and they are ugly. However, he stated when he drove through and 
saw the front he was impressed. Little stated Larabel addressed what he thought would 
work and that was changing the garage and adding windows. He stated he isn’t opposed 
to it. 
 
Pemberton stated he likes the variety. He questioned if 1,400 square feet would make a 
difference to him. Larabel stated it would be a benefit but not a substantial benefit. 
Pemberton stated making it 1,400 square feet might open the door for people who can 
afford the home now. Schweitzer stated 1,040 square feet is the otherwise minimum in 
the standard residential in this case. Originally the developer offered, and the City 
accepted, setting a 1,500 square foot finished living area. Pemberton stated he likes the 
idea of the variety. 
 
Sparks stated her issue with going down to 1,400 square feet means there is more profit 
for the builders. Sparks stated there is a need for affordable housing. Discussion ensued. 
 
Jones stated she likes the recommendation from staff including shrubbery. Jones stated 
looking at the schematic where he said the window wouldn’t fit , she questioned why 
they could not make it the same size as the window over the entryway. Larabel stated 
they would still have to put the egress window on the side of the house and they would be 
adding a window to the front of the house in a master bedroom. He stated it would be an 
odd window with no function other than to hang a curtain or a blind. Larabel stated they 
do not see the value in it. Jones stated she doesn’t like the lack of windows. She stated 
she doesn’t like the little narrow strip of the house that you will see in comparison to the 
expansive garage.  
 
Motion by Sparks, supported by Kape, to  Approve the proposed Bretonfield 
Preserve integrity 1560 Plan (il 560) Request conditioned upon the following: garage 
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doors as depicted in the 11/20/18 plan proposal; no il560 home to be located within 2 
lots of (adjacent to or across the street from) another il560 home; no more than 25% 
of the homes within the first two phases of Bretonfield Preserve shall be of the il560 
home design; install low profile shrubbery along both sides of the garage; add 
another window on the front elevation of the home to yield comparably sized 
windows on either side of the garage peak; and install at least one more window of 
at least 6 square feet in area on each side elevation of the house. 
2)Begin conversation with the developer to consider a PUD amendment to reduce 
the minimum finished floor area to allow for a reduction in the cost of the new 
homes while being mindful of the appearance of the homes and the overall 
neighborhood 
 
Pung requested clarification on what size additional window do they want on the front 
elevation. Fox stated to offer a friendly amendment he would say increase the number of 
windows on the front and sides and point 2 based on this conversation he doesn’t think 
we need point 2. 
 
Jones stated we will go with point 1 only and amend the language to indicate additional 
windows not necessarily comparable in size. 
 
Motion by Sparks, supported by Kape, to  Approve the proposed Bretonfield 
Preserve integrity 1560 Plan (il 560) Request conditioned upon the following: garage 
doors as depicted in the 11/20/18 plan proposal; no il560 home to be located within 2 
lots of (adjacent to or across the street from) another il560 home; no more than 25% 
of the homes within the first two phases of Bretonfield Preserve shall be of the il560 
home design; install low profile shrubbery along both sides of the garage; add 
another window on the front elevation of the home to and install at least one more 
window of at least 6 square feet in area on each side elevation of the house. 
 

- Motion Carried (6-0) – 
- Benoit and Holtrop absent - 

  
2. Master Plan Discussion 

 
Kilborn discussed 2 sites 44th and Breton and 3800 52nd Street 
44th and Breton Avenue SE 
 

Site Description 

 

Location: The site is located on the southeast corner of 44th Street and Breton Avenue, 
encompassing 5 lots 
 
Topography: The site features varied elevation, as the highest elevation lies in the southeast 
corner at 792 feet above sea level while the lowest elevation of 768 feet above sea level lies near 
the pond on the site’s western portion.  
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Wetlands: The site has three areas with wetland characteristics: one in the southwest corner, one 
in the central portion of the site, and one in the northeast corner. Future site development will 
take these locations into account, as they may influence the form of development 
 
Transportation: The site has adequate transportation access, with freeway US-131 4 miles to the 
west. Public transportation access is acceptable as well, with stops for both the Rapid route 2 and 
route 44 less than .1 miles away. Walkability within the area is adequate, with sidewalk located 
along 44th Street and Breton Avenue.  However, more pedestrian routes within the site would be 
feasible and desirable.   
 
 
Adjacent Parcels: The easternmost lot within the site is located south of a Walgreen’s which is 
zoned for community commercial (C2). East is Crestwood Middle School, which is zoned for 
public uses (OS). To the west is the Bretwood Center shopping center, which is zoned for 
community commercial (C-PUD). 
 
Dimensions: The overall site has an area of 1,105,879 square feet, or roughly 25 acres. The 
vacant lot is approximately 10 acres in area. 
 
School District: The site is located within Kentwood Public School District 
 
Park Accessibility: The closest park to the site is Old Farm Park, which is 2,000 feet to the 
south. Access to the park is acceptable, with sidewalk and a bike lane on both sides of Breton 
Avenue.  
 
Zoning/Master Plan: The site is zoned for commercial planned-unit development (C-PUD). The 
site is currently occupied by the Bretwood Center shopping center facing Breton Avenue, two 
office buildings containing a dentist office and ministry services, and a former bank building on 
the western portion of the site. The master plan and future land use map designates the site as 
mixed-use residential/commercial.  
 
Potential Development 
Current Zoning Provisions: The site meets the minimum size requirements for mixed use 
planned-unit development (MPUD). Green space could be retained around the existing pond as 
well as in the wetlands on the eastern portion of the site. Designating the site as MPUD would 
allow for additional uses that are perhaps under-represented within the area.  
 
Potential Plan Illustration: Due to existing vacancies within Bretwood Center, better access to 
the shopping center should be included within the plan. The current private street that connects 
44th Street and North Breton Court would be utilized in future plans, granting further access to 
the site. Consideration for existing wetland characteristics should be included as well, as future 
plans should account for green space for wetland mitigation.  
Kape questioned if the vacant farm was deemed undevelopable because of wetlands. Kilborn 
stated there appears to be wetlands or potential for wetlands in that strip. He stated in the center 
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of the site and the northeast corner. Schweitzer stated they had a group out of New York that 
came up with a plan a few years ago that showed a commercial retail building on the frontage of 
44th Street and multi unit residential  on the back portion working around the wetland more in the 
middle of the site. He stated Kilborn’s plan was a representative of this prior concept. 
 
Kilborn questioned if the commissioners thought a CPUD is appropriate for this site or other 
uses. 
 
Jones stated she likes the idea of high density residential or duplexes. Fox stated this may be 
where we do affordable housing.  
 
 

3800 52nd Street (Bailey’s Grove PUD) 
 
Site Description 
 
Location: The site is located southwest of 52nd Street and East Paris Avenue. A retirement home 
is located to the east and the Bailey’s Grove condominiums are south of the site. A health care 
clinic lies to the west of the site. A multi-tenant retail development is north along the 52nd Street 
frontage 
 
Topography: The site features little topographical changes, with the western portion of the site 
sitting at 758 feet above sea level, then gently sloping towards the east. 
 
Wetlands: There appear to be no wetlands nor potential wetland restoration areas on the site. 
 
Transportation: Transportation access is limited, with expressway M-6 almost 2 miles to the 
south. Public transportation is lacking as well, with the closest bus stop over 1.7 miles away. 
Walking facilities are adequate, with both sides of 52nd Street featuring sidewalk 
 
Adjacent Parcels: The site is located south of a commercial strip center abutting 52nd Street. East 
of the site is a two-story 43-unit retirement community, and south of the site lies an attached 
ranch-style condominium development containing approximately 134 units. West of the site is a 
medical facility.  
 
Dimensions: The site has an area of 204,659 square feet, or roughly 4.7 acres 
 
Park Accessibility: The closest park to the site is Bailey’s Grove Park, which is 2,200 feet to the 
southeast. The park can be accessed by sidewalk, providing an alternative to driving.  There is a 
small pocket park on the northeast portion of the site. 
Zoning/Master Plan: The site is currently zoned CPUD (Commercial planned-unit 
development), although the city has been approached about the prospect to have the zoning 
changed to RPUD-1 (High-density residential planned-unit development) in order to construct 40 
townhouse condominiums. The site was previously designated RPUD-1 in the past, and was 
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rezoned to its current CPUD designation in 2006. The future land use designation is Office and 
Park/Open Space.  
 
Potential Development 
Current Zoning Provisions: The site’s size is less than the minimum size required for both 
CPUD and RPUD-1. If the site is zoned RPUD-1, it would allow the developer to construct 40 
townhouse-style condominiums as long as additional requirements are met.  
 

Potential Plan Illustration: The applicant plans on constructing 40 townhouse-style 
condominiums on the site. The condominiums would be located on three north-south facing 
courts, would be accessed from Bailey’s Center Drive to the east of the site as well as a private 
drive interconnection to the south. The attached images illustrating the desired form of 
development highlight an emphasis on high architectural design and extensive landscaping, 
features that should translate well with the surrounding community.  
 
Schweitzer stated residential seems to be a good option to look at more than the CPUD. 
Pemberton stated or an infill type project that could too be affordable. Fox stated to the south all 
the homes are owned so he can foresee people saying they don’t want rentals. 
 

3. Commissioners’ Comments 
 
Kape wished Jones a Happy early Birthday 
 
Kape stated Kentwood’s Holiday Parade will be December 7, 2018. 
 
 

4. Staff’s Comments 
 
Schweitzer stated if we have a meeting in December we will discuss Master Plan. 

 
K. Adjournment  
 

Motion by Commissioner Pemberton  supported by Commissioner Kape,                            
to adjourn the meeting. 
 

- Motion Carried (7-0) – 
- Holtrop absent - 

 
Meeting adjourned at 10:50p.m. 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

DECEMBER 11, 2018, 7:30 P.M. 
COMMISSION CHAMBERS  

 
 
A. Vice-Chair Holtrop called the meeting to order at 7:30 p.m. 
 
B. The Pledge of Allegiance was led by Commissioner Benoit. 
 
C. Roll Call: 

Members Present: Bill Benoit, Garrett Fox, Dan Holtrop, Sandra Jones, Timothy Little, 
Mike Pemberton, Monica Sparks, Chad VanSoelen  
Members Absent: Ed Kape (absent with notification) 
Others Present: Community Development Director Terry Schweitzer, Economic 
Development Planner Lisa Golder, Senior Planner Joe Pung, Planning Assistant Monique 
Collier and 3 citizens.  

 
Motion by Pemberton, supported by Fox, to excuse Kape from the meeting. 

 
- Motion Carried (7-0) – 
- Kape absent - 

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Pemberton, supported by Commissioner Benoit, to 
approve the Minutes of November 27, 2018 and the Findings of Fact for:   Case#32-
18 - Zoning Ordinance Text Amendment – Relating to the prohibition on marijuana 
establishments and facilities 

- Motion Carried (7-0) – 
- Kape absent - 

E. Approval of the Agenda 
 

Schweitzer stated under New Business add Case #1-19 Gas Pedal Customs and to set a 
public hearing date of January 22, 2019. 
 
Motion by Commissioner Pemberton, supported by Commissioner Benoit, to 
approve the agenda for the December 11, 2018 meeting adding the change that is 
noted.  

- Motion Carried (7-0) – 
 
F. Acknowledge visitors wishing to speak to non-agenda items. 
 

There was no public comment. 
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G. Old Business 
 

There was no Old Business 
 

H. Public Hearing 
 

There were no Public Hearings. 
 
I. Work Session 
 

There were no Work Sessions. 
 
J. New Business 

Motion by Benoit, supported by Pemberton, to set a public hearing date of January 
22, 2019 For:  Case#1-19 - Gas Pedal Customs – Special Land Use and Site Plan 
Review for a Major Vehicle Repair Establishment Located at 4390 Air West Dr. SE 
 

- Motion Carried (7-0) – 
- Kape absent - 

K. Other Business 
 

1. Master Plan Discussion 
 
Golder introduced an updated sub area overview of Section 34. She stated most of this section 
was Conservation Oriented Development in the last several iterations of the Master Plan. She 
stated now with the Bretonfield area developing, a new owner for 66 acres of property on the 
east side of the section, and the availability of utilities made possible by the reconstruction of 
Wing Avenue, it seemed a good time to take a more detailed look at the recommendation for this 
section. She stated it should be noted that in 2012, the City adopted the land use recommendation 
for Conservation Oriented Development, but at the same time offered a schematic plan depicting 
potential density recommendations for the Section, as well as Guiding Principles. 
 
SUB AREA 4: SECTION 34  
 
This undeveloped area bounded by 52nd and 60th Streets to the north and south, and Wing 
Avenue and Princeton Estates development to the east and west, has for many years been 
designated for some kind of residential development.  The area includes the precise plat for the 
extension of Breton Avenue south to 60th Street.  The 2012 Master Plan identified Section 34 as 
a potential candidate for residential Form Based Code in order to allow for smaller but better-
quality homes for the area. The 2012 plan also recommended higher intensity development near 
the intersection of 52nd Street and Breton Avenue extended, possibly including cottage retail, 
live-work units, or mixed used development.    
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Past Developments: 
In 2006 a 20 acre site on the north side of 60th Street west of Wing Avenue was developed for 
the Discovery Elementary School.  In 2007, the city approved a low density residential planned 
unit development called Bretonfield, a 102 acre site immediately east of the elementary school.  
Features of the development include: relatively small lots; interconnecting pedestrian trail; open 
space areas that preserve intermittent wetlands; incorporation of the first section of the Breton 
Avenue extension north of 60th Street; a density of 3.66 units per acre; non-motorized trail within 
the Breton Avenue right-of-way; and a grade separated crossing of the Breton Avenue at the Paul 
Henry Trail.   In 2018, another developer purchased 21 acres of land adjacent to Bretonfield for 
the construction of single family homes.  The most recent change to the area has been the 
reconstruction of Wing Avenue on the eastern edge of the area.  This long-overdue 
reconstruction project added a dedicated turn lane at 52nd Street, storm sewer, water main along 
Wing Avenue, and sanitary sewer for the area.  The Wing Avenue right of way also includes a 
two lane pavement, curb and gutter, and a potential future location for a non-motorized trail.  
 
Vacant land and future development: 
With the reconstruction of Wing Avenue in 2018, utilities are more easily accessible for the 
development of Section 34.   There are approximately 201 acres of land within the section that 
have the potential for new development.  The largest piece is the Heyboer farm located on the 
west side of the section, comprising approximately135 acres.  It is currently being farmed; the 
property is in fact a designated Centennial Farm.  The land abuts Princeton Estates to the west, 
and includes a number of farm buildings along 52nd Street.  Recent conversations with one of the 
property owners suggests a desire to develop the southern 82 acres into low density single family 
development.  However, this would likely not occur for another five years.  The balance of the 
site represents 52 acres of land that includes the farm buildings. In the short term, the family has 
indicated a desire to maintain the farm buildings.  In the long term, at least some of the 52 
remaining acres may be available for development.   It is unclear at this time whether the family 
would be interested in the designation of the property as a historic landmark, under the City’s 
historic preservation ordinance. 
 
The other significant remaining parcel of land in Section 34 is 66.4 acres in area.  It has recently 
been purchased by a developer. Preliminary plans suggest a mixture of single family detached 
homes along with attached condominiums.  Wetlands on the site make it advantageous to allow 
some cluster development in order to preserve these wetland areas or stands of trees.  The 66 
acre parcel includes the northern portion of the extension of Breton Avenue, including the 
intersection of Breton Avenue and 52nd Street.  At this intersection, the city’s 2012 Master Plan 
suggested higher density, cottage retail, live-work units, or mixed use.  While the 2012 Master 
Plan had designated most of Section 34 as Conservation Oriented development, a schematic plan 
for the section recommends low density residential with pockets of medium density residential 
dispersed throughout. 
 
Golder stated with the previous development they were looking at 5 units per acre a total of 320 
units. She stated Jack Workman purchased the 66.4 acres and found out he can’t put as many 
units on the property due to the wetlands. She stated Workman is interested in apartments, not 
really commercial and is trying to get back to the 5 units/acre density.  
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Golder stated there needs to be discussion regarding the non-motorized trail. She stated staff told 
Allen Edwin the City would put non-motorized trail on one side but the City didn’t require the 
developer to put sidewalk or trail on the other side. She stated we need to clarify the non-
motorized policy. 
 
Golder stated with respect to the Heyboer farm property, there is one family member that wants 
to live there but she doesn’t want a historic designation of the property.  
 
Golder stated in the last master plan update we had a graphic that discussed medium density 
residential on the 66.4 acres. There was also discussion regarding commercial on this property 
and row houses along the Breton Avenue frontage. She stated row houses may be an opportunity  
for Workman to have to achieve greater density. 
 
Fox stated he likes for that entire area to be low density but he is open to the option of a PUD to 
allow a limited amount of retail at 52nd Street and Breton Extended. He stated because Breton 
ends at 60th he does like sidewalks on both sides but it becomes awkward to have a sidewalk 
from 60th to the trail and just having it on one side from the trail to 52nd Street. 
 
Little stated he thinks you have to have sidewalks on both side or else you will have a 
maintenance issue, uncontrolled crossing on Breton. He also stated we are encouraging more 
people to walk and bike.  
 
Golder stated she stated we might say we don’t need sidewalks. Pemberton stated if we come up 
with something we have to be consistent. Benoit stated he has no problem but at what point will 
both sides be required.  
 
Golder stated the 2012 plan also highlighted Guiding Development Principles for Section 34. 
She commented that many of the principles may no longer apply. 
 

 Section 34 will utilize a form-based code or will be developed as a planned unit 
development to ensure that development in this area is walkable, livable, 
marketable, attractive and diverse. 

 
Fox stated there are certain ways that we can add some things to improve the appearance of the 
buildings such as changing the exterior surfaces. Golder stated there are some little things that 
can be done to get more quality. 
 
Benoit stated one thing you need to watch out for is for affordability. We are trying to provide 
affordable housing and the more things you require it’s going to bring the cost up. 
 
Fox stated if there are street interconnections to Princeton Estates we want higher quality 
materials or details to go into new housing in that area whereas the frontage on 52nd doesn’t 
require the same. Golder stated we can get some help from a consultant to identify features that 
would improve the appearance/quality of new housing. Golder stated as far as affordable it was 
never said that affordable had to be brand new housing. 
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The consensus of the commission was to retain the principle. 
 
 

 Development shall incorporate the concept of “lifelong communities” allowing 
different types of homes that address the different lifestyle needs of future residents. 

 
 
Golder stated we have discussed condominiums and single family homes. She stated she doesn’t 
know if we want to dictate that anymore. The ‘life long communities” concept was along the 
lines of Baileys Grove where you have an aging in place opportunity. 
 
Benoit stated the only distinguishing thing for the City as far as condominiums are concerned is 
they used to collect enough fees to take care of the roads. It is less of an impact on the City if 
public works doesnt have to plow the roads or maintain them. Golder stated most of the 
condominiums we have are on private roads and many condo associations don’t have the money 
to maintain the roads. Golder stated there was a time when the City was discussing taking on 
more private roads from a maintenance standpoint because the engineers were saying that is what 
our act 51 road money is for, the more miles of public roads the more money we get. Golder 
stated some of our site condominiums a public roads but most of our regular condominiums are 
on private roads, it could be either way. One of the reasons the developers want the private road 
standards is the setbacks are less. Since the setbacks are measured off the edge of pavement 
rather than the edge of the public right-of-way. 
 
Golder questioned if we want to strike the part about lifelong communities. The commissioners 
agreed to strike the principle. 
 

 As a Conservation Oriented Development, land will be set aside for open space for 
the use and enjoyment of residents.  This shall include village or neighborhood 
squares to provide open space in developed areas. 

 
Golder stated she thinks this is already and occurring so the conservation oriented development 
designation no longer needs to be stated. There was consensus agreement. 
 

 The trail system will connect to the Paul Henry Trail and to other non-motorized 
facilities outside the development. 

 
Golder stated she think this principle should be retained. There was a consensus agreement. 
 

 Connection to the City Campus and the Breton Avenue commercial area shall be 
encouraged. 

 
Golder stated we previously made a point of saying the commercial area that serves this part of 
the City is Breton and 44th Street, so we need to try to find ways to connect people to Breton an 
44th Street as well as the City Campus and the library and all the other amenities that are here. 
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street crossings should be easy to identify and safer to use. She stated the proposed guidelines 
include more discussions about safe street crossings and getting people from Section 34 to go 
down to Breton and 44th Street rather than having a lot of commercial development south of 52nd 
Street. 
 
Benoit questioned is she thinking of having houses backing up to 52nd Street. Golder stated what 
the developers were proposing apartments at 52nd Street and Breton Extended. Golder stated we 
previously discussed apartments or mixed use at this location. Golder stated if we are proposing 
some residential development close to Breton they would back up to 52nd.  Golder stated she 
doesn’t know how successful a commercial center or a stores would be at 52nd Street and Breton 
extended but we can consult with a commercial developer and see what they think. 
 
Fox stated in that area he thinks it is about retail because he thinks about what is in front of 
Baileys Grove. The ice cream shop didn’t do well because we are in Michigan and normally 3 
months you want ice cream. The liquor store is doing well. Fox stated it is about the use that 
goes into it. He stated Pizza Place and Jimmy Johns are doing well. He stated you also have to 
Brewery coming in. Sparks stated what about more residential because there is a need for that. 
Fox stated if you get an additional plaza like the one in front of Baileys right there at Breton then 
that increases the traffic to both locations.  
 
Benoit stated you wouldn’t want to put an office building there or even a little shopping center.  
 
Schweitzer stated if they come in with a RPUD up to 5% of the site area can be devoted to 
commercial use. 
 
Golder stated the speed limits are high on 52nd Street and the 4 Corners transportation consultant 
is studying how to slow traffic down including looking at a road diet. Schweitzer stated the 
consultant is focusing on the stretch of 52nd Street from Wing Ave east starting at Stauffer and go 
east. It is a 5 lane roadway right now the posted speed limit is 50 miles per hour. He stated the 
five lane street is over built there is more capacity there than what traffic is on there. He stated 
projecting into the future his sense is that it is going to be more than what we need. Schweitzer 
stated over time it may make some sense to take the excess capacity and look at a road diet.  
Golder stated part of the reason the 4 corner study is looking at this is all the employment that is 
happening south. How can we get them there without having to get in their cars. Discussion 
ensued. 
 
Fox stated there is a drastic difference in the flow of traffic on that end versus 52nd near Eastern, 
52nd near Eastern is always congested if we are go from that to that it sounds like a headache. 
Schweitzer stated we want to gauge if we want to take that drastic action. That’s why initially 
going to a shared use path alongside the roadway would be desirable.  
 
Golder stated she will work on refining the remaining principles. She suggested to the 
commissioners to read the principles sections and if they have anything else to let her know. 
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Fox stated in terms of transit he is thinking about a bus route on 52nd Street to accommodate 
increased job growth to the east and south. Schweitzer stated Kentwood will be hosting a 
meeting in mid-January. Amazon has approached the Rapid asking for some type of service out 
to their facility and there are other employers in the southeast area who have previously 
expressed the desire for transit services as well. The meeting will seek to develop a sense on how 
much interest there is, get an idea of how many employees and where they live. It may warrant 
consideration of some type of express service option 
 
Jones stated as this area develops more we need to be mindful of the need of people with visual 
or hearing disabilities. She questioned if we need articulated pavement at the ends of the 
crosswalks. Golder stated anything new we add definitely includes articulation. Discussion 
ensued. Jones stated she would like to keep that in mind as new developments come in and when 
the community grows we need to make sure that we are welcoming. Schweitzer noted that the 
pedestrian crossings along Breton Avenue as part of the road diet were articulated. 
 
Golder questioned with the Land Use plan whether we want to have any medium density 
residential along Breton Extended. She stated in the old plan there was discussion regarding row 
houses.  
Jones stated she would be in favor. Pemberton questioned what the speed limit would be on the 
stretch. Schweitzer stated speed limit have been based on how fast people want to drive. The 
State of Michigan maybe having second thoughts on reworking that legislation. Little stated this 
has been a controversial issue for quite some time and municipalities have been pushing back to 
set lower speed limits but Michigan State police are the ones in control. Pemberton stated if it is 
45 miles per hour on Breton Extended you are not going to want to live there. Little stated the 
thing to do in the initial design is to design it with some road diet features, something like 
medians. Benoit stated he knows a lot of developers that are getting away from townhouses 
because people want single family homes. Jones stated she thinks it is a good corner for it just 
because of Switch and there will be a lot of millennials working there and they are not as keen on 
single family homes as the older generation.  Jones stated having the option. There was 
consensus support of medium density residential along Breton Extended between the Paul Henry 
Trail and 52nd Street. The City owned property along the Paul Henry Trail set aside for a park 
would be designated park/open space and a limited degree of retail in the vicinity of 52nd Street 
and Breton Avenue would be allowable if the developer continues on a path of pursuing 
residential planned unit development zoning. Golder indicated that the area occupied by homes 
along the west side of Wing as well as the area immediately west again should be designated low 
density residential. 
 
MASTER PLANNING CITY OWNED 444TH STREET FRONTAGE, JEFFERSON TO 
MADISON 
 
Schweitzer discussed the North and South sides of 44th Street between Jefferson Avenue and 
Madison Avenue 
 
Schweitzer stated the City came in ownership of this property about 5 years ago. Kent County 
Road commission was the lead agency when the street was improved they were the ones that 
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acquired the ROW. After a few years they didn’t want to maintain that property it was given to 
the City with the condition that if the property is ever sold half the proceeds go back to the road 
commission. He stated they used Federal money to by the property and there is also a federal 
requirement that if there is any proceeds from it has to go back into road improvements. He 
stated we are looking at this property we hold and determine its use going forward. 
 
Initially, intern Bale went through a review and it didn’t appear that there were any connections 
left to hook into water and sewer on the vacated properties. He stated it initially appeared that the 
water and sewer was in the middle of the road. Schweitzer stated when intern Kilborn came on 
he revisited the same issue and spoke again with the Engineering office and the existence of 
leads was confirmed. Schweitzer displayed photos of the 8 properties with the sanitary sewer 
leads. He stated you can get 8 single family lots in terms of land area and public utilities 
available to those. He stated on the north side where more ROW was taken the lots are not as 
deep but they are wider. This would suggest a home design having the living space in the back. 
He stated with the exception of one lot there will be enough width there to enable placing the 
house and garage next to each other and still get a separation from the street. He stated on the 
south side of the lots are relatively deeper but because of the limited water and sewer leads we 
are looking at 3 lots. 
 
Schweitzer stated we are now looking at better flexibility. A number of alternatives can be 
considered, and comparison sites may illustrate forms of residential development that may be 
desirable.  
 
1. Maintain R1-D Zoning Designation: The proposed parcels meet the minimum lot 

requirements for the current R1-D single-family residential district. This would not require 

changing the future land use map, as the parcels are currently designated as low-density 

residential. This alternative would also satisfy the city’s desire to decrease the amount of 

rental housing within the city, as development would be limited to single-family 

residences. This option may hinder efforts to create TODs within the city however, as the 

site is located one block east of a Silver Line BRT station along Division Avenue.  

 

The consensus of the commission was that traditional single family homes along this 

particular stretch of 44th Street was not desirable given the lot dimension and utility 

constraints. 

 
2. Rezone the parcels for R2 Two-family Residential: This option would allow for the creation 

of two-family residences such as those found along other major arterial roadways such as 

Kalamazoo Avenue or Eastern Avenue. Lots 3 and 4 would not meet the minimum required 

lot size for the R2 designation but could be combined to satisfy the requirement. This 

would require amending the future land use map to allow for medium-density residential 

along the corridor. This would allow for more residential units along the corridor while 

increasing the diversity of housing types offered within the city, an objective stated in the 
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city’s Master Plan. These units may be popular with elderly residents and young families in 

the future, as proximity to transit options coupled with surrounding single-family 

neighborhood characteristics may be desirable.  

 

There was limited support for this option. 

 

3. Rezone the parcels for R3 Multi-family Residential: This option would allow for the 

creation of multi-family residential structures along the corridor. This would allow for a 

mixture of single-family, two-family, and multi-family residences with a maximum of 7 

units per acre. Lots 3 and 4 would need to be combined in order to meet the minimum lot 

requirements. In efforts to reduce the number of rental units, a condominium 

development could be encouraged. This designation would require amending the future 

land use map, changing the future designation to high-density residential. Although this 

would satisfy the desires to develop TODs within the city, current residents of surrounding 

neighborhoods may oppose this form of development as they may see it as nonconforming 

to the surrounding low-density residential area.  

 

There was limited support for this option. 

 
4. Acquire 330 44th Street Parcel, Rezone for R-PUD: This option would require the 

acquisition of 330 44th Street, currently owned by Two Sisters Empire LLC. This would allow 

for the parcels south of 44th Street to be combined, creating a single lot of 89,713 square 

feet (2 acres). Potential development of the site could include townhouse-style residences 

with access to a rear alley to the south.  

 

There was some support for this option. 

 

 

Schweitzer stated once they decide on what option to take and because the City owns the 

property, there may be opportunity to include some deed restrictions to look at whether 

or not the garage is forward or further back.  

 

Jones questioned how the one parcel between lot 6 and 7 wasn’t acquired by the road 

commission. Schweitzer stated it appeared that this particular property owner looked 

upon it as an investment property.  

 

Schweitzer questioned what would be the preferred option. Benoit stated he likes the 8 
separate lots. Jones stated she likes the R2 option. Pemberton stated he would like to see 
more flexibility so somebody can come in and develop. Pemberton stated he doesn’t think 
you are going to see low density residential, too much traffic. He stated he thinks we will see 
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a higher density of some kind. Fox stated he likes the idea of joining lots. Fox stated lot 1 
could be a park because it is a corner lot. Fox stated based on the houses that are there and 
the rising construction cost for low density residential constructing  8 new houses will be out 
of character with the rest. Jones stated having something that would indicate restrictions that 
the driveways would have to be towards the back.  
Schweitzer stated since the City owns the property we could make a deed restriction or put in 
a PUD so that we have more flexibility or gives the developer more flexibility. Institute some 
design standards dealing with driveways, the location of parking.   Discussion ensued. 
 
Little stated he doesn’t think single family is appropriate for this area he does like the R2. To 
drive down 44th and see parking lots in front of the buildings isn’t very appealing. He stated 
even if it’s a duplex or a fourplex and it has parking behind with the nicer part of the 
architecture out on the street. But he doesn’t see single family. He stated he wouldn’t buy a 
single family home on 44th street. 
 
Holtrop suggested reaching out the local developers to seek their perspective on the City 
owned 44th Street property. 

 
2. Commissioners’ Comments 

 
Sparks thanked her family and the Board and stated this will be her last meeting since she has 
been elected to the Kent County Board of Commissioners. Thanked the staff for the fine job that 
they do. 
 
Pemberton and Benoit wished everyone a Merry Christmas. 
 
Holtrop questioned if there was anything more on the development or on the pond on 52nd Street. 
Schweitzer stated the applicant is stepping back and going to resubmit under a PUD. There is a 
private road design issue that is going to have to be addressed in the review as well. 
 
Little stated he attended the Christmas tree lighting it was very cold and interesting. Wished 
everyone a Merry Christmas. Wished Commissioner Sparks good luck as our next Kent County 
Commissioner. 
 
Fox wished everyone a Merry Christmas and Happy New Year and best wishes to commissioner 
Sparks. 
 
Jones wished everyone a Merry Christmas and thanked the commissioners for all their hard work 
this year. She questioned if we have any commissioners in mind for the vacant seats. Schweitzer 
stated the Mayors office realizes there are two openings. The City Commission will be 
interviewing to fill the vacant City Commission seat and they may consider drawing from the 
pool of candidates to fill the planning commission seats.  He stated we may not know until 
January 2019 
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Jones stated 6pm Thursday, December 13, 2018 the East Kentwood High School Freshman 
Campus. Kent County strategic plan community listening session. All are welcome to take part. 
 

3. Staff’s Comments 
 
Golder, Schweitzer, Pung and Collier wished Sparks Good Luck as new the Kent County 
Commissioner.  
 

 
L. Adjournment  
 

Motion by Commissioner Benoit, supported by Commissioner Fox, to adjourn the 
meeting. 

- Motion Carried (7-0) – 
- Kape absent - 

 
Meeting adjourned at 8:45pm 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 
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