
APPROVED MINUTES OF THE REGULAR MEETING 

OF THE KENTWOOD PLANNING COMMISSION 

SEPTEMBER 10, 2019, 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, Catherine Brainerd, Garrett Fox, Dan Holtrop, Sandra 

Jones (arrived late), Mike Pemberton, Darius Quinn  

Members Absent: Ed Kape, Timothy Little,   (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 Quinn, to excuse Kape, Little and Jones from the meeting. 

 

- Motion Carried (7-0) – 

- Jones, Little and Kape absent - 

 

D. Approval of the Minutes and Findings of Fact 

 

Motion by Commissioner Pemberton, supported by Commissioner Quinn, to 

approve the Minutes of August 27, 2019  
- Motion Carried (7-0) – 

- Jones, Little and Kape absent - 

E. Approval of the Agenda 

 

Schweitzer added Case#28-19 – CityLine Apartments – Rezoning of 3.28 acres of land from R2 

Two Family Residential to FBC Form Bases Code Located at 5090 Division Ave SE to the 

agenda under new business. 

 

Motion by Commissioner Benoit, supported by Commissioner Brainerd, to approve the 

agenda for the September 10, 2019 meeting with addition noted.  
 

- Motion Carried (7-0) – 

- Jones, Little and Kape 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#21-19 - Clark at Keller Lake Independent Living – Final Site Plan Review of a PUD Phase 

Located at 2451 Forest Hill Ave SE 

 

Golder stated this is a 26 acre site. She stated they are proposing 70 independent living type units 

that is part of the continuum of care that Clark has and spread within 4 buildings. She stated on 

the south side of the overall site there exist 23 independent units, Windsor Manor and Oxford 

Manor.  

 

Golder stated what is being proposed are 4 new buildings consisting of 40 beds. Buildings 1 has 

23 units, building 2 has 17 units, building 3 has 12 units and building 4 has 18 units. She stated 

the units range from 980 square feet to 1,510 square feet. Golder stated during the staff review 

the applicant indicated that building number 4 may not be built. She stated the total square 

footage, with all the ancillary uses that they are proposing, is 170,000 square feet that includes 

dining, recreation and office.  

 

Golder stated they also show a phase 2. This has been discussed as being the assisted living, but 

that will be another project and another major change to an approved site plan. She stated we 

don’t have enough detail but they wanted to give an indication of what might come in the future. 

 

Golder stated with respect to parking, 150 parking spaces are required. They have some 

underground parking. They are providing 140 spaces, some of which is underground parking, 

then the other 10 would be deferred parking on the site.  

 

This issues with the preliminary plan were tree removal and trillium but they had an expert out to 

the site that removed the trillium and replanted it elsewhere.  

 

She stated in phase 2 there was a concern about keeping the road in the correct alignment. She 

stated the recommendation was to keep the road at 24 feet wide. The applicant rather not do it at 

this point. The Engineering and Fire Department are neutral, 18 feet is what they desire. 

 

Golder stated the dumpster location has a lot of landscaping and screening. 

 

She stated regarding fire issues, her recommendation states they have to get fire department 

approval. The applicant is hoping by showing they can reach various parts of the building from 

the driveways and have the ability to get the fire trucks into the lanes, that they will get approval 

from the fire department. She stated however, in the end the fire department has to approve the 

site plan. 

 

Golder stated the recommendation for the final site plan is for conditional approval dated 

September 5, 2019 as stated in her memo: 
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1.The use shall be consistent with the PUD statement dated August 2, 2019. 

 

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.The sidewalk along the southern access driveway to the garage under building 2 shall be 

relocated so as not to align with traffic bollards. 

 

4.Somerset Driveway will be widened to 24 feet from the Forest Hill entrance to the new access 

driveway serving buildings 1-4.  

 

5.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. 

 

6.Compliance with the City Engineer’s memo dated August 19, 2019. 

 

7.Review and approval of the site plan by the Kentwood Fire Department. 

 

8.Final approval of building elevations. 

 

9.Final approval of the landscaping plan and lighting plans for the site.  The lighting plan shall 

include any proposed lighting on proposed buildings.  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. 

 

Cheryl Scales, Progressive AE was present. She stated she doesn’t have any objections to any of 

the recommended conditions. However, she would like for them to consider keeping the 18 foot 

wide road as opposed to widening it to 24 feet. She stated to widen the road, they would have to 

take close to 10 feet of nice heavy trees in that area. She stated they would like to keep that 

buffer. She stated there was discussion about if or when they did phase 2 they would look at 

moving that entry road to meet the Kentwood standard and then making the remainder a fire 

lane. She stated every unit will have an underground parking space. She stated they would have 

very sporadic traffic on that road. 

 

Holtrop opened the public hearing. 

 

There was a letter submitted from the Forest Meadow Condominium Representative Mark 

Daneman. They expressed concern about what is going to happen during the period of 

construction. They are concerned with the construction traffic and they want that paved as soon 
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as possible to make sure the construction trucks wheels are clean. He stated they are happy with 

the dumpster although they think it could be in a better location. He stated they want to protect 

the wetland. He also stated they haven’t seen anything about lighting and signs. He stated they 

are opposed to the future development.  

 

Sharon Brinks 1792 Forest Lake Dr. was also present. She stated Clark has been responsible and 

valuable. This is going to be a first class operation and a tax payer base. She stated she is in favor 

of the narrower streets of the project. She stated she will be a resident here. 

 

Motion by Pemberton, supported by Benoit, to close the public hearing. 

 

- Motion Carried (6-0) – 

- Kape, Jones and Little absent – 

 

Brainerd stated there was discussion during the work session about putting in a two year 

landscape warranty. Golder stated that would be part of the landscaping review and she wouldn’t 

want to put a limit on that.  She stated it wouldn’t hurt to put it in the recommendation that if 

landscaping dies it will be replaced as needed, but not a limit.  Brian Pangle, President of Clark 

stated they have their residents best interest in mind. They are going to keep the property looking 

as nice as possible. Brainerd questioned the berm. Pangle stated the only concern that he has 

about putting a berm in, it will remove trees that are already there. Pangle stated they don’t want 

to remove trees that could be providing sufficient blockage and he isn’t certain that there aren’t 

any utilities. That may be an issue. Pangle stated they want to be careful about not increasing 

their cost to have to remove utilities and trees to put a berm in. He stated they respect their 

neighbors and want to make sure their view is satisfactory if not better as well. He stated they 

will be keeping all the trees along the north side 

 

Benoit stated the street lighting will be taken care of, you will see a light but it won’t be shining 

onto their property. Benoit stated as far as the road he is good with 18 foot wide road as long as 

fire is good with it, they will be the ones using it the most. 

 

Quinn suggested moving the dumpster and generator to the north end and questioned what is 

their opposition. Pangle stated it is within close proximity to their kitchen and dining services 

area. Pangle stated the dumpster is also in an area that will be easily accessible for waste 

removal, recyclables etc. That was the best place to locate it. Pangle stated they will landscape it 

well so that it doesn’t go onto more property and disturb it.  

 

Pemberton stated the project looks good. 

 

Fox questioned how many trees they are taking down. Scales stated a lot but they are also 

replacing a lot to make up for that. Fox stated he is in favor of the 24 foot road it is about 

visibility with the curvature of the road and it lends itself to a wider road. Fox questioned will 

residents take their own trash out. Pangle stated there is a collection point in the building and 

then staff will take it out. 
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Motion by Benoit, supported by Pemberton to grant conditional Approval of the site plan 

dated September 5, 2019 for Clark Retirement Community Final Site Plan Review of a 

PUD Phase as described in Case No. 21-19.  Approval is conditioned on conditions 1-9 and 

basis point 1- 6  striking condition 4 and replacing it with “landscaping that dies must be 

replaced” as described in Golders memo dated September 4, 2019. 

 

- Motion Carried (6-0) – 

- Little, Kape and Jones absent -  

 

Case #22-19 – Community West Credit Union – Final Site Plan Review of a PUD Phase – 5798 

Broadmoor Ave SE 

 

Golder stated the request is for the approval of a proposed 18,900 square foot, two story building 

to be used as a credit union with a drive through on 4.12 acres that is currently vacant.  

 

She stated Roskam changed their plans so their truck traffic are not backing up on Patterson 

Avenue. That helped clear up an issue highlighted on the preliminary site plan approval.  

 

She stated a recent study undertaken by the Four Corners Group (Kentwood, Cascade Township, 

Gaines Township and Caledonia Township) makes recommendations for the accommodation of 

non-motorized access along Broadmoor Avenue, especially given the location of future hotels, 

multiple family and commercial uses.  Given that, MDOT envisions the widening of Broadmoor 

Avenue between Patterson north (Cascade Township) and Patterson Avenue South (City of 

Kentwood), it is recommended that any non-motorized path be placed on the outer edge of the 

right of way in order to allow room for additional travel lanes.  Further, the study recommends 

that, if possible, a landscape buffer is provided between the non-motorized trail and the travel 

lanes.  The recommendation of the Four Corners study requires the construction of a non-

motorized path at the edge of the right of way and a 6-10 foot landscape buffer.  The 

recommendations of the Four Corners Study also dictate that the path connect to the parking lot 

proposed for the credit union. She stated this is a great opportunity to get the path in.  

 

Golder stated City staff met with MDOT staff and they indicated they secured money for 

widening Broadmoor between Patterson to the north and Patterson to the south in 2021. They are 

going to add another lane between those two streets of Patterson as a widening project. They will 

have a dedicated right turn lane and that will make it impossible for them to do that non-

motorized trail within the current ROW. The 4 corners study addresses this as well as the desire 

to have the option to secure an easement on the private property to allow for that non-motorized 

trail. The applicant is showing that on their plan. She stated we are asking 15 feet for grading. 

She stated Patterson is controlled by the Kent County Road Commission and we have asked 

them to look at the sidewalk. They asked that the sidewalk be moved to the standard location 1 

foot off of the ROW.  

 

Golder stated she is recommending approval for reasons stated: 

1. Applicant shall provide a public easement for the non-motorized trail as portrayed on the 

site plan dated September 5, 2019.  The easement shall be in a form approved by the City of 
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Kentwood and Michigan Department of Transportation (MDOT).  The applicant shall also 

provide the City and MDOT information on grading, landscaping, and utilities for the credit 

union site within and along the Broadmoor Avenue right of way to aid in the engineering of the 

non-motorized trail. 

 

2.Compliance with the City Engineer memo dated August 13, 2019, and Kentwood Fire Marshal 

memo dated August 20, 2019. 

 

3.Approval by the Kent County Road Commission of the proposed Patterson Avenue sidewalk.  

  

4.Final approval of the final landscaping and lighting plans for the proposed credit union.  The 

credit union landscaping plan shall be in compliance with the requirements of the current PUD 

Development Agreement Sections 3 B and C.  

 

5.Staff approval of final credit union building elevations. 

Gary Tamminga, Director of Facilities for Franklin Partners, Matt Regler, designer and Nate 

Tory with FTCH were present. He stated they plan on complying with this the biggest thing is 

that MDOT was going to do his 4 corner enhancement with the non-motorized trail so the intent 

is to incorporate that into this site.  

 

Holtrop opened the public hearing. 

 

There was no public comment. 

 

Motion by Benoit, supported by Brainerd, to close the public hearing. 

 

- Motion Carried (7-0) – 

- Little and Kape absent –  

 

Fox questioned if they will have any building signage on the Broadmoor side of the building. 

Regler stated there is some signage shown on the exterior elevations at the north side of the site 

facing Broadmoor and also on the southwest facing Patterson. Regeler stated and there is a 

monument sign at Broadmoor and Patterson and one directional sign. Fox questioned if they are 

ok with moving the sidewalk. Tory stated they are currently looking at two options. 

 

Holtrop questioned if it is a sidewalk or non-motorized trail on Patterson. Golder stated it will be 

a sidewalk on Patterson that will intersect the non-motorized trail at Broadmoor. 

 

Pemberton, Quinn, Benoit, Jones, Brainerd stated this is a good project. 

 

Motion by Pemberton, supported by Brianerd, to grant conditional approval of the site 

plan dated September 3, 2019 for Community West Credit Union as described in Case No. 

22-19.  Approval is conditioned on the on conditions 1-5 and basis point 1- 5 

 

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

 

Case#23-19 – Bretonfield Preserve Phase 4 – Final Site Plan Review for a PUD Phase Located 

at 2685 60th Street;  

 

Case#24-19 – Bretonfield Preserve – Tentative Preliminary Plat Located at 2685 60th Street SE;  

 

Pung stated this will be the 4th phase of the Bretonfeld Preserve which would be the 5th phase of 

the overall PUD. He stated this is 15 acres with 34 lots. He stated it is consistent with the PUD 

phase.  

 

Pung stated there were no issues at the staff review. However, there was discussion about 

running their sanitary sewer up the future Breton Avenue alignment. They may also have to put 

in a 20 foot wide gravel drive to provide access until Breton Avenue is put in. Pung stated he has 

inquired how to phase Breton Avenue extension and at this point the applicants don’t want to go 

that far with the cost. They are putting in a lot of money just to extend the utilities. Pung stated at 

the staff work session when they come in, they may end up combining phases 5 and 6 and at that 

point they will put in that portion of Breton Avenue.  

 

Dan Larabel, Westview Capital Allen Edwin Homes was present. He stated they hope to 

construct phase 3 and 4 possibly concurrently. He stated the cross country sanitary sewer will be 

a big undertaking. Larabel stated they are having a hard time staying ahead of the sales.  

 

Jones questioned the timeline for construction for this phase. Larabel stated it would be next 

summer, but if it could happen sooner they would take the opportunity. Larabel stated right now 

they are focusing on phase 3 construction plan and getting those ready as soon as possible. He 

stated perhaps it could happen this winter but next summer you will see a road and possibly 

phase 4. He stated you would see a road next summer as well.  

 

Fox questioned the square footage on the units. Larabel stated low end, 1,500-1,600 square feet, 

ranging up to 2,000 square feet for a two story.  

 

Case#25-19 – Holland Home Breton Woods – PUD Rezoning from C4 Office & R1-C Single 

Family Residential to RPUD-1 High Density Residential PUD and Site Plan Review Located at  

2495, 2505 & 2535 – 44th Street, 4364 Breton Avenue 

 

Case#26-19 - Holland Home Breton Woods – Special Land Use Adult Caring Institution and 

Special Land Use Adult Caring Institution and Modify Cross Access Requirements and 

Associated Development Agreement – Located at 2495, 2505 & 2535 – 44th Street, 4364 Breton 

Avenue 

 

Golder reviewed the Breton Woods development that exists today. She stated the current zoning 

of the additional land area is C4 Office & R1-C Single Family Residential and all are Master 
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planned for commercial use. She stated this is not consistent with the Master Plan but the 

upcoming Master Plan update incorporate the proper change 

 

Golder stated there are a couple of issues; this requires a 30 foot rear yard setback as per the 

PUD. A couple of years ago we gave them the option to either get a zoning board variance or to 

move the lot line. They chose to move the lot line.  

 

Golder stated the other issue is the drive access. The city engineer felt like there is not enough 

room to transition from the proposed driveway to make it over to the turn around within the 44th 

Street median, so they did not approve that exit from the site. At the staff work session they said 

the reason they want that is they have a vehicle that goes out and picks up people and brings 

them to the store. We suggested that they put a fire lane in so they can turn around within the 

site. Their new plans will show that.  

 

Golder stated the other issue is the reciprocal access easement along the frontage of the Breton 

property. Staff is looking for the planning commission’s action to release a condition of approval 

that has to do with the Carestone property. Schweitzer stated what wasn’t taken into account, 

back in 1999 was the extent of wetland at 4352 Breton Avenue. There was discussion back then 

and it included a condition that said once there is a connection made, that the driveway would be 

eliminated. A lot of changes have taken place and we have checked with engineering, fire and 

planning. Looking back at the 1999 requirement it had good reason to be there, but changes have 

taken place since then that we feel it’s no longer necessary to close this driveway. He stated we 

would need a separate motion planning commission action on whether or not to rescind that 

driveway closure condition.   

 

Doug Stalsonburg, from Excel Engineering was present. He stated they got rid of the proposed 

2nd driveway out to 44th street 

 

Fox questioned how many jobs  he is looking to add. Stalsonburg stated about 5 staff members 

during the day and 2 at night 

 

Pemberton stated if all the details can be worked out on the ingress and egress he is ok with this. 

He stated it makes total sense to do away with the requirements. 

 

Jones, Brainerd and Holtrop concurred with Pemberton. 

 

J. New Business 

 

Motion by Benoit, supported by Fox, to set a public hearing date of October 8, 2019, for: 

Case#27-19 – Nabe Nano LLC Microbrewery – Special Land Use and Site Plan Review for 

Commercial Enterprises producing Merchandise on the Premises; Case#28-19 – CityLine 

Apartments – Rezoning of 3.28 acres of land from R2 Two Family Residential to FBC Form 

Bases Code Located at 111 52nd Street  

 

- Motion Carried (7-0) – 
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- Kale and Little absent - 

K. Other Business 

 

1. Master Plan Discussion 

 

Schweitzer gave a brief update. He stated we are in the process of contacting the property owners 

associated with the specific site land use changes reviewed the past two years as well get final 

comments for section 34 and section 13 and assemble all the discussion we have had. He stated 

we are sending letters out to ask the property owners to get back with us. He stated October 22 

we are going to have another Open House before the Planning Commission meeting starting 

around 6pm.  

 

Schweitzer stated Quinn and Kape have been serving on the Park and Recreation Advisory 

committee. He stated we have adopted a non-motorized plan in 2017. The Advisory Committee 

is coming up with a prioritization of what park improvements that should be undertaken where 

and when. He stated it would be beneficial prioritize projects for the trail development.  

 

Discussion ensued. 

 

2. Commissioners’ Comments 

 

Pemberton stated he will not be at the September 24, 2019 meeting. 

 

Brainerd stated the food truck event will be this weekend. 

 

3. Staff’s Comments 

 

Golder stated there will be an Open House at Branns Thursday, September 12, 2019.  

 

L. Adjournment  

 

Motion by Commissioner  Benoit, supported by Commissioner Brainerd, to adjourn 

the meeting. 
 

- Motion Carried (7-0) – 

- Kape and Little absent - 

 

Meeting adjourned at 8:50p.m. 

 

 

     Respectfully submitted, 

 

     Ed Kape, Secretary 


