
APPROVED MINUTES OF THE REGULAR MEETING 

OF THE KENTWOOD PLANNING COMMISSION 

APRIL 9, 2019, 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, Catherine Brainerd, Garrett Fox, Dan Holtrop, Sandra 

Jones, Ed Kape, Timothy Little, Mike Pemberton, Darius Quinn  

Members Absent: NONE 

Others Present: Community Development Director Terry Schweitzer, Economic 

Development Planner Lisa Golder, Senior Planner Joe Pung, Planning Assistant Monique 

Collier 

 

D. Approval of the Minutes and Findings of Fact 

 

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

Minutes of March 26, 2019 and the Findings of Fact for: Case#13-19 Structures and 

Improvements Plan July 1, 2019 - June 30, 2025 

 

- Motion Carried (9-0) – 

 

E. Approval of the Agenda 

 

Motion by Commissioner  Pemberton, supported by Commissioner  Brainerd,                             

to approve the agenda for the April 9, 2019 meeting.  
 

- Motion Carried (9-0) – 

 

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

 

There was no public comment. 

 

G. Old Business 

 

Case#12-19 – Patterson Avenue Auto Sales – Special Land Use and Site Plan Review for 

Indoor Vehicle Sales Located at 4581 Patterson Ave SE (Applicant has requested 

tabling until May 14, 2019) 

 

H. Public Hearing 

 

There were no Public Hearings 
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I. Work Session 

 

There were no Work Sessions 

 

J. New Business 

 

There was no New Business 

 

K. Other Business 

 

1. Master Plan Discussion 

 

Golder discussed the master plan designation for 60th and Kalamazoo. She stated on the east side 

the PUD zoning is still in place but on the west side we want to clarify. She stated we are 

recommending the Tom Thompsons to be medium density residential and then commercial for 

the balance south to 60th Street. She stated our last Master Plan update we had the property as 

mixed use. However, we are trying to get rid of mixed use land use designation because it is not 

really working out well for the City. 

 

Golder stated there was recent LUZ committee discussion with the owners of the property on the 

northwest corner of 60th and Kalamazoo of adult foster care. She stated they could go for a 

mixed use PUD in the future which will allow a certain amount of residential use and will cover 

if they do come through with an adult foster care. She stated we are looking at the language and 

having guiding principles for the west side and the east side of 60th and Kalamazoo.  

 

She stated we are going to have an open house for all the property owners and surrounding 

properties and let them know we are recommending changes to the Master Plan.  

 

Benoit questioned if we were rezoning the property or just changing it in the Master Plan. Golder 

stated we are just considering changing the Master Plan land Use designation at this time. 

 

Pemberton expressed concern if the Thomson property no longer had a commercial land use 

designation whether it would preclude a dentist office on the site. dentist office would want to go 

there they couldn’t. Golder stated under the current R1-C zoning they could get a special land 

use for that use. Pemberton stated he wants to make sure we have lots of options for people. 

 

Schweitzer stated when Thomsons rezoning request was denied he had a meeting with Thomson, 

his Attorney and the Mayor and discussed what their options were. Schweitzer stated it was his 

impression that Thomson thought medium density residential has more flexibility and more 

opportunity than the current single family residential zoning. Schweitzer stated it would open up 

the range of what he can do. 

 

Fox questioned the current status of the northeast corner of the intersection. Golder stated we 

haven’t changed anything about the guiding principles on those properties. 
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Holtrop stated in the last sentence in the development concept for 60th and Kalamazoo it says the 

vacant commercial property on Kalamazoo. He stated we determined it is a residential property 

and it is not vacant, there is a home on it.  

 

Schweitzer discussed additional areas of the Master Plan that were previously dedicated for 

mixed use residential/commercial or mixed use residential/office and a couple properties we 

didn’t catch: 

 

**The tract of properties the north side on 28th Street west of Patterson dominated by Carmax 

and Residence Inn is currently designated for mixed use commercial/residential. He stated those 

are the two developed portions of the property. He stated the property off to the east of 

Residence Inn is wetland/low land and will remain as it is. He stated there is a vacant part of the 

property that is part of this tract. That is going to be the parking lot for Coopers Hawk 

Restaurant. That will be developed as commercial use to support the restaurant and the frontage. 

He stated there is a small piece of property where the planning commission considered for a 

hotel site but that project went away. He stated rather than maintain that classification we would 

consider going from mixed use commercial and residential to be reclassified for commercial 

development. The commissioners agreed and thought it made sense. 

 

** Schweitzer discussed the Woodland Mall area. He stated it is zoned and master planned for 

commercial use. He stated along  to the west Ridgmoor Drive that runs north off of 28th Street on 

both sides it is zoned R2. Further to the west it is zoned R3. He stated there are a number of 

apartments, attached condos and duplexes that are Ridgecroft. He stated in the future land use 

plan there is high density residential and medium density residential along the west side of 

Ridgemoor and the east side of Ridgemoor over to woodland mall designated for mixed use 

residential and commercial. Schweitzer stated we are seeing a trend of many mall properties 

either go away and replaced by residential or they find revitalization by introducing more 

concentration of residential in the immediate vicinity. He stated staff has had the conversation 

with the owners of Woodland Mall and they have no interest in the property.  

 

Schweitzer stated staff is suggesting to change the mixed use back to medium density residential 

to match up with the west side of Ridgemoor. Commissioners agreed to designate it medium 

density residential and not mixed use. Fox stated on Ridgmoor he is ok to increase the density, 

however on Ridgecroft he wouldn’t want to increase the density because as you go north all of 

the land use is low density single family use. Schweitzer stated it is fully developed and to go 

any denser it would be a matter of redevelopment. Fox stated he would stand against going 

higher density than what it currently is just because of the impact that he feels it would have on 

the rest. He stated because that is a culdesac that doesn’t come to 28th Street. Schweitzer stated as 

we move forward and have the open house we can get a little more detail as far as what the 

density is along Ridgecroft to get a better idea. Discussion ensued. 

 

Schweitzer discussed the Kalamazoo Avenue and 52nd Street the northwest quadrant. He stated 

the tract of land included northwest quadrant of a vacant lot and 3 single family residential 

properties frontage 52nd Street as well as 3 properties fronting Kalamazoo. He stated the existing 

commercial zoning extends from and along Kalamazoo Avenue through to the vacant lot. The 
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rest is zoned R1C single family residential. The current plan for this tract of land is mixed use 

commercial residential. Schweitzer stated looking at it in terms of the mass of the properties it 

made since in 2012. He stated we have recently taken a closer look, part of the property appears 

to be low wetland area. He stated the capacity for redevelopment to allow for the medium 

density residential diminishes a great deal. This low area is on the rear portion of the three single 

family homes. Staff is suggesting to maintain a commercial land use designation along the 

frontage of Kalamazoo as well as the vacant lot on 52nd Street low density residential would be 

the recommended designation for the balance and that would be consistent with the existing R1C 

zoning. He stated this is another area where mixed use doesn’t seem like a good designation. He 

stated it would be better to go to low density residential and maintain the commercial 

classification along the frontage. Pemberton questioned if low density could include duplexes. 

Schweitzer stated it could. 

 

** The next property reviewed wad the southeast quadrant of 52nd and Kalamazoo Avenue. 

Schweitzer stated this is a very tight area. He stated for a number of years this property was 

occupied by a bank. When the bank left the building was taken down and the property has been 

vacant since. It has been zoned office for a long time.  

 

Schweitzer stated a development group called Linc assisted with a design charette several years 

(as part of the 2012 Master Plan Update) and for this property was for some type of commercial 

office or retail development right on the corner. The recommendation for the vacant lot fronting 

52nd Street was residential, maybe a 3-4 unit building. Schweitzer stated we there is a zoning 

classification which is C5 neighborhood commercial and it has a reduced array of allowable 

commercial uses. Given this particular site the advantage of this C5 zoning is that it has lesser 

building setbacks off of the arterial frontage. He stated we feel that may be a reasonable way to 

make use of the property.  

 

Fox questioned the setbacks. He stated we wouldn’t want a building too close to the corner that 

would obstruct view. Golder stated the ordinance requires a minimum 15 for that setback. 

Schweitzer stated one of the aspects of the recommendation was to develop an open plaza on the 

corner. Schweitzer stated that would be responsive to Fox’s concern about the clear vision at the 

property, but at the same time as you go away from the corner that would allow those buildings 

to be placed closer to the frontages again. Schweitzer stated if we were to change the designation 

to commercial we would put a lot of the same narrative that is in the current plan in terms of the 

low impact and limited traffic generation associated with the use in there. Schweitzer stated C5 

zoning might be able to create a fit for that. Schweitzer stated instead of master planned for 

office, it would be master planned for retail with a narrative detailing the limitations.  

 

Pemberton questioned if this corner could be rezoned to a modified formed based corner. Golder 

stated the intent of C5 zoning is form based before we had form based code to allow for the 

lesser setback. However nobody took advantage of it, right now there is nothing in the City 

zoned C5.  

 

Fox stated he is open to changing the zoning however if we do, we need a strong narrative. He 

stated if he were living in Princeton Estates, immediately adjacent to this  property, he would be 
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against it. Fox stated we would have to require some heavy screening as part of any site 

development.  

 

** Schweitzer proceeded to review his memo concerning the non-motorized facilities plan. He 

suggested that the Planning Commission consider adopting the non-motorized facilities plan as 

an element of the master plan. He stated he listed some modifications to the current plan that 

may be desirable.  

 

•Plan for a 5-foot-wide sidewalk on the west side of Wing Avenue from 52nd Street to 

60th Street.  The sidewalk would be located within the path of the public watermain that 

was installed as part of the 2018 reconstruction of the roadway. 

•Eliminate the proposed loop of a shared use path along the south side of the former 

landfill west of Breton. 

•Plan for sidewalk on both sides of 52nd Street, Division Avenue to Kellogg Wood Drive. 

•Plan for sidewalk along both sides of Wingate Drive, Shaffer Avenue ¼ mile west. 

•Plan for sidewalk along both sides of Radcliff, 28th Street to 29th Street. 

•Plan for bike lanes/shared lanes/shared use path along the 52nd Street Corridor Trail, 

Stauffer Avenue to Plaster Creek Trail 

•Add note of 5-foot-wide extension of sidewalk planned from Cavalcade Drive east to 

Spaulding Avenue. 

•Add a note of a planned non-motorized facility from the intersection of Hall and 

Patterson north to Cascade Road along Argo Avenue 

•Note the upcoming installation of public sidewalk along both sides of Gerda Street, 

north and west off from Rondo Street 

•Note the upcoming installation of public sidewalk along both side of Pinetree, Gentian 

to 60th Street. 

•Note installation of remaining sidewalk on both sides of Alyssum Drive and Breezefield 

Drive in the Wildflower Creek subdivision located north of 52nd Street, west of East Paris 

Avenue. 

•Note installation of sidewalk on the south side of 50th Street, Blaine Avenue to Fuller 

Avenue 

•Note installation of sidewalk on both sides of Andrew Street, Kalamazoo Avenue to 

Mapleview Street 

•Note installation of sidewalk on both sides of Rondo Street, Ash Avenue to Andrew 

Street 

•Note installation of sidewalk on both sides of Ash Avenue, Rondo Street to Andrew 

Street 

•Note installation of sidewalk on the south side of Embro Drive, Stauffer Avenue to Old 

Farm Park 

•Note installation of sidewalk on both sides of Quaker Hill Drive and Quaker Hill Court, 

within the Woodbury Center Plat located south of 44th Street, East of Shaffer Avenue 

•Note installation of shared use path along west side of the first 600 foot extension of 

Breton Avenue, north of 60th Street 
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Jone questioned the recommendation to plan for sidewalks along Wing Avenue given the 

study process that preceded the City Commission decision to re-build the roadway as a 

two lane curbed street. Schweitzer explained that with the completion of the 

reconstruction last year many comments were expressed beforehand and after requesting 

a separate pedestrian way. 

 

2. Draft Four Corners Transportation Plan 

 

Schweitzer discussed the 4 corners Transportation Plan. He stated 4 corners involves Kentwood, 

Cascade, Caledonia and Gaines Township. He stated there was conversation in 2017 amongst the 

4 communities to undertake a transportation study. He stated they have worked with Grand 

Valley Metropolitan staff to provide a regional perspective. Representatives from the Kent 

County Road Commission and MDOT and Airport have also taken part in the discussion. 

  

Schweitzer explained that the four communities have a history of - collaborating on common 

land use, utility and transportation issues since early 1980’s.   

He then reviewed the study goals and how they have been addressed in the draft of the plan 

formulated to date. 

 

Goal: 

1. Manage growth to foster development that is well integrated with transportation 

infrastructure.    

•Stress well designed development providing reasonable access onto roadways while following 

access control measures (limit #, location and design of driveways) to optimize safe and efficient 

movement of traffic. 

Goal: 

2. Establish multi-modal transportation system that provides safe and efficient options for 

all travelers. 

•Streets, non-motorized facilities and transit services to accommodate motorists, pedestrians, 

cyclists, rollerbladers and transit riders 

Goal: 

3. Promote connectivity between new and existing developments 

•service drives, shared access, cross access to assist motorists and non-motorized users  

Goal: 

4. Provide quality, connected non-motorized transportation network 

•expand and link existing non-motorized facilities to establish a network that can supplement and 

support the existing street system and transit services in accommodating safe, healthy and 

efficient movement of people 

Goal: 

5. Mitigate/eliminate traffic fatalities and injuries through improvements to the 

transportation system. 

Schweitzer next reviewed the portion of the plan addressing sections roadway within Kentwood. 

1. Broadmoor Avenue 

•include non-motorized facilities as frontage properties develop and re-develop 

•build pedestrian crossing locations across the corridor 
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•future widening to 3 lanes in both directions for the area north of 60th Street (plan for 

boulevarding Broadmoor south of M-6) 

2. 52nd Street 

•Modify the existing cross section of the street to establish a separated “shared use path” to 

accommodate cyclists that do not feel as comfortable riding on the street 

•Formalize the cross-walk locations along the corridor to improve the visibility and safety of 

pedestrian and non-motorized crossing the street 

•Establish well designed medians within the roadway to serve as “refuge” for pedestrian and 

non-motorized crossings as well as serve to “calm” the traffic 

•If non-motorized activity were to increase over time, it may be possible/desirable to apply a 

“road diet” to reduce the vehicle travel lanes to 3 and establish protected bike lanes alongside. 

 

Fox stated when there was discussing prior, people were against losing a lane on 52nd Street. 

Schweitzer stated the process of looking at this is longer term, in the near term the concept is to 

install of lanes  shared use path to get a better idea whether there is prospect that they will have 

enough cyclist/pedestrians using that stretch before you go to a more drastic option of reducing 

the number. Fox stated he is struggling with why we would look at reducing the number of lanes 

if we show 52nd Street is going to double in traffic volume over the next 30 years. To him it 

doesn’t make sense if we are going to double traffic volume why lose a lane. Schweitzer stated it 

wasn’t desirable to reduce the number of lanes and there was a sentiment that we’ve got a 3 lane 

cross section from Kalamazoo over to Division and the stretch from Eastern to Division is very 

congested and there was concern that would be replicated if that were to be implemented if you 

were to go further east on 52nd Street. Schweitzer stated it would be desirable to test out if there 

is going to be growth in non-car transportation overtime.  

 

Pemberton questioned non-motorized and how much do people really use it, is it 6 months? 

Schweitzer suggested it may be as much as 8-9 months. Pemberton stated he just looks at the 

resources going in and how much use is it actually going to get. He says he hears it and supports 

a certain amount of it but it seems like an awful lot of investment and maintenance for a very 

limited amount of use and time that it gets used. Schweitzer stated it would take a tremendous 

change in a lot of people habits to move towards greater non-motorized use than we currently 

have for cars. Schweitzer stated there are added benefits associated with increased safety and 

reduced energy consumption.   

 

Discussion ensued regarding road diets.  

 

3. Transit Development 

•Currently limited service in the Four Corners area: route 17 and Go Bus! 

•Development continuing to take place beyond current transit services, including employers 

(Amazon, Lacks, Ranir, Steelcase, Roskam, ETO) who desire to tie into transit services to attract 

and retain employees. 

•Recent Rapid Align Transit Improvement Plan and upcoming Comprehensive Operational 

Analysis will likely result in changes to the array of transportation services available to area 

residents 
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4. Area wide Efforts to improve and expand the network of non-motorized facilities, motor, 

rail and air freight 

•Grand Valley Metro Council, State of Michigan 

 

Jones stated she likes the proposed look of Broadmoor/East Beltline. 

 

Pemberton suggested getting employers on board for sidewalks. 

 

Fox questioned page 18. what triggers a signal to go in at Broadmoor. Schweitzer stated that 

involves a cooperative undertaking between the local community, the local road agency, and 

MDOT. Any improvements within the MDOT corridor has to be approved by MDOT. 

 

3. Commissioners’ Comments 

 

Little stated he will not be at the April 23, 2019 meeting. 

 

Holtrop questioned the impact Switch has had in this area. He said he doesn’t see much activity. 

Golder stated it appears most of their jobs are maintenance and they are in and out. She did 

indicate that she has talked with a number of tech companies who indicate their move was due to 

Switch’s presence. 

 

Jones asked about the group that came to LUZ regarding the property on 52nd Street to develop a 

site condo project near Creekridge Drive. Schweitzer stated they have had recent conversations 

and they may make application soon.  

 

4. 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 9:15pm 

 

 

     Respectfully submitted, 

 

     Ed Kape, Secretary 


