
APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

JANUARY 8, 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, Garrett Fox, Dan Holtrop, Sandra Jones, Ed Kape, 
Timothy Little, Mike Pemberton  
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 8 residents. 

 
D. Approval of the Minutes  
 

Approval of The December 11, 2018 minutes will be deferred. Staff wants to make sure 
all the commissioners comments were reflected in Section 34 of the Master Plan. 

 
E. Approval of the Agenda 
 

Schweitzer stated he would like to add election of officers. 
 
Motion by Commissioner  Fox, supported by Commissioner Pemberton, to approve 
the agenda for the January 8, 2019 meeting with changes noted.  
 

- Motion Carried (7-0) – 
 

Motion by Kape, supported by Fox, to nominate those that are in the current 
positions: Chair Sandra Jones, Vice-Chair Dan Holtrop and Secretary Ed Kape, to 
continue to serve another term for 2019.   
 

- Motion Carried (7-0) -  
 
Motion by Pemberton, supported by Fox to close the nominations and elect Jones as 
Chair, Holtrop as Vice Chair and Kape as Secretary. 
 

- 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 
 

Case#31-18 – Aloft Hotel by Marriott – Special Land Use and Site Plan review for a 
Hotel Located at 4316 Sparks Drive (adjourned from November 27, 2018) 
 

Golder stated Aloft will have 4 variances that have to go to the Zoning Board of Appeals on 
January 21, 2019.  
 
Golder stated at the work session there was discussion regarding lighting and the decorative roof 
that is being proposed. She stated the decorative roof is 37 feet in length and 6 feet high. She 
stated the only lighted panels are one the south side of the building. She stated on the north and 
east elevations there are no lighted panels. She stated there is lighting proposed on the roof 
structure that is on the site. Golder stated she is considering the east side and the north side of the 
roof structure to have dark surroundings. She stated they have residential adjacent and there is a 
white surface that the light is going to shine on. She stated in terms of how bright the roof 
structure can be it can average no more than 2 foot candles bright. She stated for the other sides 
because we are considering those to have light surroundings, (they face 28th Street and East 
Paris) that roof structure will be limited to no more than an average of 5 foot candles.  
 
Golder stated she is recommending conditional approval of the special land use and site plan 
review  
1.Representations and commitments made by the applicant in the Statement of Operations for the 
Aloft Hotel dated October 15, 2018.  Statement shall be amended to include the following: 
a.No outdoor amplification shall be permitted on the site. 
b.No lounge, living space or patio shall be provided on the roof of the hotel. 
c.Applicant’s representations made with respect to the landscaping and maintenance of property 
outside of the proposed hotel site. 
d.Applicant’s representations made regarding services such as garbage pick-up. 
e.Representations made regarding food service and amplified music (November 30, 2018 email). 
 
2.Compliance with the City Engineer’s memo dated October 29, 2018 and Fire Marshal memo 
dated 10/31/2018.  Review and approval of the amended site plan by the Engineering and Fire 
Departments. 
 
3.The applicant shall comply with the lighting requirements for building facades as outlined in 
Section 20.06 of the Zoning Ordinance.  For the East and North elevations, the surroundings will 
be considered “dark”.  The decorative roof structure is considered a “light surface”, and 
therefore, lighting will be limited on this architectural element to no more than an average 
maximum of 2 foot candles.   
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4.The entry canopy lighting must comply with the standards of Chapter 20 of the Kentwood 
Zoning Ordinance.  The lighting within the entry canopy shall be screened such that residents of 
the Clark Homes and will not be able to see the underside of the entry canopy.   
 
5.The proposed monument sign at the entry canopy must meet the standards for height, size, and 
lighting, in accordance with the signage and lighting regulations of the Zoning Ordinance. 
 
6.Applicant must obtain all the applicable variances from the Zoning Board of Appeals. 
 
7.Staff approval of final building elevations and materials, lighting, and landscaping plans.  
Building elevations shall include information on the height, length and width of the decorative 
roof structure. 
 
Golder stated the site plan needs to reflect that the applicant is in the process of purchasing 
property from CarMax, therefore, the variance has gone away. She stated the site plan needs to 
reflect the additional 10 feet of property. 
 
Bill Mast and Jim Rainey, Architect, Concept Design were present. Mast stated they have done 
everything that has been asked. The Fire Marshall hasn’t approved the latest site plan but they 
have the attachment to add what they have asked for. 
 
Rainey stated the lighting on the upper portion of the roof, they have designed it to meet the no 
more than average maximum of 5 foot candle requirement. He stated they can submit a 
compliant photometric for the upper roof area lighting. He stated the fixtures they are using are 
dimmable.  
 
Jones opened the public hearing 
 
Marc Danenman, member and resident of the Forest Meadow Condominiums was present. He 
stated they would rather not see this hotel. He stated they are still concerned about the lighting. 
He stated they will see the east and the north side.  
 
Motion by Kape, supported by Pemberton, to close the public hearing. 
 

- Motion Carried (7-0) – 
 
Mast stated they have worked with staff, the architect and lighting consultant to try to find out 
the reading specifications for the light bulbs and the wattage or the foot candles. He stated they 
spoke to the planner in Cascade Township and he informed them Cascade Township does not 
have a lighting standard for reflected surfaces.  
 
Fox questioned what is an example or where would he see something that is illuminated to 2 foot 
candles. Rainey stated it is hard to say depending on how close you are, light decays as you 
move away from the source. He stated as a point of comparison, the building code when they 
light the interiors of spaces tells them they have to light an emergency egress route at least 1 foot 



Proposed Minutes 
Planning Commission 
January 8, 2019 
Page 4 
candle and the hotel has 2 foot candles. Fox questioned the intended use for the courtyard. Mast 
stated it is the enclosed pool and behind the pool structure is the courtyard that will have chairs 
and firepit but no amplified music outdoors. 
 
Pemberton stated the canopy is a design feature and attractant. He observed south and west 
exposure makes sense, but on the north and east questioned who is watching or who is looking 
from those directions. He suggested possibly don’t light the north or east roof structure surfaces 
at all. Mast stated there is no light on the north that is where it slopes down.  
 
Holtrop stated he would like clarification, in the report it states two outside speakers. Mast stated 
they are not going to amply music outdoors. 
 
Benoit stated he thinks there are a lot of variances and they are trying to pack too much in such a 
small space. Benoit stated something we can incorporate into this is a final lighting test. Golder 
stated you might want to incorporate it as a condition. 
 
Little stated the lights are dimmable so we can adjust them. He appreciates what the developer 
has done and is satisfied. 
 
Jones stated she appreciates the changes they have made. She stated she has no concerns and 
happy with the lighting plan that has been described. 
 
Motion by Benoit, supported by Holtrop, to grant conditional approval of the Aloft Special 
Land Use Hotel as described in Case No. 31-18.  Approval is conditioned on conditions 1-7 
adding condition 8 the applicant will provide a third party verification before occupancy of 
the exterior lighting compliance with City ordinances and basis points 1-4 as described in 
Golder’s memo dated January 3, 2019. 

- Motion Carried (7-0) - 
 
Motion by Benoit, supported by Pemberton, to grant conditional approval of the site plan 
dated November 20, 2018 for Aloft Hotel as described in Case No. 31-18.  Approval is 
conditioned on the conditions 1-10 and basis points 1-7 as described in Golder’s memo 
dated January 3, 2019. 
 

- Motion Carried (7-0) - 
 
I. Work Session 
 

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  
 
Schweitzer stated the applicant was in the audience then left. 
 

Schweitzer stated the request is for special land use and site plan review. Gas Pedal Customs is a 
performance, suspension, and accessory shop.  They install everything they sell from tires and 
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wheels, to motor swaps and superchargers, and axle gears and bumpers.  As described, they 
qualify as a major vehicle repair.  Since the use is proposed in a multi-tenant building, sufficiency 
of parking and avoidance of conflicts with adjacent tenants will be key considerations. 
He stated the tenant space is about 4,300 square feet in area. He stated the operation would be 
Monday-Friday 9am-6pm, no weekend hours. He stated they would have 2 mechanics and one 
sales person. Cars are delivered daily, otherwise they are locked inside overnight.  

 
Schweitzer stated the zoning ordinance specifies the minimum parking requirement for vehicle 
repair establishments to be two parking spaces for each service stall, plus one parking space per 
employee, plus one parking space per each service area.  Based upon the statement of operations, 
he needs at least 8 parking spaces for their use. The site plan does not identify the number of 
parking spaces but based on aerial photographs it appears that there are approximately thirty-
seven (37) parking spaces in front of the building.  The applicant describes a weekday, daytime 
operation with all vehicles locked inside at night.  

 
Schweitzer stated they meet the general and specific site design standards for this type of use.  
  
Schweitzer stated during the staff review the Fire Marshall had questioned as to how much area 
was going to be devoted to the vehicle repair. Then some concerns came up during that meeting 
and the mechanical inspector subsequently spoke to the tenant. The space has not been used for 
vehicle repair. If it is for vehicle repair and beyond 5,000 square foot it would have to be a 
sprinkled space. But since it is less than 5,000 square feet it doesn’t have to be sprinkled 
however there has to be air exchange.  
 
Schweitzer stated the applicant wasn’t sure if he wanted to go forward. He stated if the 
commissioners had any comments he could relay them to the applicant before the public hearing. 
 
Fox suggested talking to the building owner about putting the air exchange in. Kape questioned 
if he has vehicles stored outside. Schweitzer stated the applicant is representing that there will be 
no vehicles stored outside overnight. 
 
Schweitzer stated the public hearing is in two weeks he will reach out to the applicant to see if he 
plans to move forward. 

 
Holtrop suggested to review with the applicant fumes, storage, size, noise and product storage 
provisions. 
 
J. New Business 

Motion by Holtrop, supported by Fox, to set a public hearing date of February 12, 
2019, for: Case#2-19- 3048 – 32nd Street Apartments – Final Site Plan Review - 
Located at 3048 32nd Street; Case#3-19  - Pfeiffer Pines – Preliminary Site 
Condominium Review Located at 3939 Shaffer Avenue SE;  Case# 4-19 Pfeiffer 
Pines – Final Site Plan Review Located at 3939 Shaffer Ave SE; Case #5-19 – Jakes 
Fireworks Patterson Place PUD – Major PUD Change Located at 4600 28th Street 
SE; Case #6-19 - Jakes Fireworks Patterson Place PUD - Final Site Plan Review for 
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a PUD Phase Located at 4600 28th Street SE; Case#7-19 4301 60th Street  – Final Site 
Plan Review – Located at 4301 60th Street SE  
 

- Motion Carried (7-0) - 
K. Other Business 
 

1. Industrial Façade Determination for 4315 52nd Street 
 
Pung stated Lacks is constructing a new 148,600 square foot manufacturing facility off of 52nd 
Street within their existing industrial park development. Pung stated the exterior materials on the 
front plus 20% of the adjacent side building elevation must comply with the building material 
requirement façade standards. The proposed building elevations are consistent with the other 
building in the industrial park, but they don’t meet the current code requirements. They want to 
appeal the requirements in order to construct the building similar to everything else that is in 
their industrial park. They are also willing to increase the landscaping in quantity and planting 
size. Our zoning ordinance limits the use of decorative masonry to 75% they are looking at not 
quite 100% primarily the precast on the south side. 
 
Lack’s Representative Patrick Knight 4315 52nd Street, was present.  
 
Little questioned why would we limit somebody from doing something decorative. He stated he 
drove by the building and thought it looked great. It is consistent with the others. 
 
Benoit stated we need to look at this ordinance again and see if this is what we really want to do 
with all the new product and material coming out. 
 
Pemberton stated he would like to see consistency with what is already there. 
 
Fox stated if Lacks goes away what options do we have because of the way they are constructed 
and the way they are designed. He stated he would like to see it come down a little bit as he is 
someone who has to drive past. He indicated the proposed design is not appealing. 
 
Jones stated she agrees with Fox. She stated it looks like a prison. It looks like they are locked in 
and have a tiny windows just enough to see a little daylight. She stated she would be in favor of 
less than 100% but more than 75% .She stated she thinks a modernized look would look good 
with less of the decorative masonry.  
 
Motion by Holtrop, supported by Pemberton,  to allow Lacks to have a design that is 
consistent with the existing facilities. South side Precast Panel 100% with the exception of 
15 4’x4’ windows. 20 percent of the west façade precast panel 95%, Insulted Metal panel 
5%.They would install landscaping along 52nd Street exceeding the minimum quantity of 
plan materials required by the zoning ordinance and approximately double the required 
initial planting size of trees.  

- Motion Carried (5-2) – 
- Fox and Jones dissenting 
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2. Master Plan Discussion – Division Avenue Corridor 
 
Golder stated one of the things the State said is that we are lacking was a corridor plan because 
we don’t have a downtown. She stated we were hopeful to get a TOD grant that ITP applied for 
about $900,000 dollars and we did get the grant. She stated now they can continue a study. 
 
Section 34 
 
Schweitzer stated he wanted to make sure everything from the December 11, 2018 discussion 
was correctly reflected in the minutes. 
 
Schweitzer questioned if the commissioner are ok with striking the conservation orient 
development designation. Benoit stated there are no requirements for it so why have it. 
Commissioners were ok with doing away with it. 
 
Schweitzer stated at the last meeting there was discussion regarding areas where low density 
residential development would be desirable. East of the Paul Henry Trail the Heyboer Family is 
looking at low density residential comparable to Princeton Estates. He questioned whether 
immediately north of Discovery Elementary we would go to low density residential instead of 
medium density residential. Benoit stated it is kind of weird to have medium density in the 
middle of all the other stuff. The commissioners agreed with low density residential designation. 
 
Schweitzer stated the VanderHoff property has a new subdivision those lot sizes are larger than 
those of Bretonfield . He stated so instead of it being medium density residential the plat is a low 
density residential design. He questioned if this should be low density residential going forward. 
The commissioners agreed and would like it to be low density residential 
 
Schweitzer stated north of the Paul Henry the minutes from December suggests that there was a 
consensus that medium density residential will stay. He stated we discussed the prospect of row 
houses along the frontage and there was some discussion of whether it would be a market for that 
and what the speed limit would be along Breton. Benoit stated he thought that would remain 
medium density residential. Pemberton stated there was discussion about attached housing 
consisting of apartments and condos. The commissioners consensus was for predominantly 
owner occupied medium density residential north of the Paul Henry Trail, west of Breton 
extended. 
 
Schweitzer stated in short term they are more inclined to develop something south of the Paul 
Henry first. North of it near and around the farm building one of the daughters would like to 
move back on the farm.  
 
Benoit questioned the mixed use “pink area” and stated he doesn’t remember saying apartments. 
Golder stated we can say medium or high density residential and then we can dictate the type. 
Benoit stated rowhouses can be townhouses that people own and even on 52nd Street they could 
have those. He just doesn’t want any apartments. Schweitzer stated there was a developer 
looking at a senior development. Discussion ensued. Fox questioned doing medium density with 
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retail. Schweitzer suggested owner occupied medium density residential and reduce then scope 
of desirable retail.   
 
Schweitzer stated staff is  going to be meeting with the public relations consultant to guide us 
through the process of raising public awareness of all the work the Planning Commission has 
done thus far drafting revisions to the Master Plan. He stated then we can start the process of 
getting feedback from people.  
 
Motion by Jones, supported by Benoit, to table the approval of the December 11, 2018 
meeting minutes to January 22, 2019. 

- Motion Carried (7-0) - 
 

3. Commissioners’ Comments 
 
Fox questioned if we know a timeframe as to when we will fill the 2 vacant seats on the planning 
commission. Schweitzer stated there were none appointed at the last city commission meeting 
and he will catch up with the mayor to see where he is in the process. 
 
Pemberton stated he will not be at the February 12 and 26 planning commission meetings. 
 
Jones stated in the recent city commission meeting there were approvals for CDBG funded 
sidewalks. She questioned what were the approval areas. Golder stated Gentian, 29th Street, 
Applewood, Countrywood and Wingate.  
 
Jones questioned when our lighting requirements were last reviewed. She thinks that is 
something that we need to revisit. 
 
Jones stated the Advance Newspaper will be ending the end of January. 
 

4. Staff’s Comments 
 
Golder stated she heard that Avis Patterson passed away. 

 
L. Adjournment  
 

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

- Motion Carried (7-0) – 
 
Meeting adjourned at 9:15p.m. 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

JANUARY 22, 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 Kape. 
 
C. Roll Call: 

Members Present: Bill Benoit, Garrett Fox, Dan Holtrop, Sandra Jones, Ed Kape, 
Timothy Little, Mike Pemberton  
Members Absent: None 
Others Present:  Community Development Director Terry Schweitzer, 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 Commissioner  Benoit, supported by Commissioner Fox, to approve the 
Minutes of December 11, 2018 and January 8, 2019 and the Findings of Fact 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 (7-0) – 
E. Approval of the Agenda 
 

Motion by Commissioner Pemberton, supported by Commissioner Kape,                               
to approve the agenda for the January 22, 2019 meeting.  
 

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

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

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 (Applicant has 
withdrawn) 
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I. Work Session 
 

Case#2-19- 3048 – 32nd Street Apartments – Final Site Plan Review - Located at 3048 
32nd Street   
 

Planner Pung stated the request is for a site plan review for an 8-unit apartment building. 
He stated the apartment will be two stories with 4 units on each floor. The site is currently vacant 
(a single family home on the site was demolished in 2006).  He stated there is an existing curb 
cut which will be replaced as part of the development.  There are several mature trees on the site 
that are proposed to be removed as part of the proposed development.  The site has a downward 
slope from north to south. Access will be from a single driveway onto 32nd Street located on the 
east side of the site. He stated a five (5) foot wide concrete sidewalk will connect to the public 
sidewalk along 32nd Street.  
 
Pung stated the Zoning Ordinance requires a minimum of two (2) parking space per dwelling 
unit.  Based on eight (8) dwelling units, a minimum of sixteen (16) parking spaces are required; 
the site plan depicts eighteen (18) parking spaces. 
 
Pung stated Section 6.03.B of the Zoning Ordinance requires that each unit have a minimum of 
780 square feet of finished living area. He stated based on a rough calculation by staff the units 
appear to exceed the minimum requirements although the actual square footage for the units 
needs to be provided by the applicant. 
 
Pung stated based on the proposed landscaping plan additional landscaping may be required 
along the south and west property lines depending on the type and amount of existing vegetation 
that is retained. 
 
Steve Witte, from Nederveld was present.  
 
Fox stated he was ok with the request.  
 
Pemberton stated the request makes total sense.  
 
Benoit stated he really isn’t in favor of more apartments.  
 
Little questioned the detention pond outlet. He stated it looks like it needs something different.  
 
Kape stated he’s not for more apartments but it makes sense in this spot.  Kape questioned the 
garbage collection and lighting. Witte stated there will be 2 poles shielded and face down.  
 
Jones stated in terms of screening it is imperative that there be some really good screening in the 
front and the back as much as possible. Jones stated she has concerns regarding adding 
apartments, but it does make sense due to the high density that is around it. She stated it would 
be a difficult parcel to put single family homes on. Jones also questioned where they plan to put 
the snow. Wittee stated there are several places to put the snow. 
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Case#3-19  - Pfeiffer Pines – Preliminary Site Condominium Review Located at 3939 
Shaffer Avenue SE;  
  
Case# 4-19 Pfeiffer Pines – Final Site Plan Review Located at 3939 Shaffer Ave SE  
 

Golder stated the applicant is proposing 73 single family homes on 34.57 acres.  The 2004 
Ravines PUD amendment allowed up to 124 single family homes, or 3.58 units per acre.  She 
stated the 73 proposed home sites creates a gross density of 2.11 units per acre.  Since the 
proposed number of units is a reduction from the approved number of homes, it is considered a 
minor change to the approved preliminary plan, and final PUD approval is required.  However, 
as a site condominium development, the plan also needs to be reviewed by the Planning and City 
Commission in accordance with Section 3.25 of the Zoning Ordinance. 
 
Golder stated the private road system proposed for the 73 single family homes within the Pfeiffer 
Farms neighborhood is similar to that proposed for the original plan.  There are two connections 
to Pfeiffer Woods Drive, both aligning with existing or proposed streets in Neighborhood B-3. 
The original plan proposed a street that looped through the south side of the development.  
However, it appears that wetlands and a drainage easement prevents this.  Therefore, the Norway 
Pine Drive makes a 90 degree turn to the north.   

 
Golder stated the wetlands, detention and drainage easements create 8.97 acres of common area 
within the proposed site condominium development.  Another 2.20 acre park exists on the north 
side of the site. 

 
Golder stated the previously approved plan for single family residential development allowed for 
up to 124 single family homes on the site, with lots sizes as small as 6,000 square feet and lot 
widths of approximately 52 feet.   The applicant is proposing lots a minimum of 60’in width and 
range in size from 8,500 to 26,800 square feet, with the average lot area of 11,601 square feet.  
The RPUD-1 zoning district require 6,500 square feet minimum lot area and the following 
setbacks: 

Front yard: 20 feet 
Side yard:   5’ one side, 12 foot combined side yards per lot 
Rear yard:  30 feet 
          
The applicant is proposing the following setbacks: 
    
Front yard:  30 feet 
   Side yard: 6’ minimum, 12’ total 
   Side yard, street side: 20’ 
   Rear yard:  30’ minimum 
   Rear lot with adjacent drainage easement: 25 feet 
   Minimum lot size: 8,000 square feet 
   Minimum lot width:  60 feet 
 



Approved Minutes 
Planning Commission 
January 22, 2019 
Page 4 
Golder stated the applicant needs to be able to provide a 30’ rear yard in order to meet the zoning 
ordinance requirements for the RPUD-1 zone, although these can be waived by the City 
Commission. 

 
Golder stated the PUD Agreement indicates that sidewalks were to be built in accordance with 
the original plan, including walkways.  Within the B-4 development, the PUD Agreement 
allowed for one side of sidewalk within much of the phase.  The developer still shows one side 
of sidewalk throughout Neighborhood B-4.  The PUD Agreement also requires the construction 
of nature trails within the development.  Trails are required to be 10 feet in width and may be 
constructed of crushed aggregate, gravel, woodchips, or, if agreed to be the parties, other 
materials. The preliminary approved plan shows nature trails within Phase B-4. At a minimum, 
the applicant should provide the trails to allow access to the commons areas proposed on the site 
plan.   

 
Golder stated in light of the City’s commitment to the provision of sidewalk in all areas of the 
city, sidewalk should be provided on both sides of all streets within the development. 

 
Golder stated the applicant has standards they are going to set for themselves 1,200 square foot 
minimum main floor, two story – 750sf minimum main floor (total 1,500 sf); No bi-level or tri-
level homes will be allowed; two stall garages required (minimum) ; garage may not be more 
than 60% of the front elevation width; garage may not project more than12 feet in front of the 
front wall of the house (porches are not considered the front wall); brick and stone will not be 
required on the front elevation of the house; developer will maintain architectural control 
throughout the project. Golder stated this will be part of the recommendation for the approval. 

 
Golder stated section 10 of the Development Agreement requires a landscaping plan that 
includes details on where trees will be preserved. 

 
Golder stated section K of the Development Agreement addresses the architectural standards for 
the buildings within each neighborhood.  The Agreement refers to elevations used when 
Neighborhood B4 was initially to be developed as townhouse condominiums; new elevations 
will have to be provided for the proposed single family proposal.  Since it is likely that several 
different developers will be working within the Neighborhood B4, representative elevations and 
floor plans can be provided.  

 
Golder stated final approval for the PUD is conditioned on and subject to the terms of a certain 
Voluntary Special Assessment/Development Agreement, dated September 7, 2004, and the 
associated special assessment district and roll binding the property, as amended from time to 
time, along with such other approvals granted by the City and/or other local governments with 
applicable jurisdiction.  

 
Golder stated the PUD Agreement will need to be amended to acknowledge the changes outlined 
for the proposed project. 
 
Tood Stuive, Excel Engineering and Karla Wagner were present.  
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Stuive stated the roadways would be private, 50 foot wide ROW. They are proposing sidewalks 
on one side of the road. He stated there is a little over 11 acres of open space, it represents 33% 
of the total site. There is open space along Pfeiffer Woods which would be a formally landscaped 
berm area with plantings on it. He stated the corner at Pfeiffer Woods and Shaffer is a wetland 
area and there is also wetland corridor along the southerly line as well as a regional detention 
area. He stated these areas will be natural open space. He stated the street network contains a 
looped system through the site with a few cul-de-sacs. The lots are at least 62 feet wide and the 
homes will be considerably larger than those on the lots that were developed across the street. He 
stated the total length of sidewalk on the site is 3400 feet of sidewalk on one side of the street a 
total of 6300 feet of sidewalk that is available and would be maintained by the association or the 
homeowners. It is about 1.2 miles of sidewalk as proposed.  
 
Karla Wagner and Clint Marcusse were two of the members of the 6 member partnership present 
for Pfeiffer Pines. Marcusse is also a builder. He stated the houses he builds are anywhere from 
1,400 square feet up to 2,500 square foot ranch and maybe up to 4,000 square feet if it is  a two 
story. He stated they are all stick built on site. The average cost of their homes are usually around 
$280,000 to $400,000. With this site the homes would be anywhere from 1,200-1,400 square feet 
for a ranch and 1,500-2,000 square feet for a two story. He stated these are smaller homes than 
what they typically build yet the same level of quality.  
 
Kape stated it looks like a lot of wetlands and they are proposing 33% greenspace. Golder stated 
the previous approved plan had 124 homes they would have had a lot less open space. 
 
Little questioned if there was room within the existing street easement for sidewalks on both 
sides. Stuive stated typically a road ROW might be 60 feet and this is 50 feet. He stated they are 
showing one sidewalk within the ROW on one side which would put 7 foot greenspace and a 5 
foot sidewalk. Stuive stated there is a 24 foot road. There is 12 feet on half which would leave 
them 13 feet. There is room for it on both sides, however you start to run into problems with 
where you pile snow.  
 
Benoit questioned if the setback requirements include decks, he questioned whether there is 
enough room. Stuive stated they are deep lots, the minimum lot depth is 135. Benoit stated he 
knows we can require sidewalk, but he’s not sure he wants to require sidewalk when we don’t 
have a specific ordinance requirement. He questioned why make the applicant do it and someone 
can come in with a plat and not do it. He stated he is in favor of sidewalks and lives in the 
development that if they had sidewalks on both sides of the road, they would have nowhere to 
put snow.  
 
Wagner stated the homes will be a combination of custom and spec homes and there will be 
other builders allowed into this development. She stated they will maintain architectural control. 
She stated every blueprint has to come through their group to make sure it meets their standards. 
She stated they are not only building the houses, but they are trying to sell the lots as well.  
 
Holtrop stated if we can get sidewalks on both sides it would be great. He stated he would like to 
see the walking path.  
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Pemberton stated sidewalks are important and if there is a way to sneak another side in there that 
would be great, but without a specific ordincae requirement he doesn’t feel too hard pressed to 
demand something like that. He stated sidewalks could be a wonderful marketing tool.  
 
Fox stated he likes sidewalks. He would love to see sidewalks because that is where we are 
headed as a community. Fox stated he wants something in writing stating there will be a different 
variety of housing styles. Fox questioned the ratio from spec to custom homes. Marcusse stated it 
depends on who is purchasing the lot. Marcusse stated they build homes  depending on the 
market. Marcusse stated their goal is to sell lots. Discussion ensued. 
 
Wagner stated she understand the safety issue about sidewalks, but from their standpoint as 
developers it doesn’t affect them a lot because the sidewalk goes with the lot. If someone is 
going to buy that lot it is their responsibility for them to put sidewalk on it. She stated if they 
build the spec home then the sidewalk cost will get tied into the price of the home. Discussion 
ensued. 
 
Jones stated she would like to see sidewalks on both sides due to safety issues. Jones questioned 
what their thoughts are about forming an homeowners association and what will they be 
responsible for etc. Wagner stated there will be an HOA and they will be responsible for 
maintaining the road and the snowplowing of the road and mowing the common areas. 
Discussion ensued regarding HOA’s. 

 
  

Case #5-19 – Jakes Fireworks Patterson Place PUD – Major PUD Change Located at 4600 28th   
Street SE  

 
Case #6-19 - Jakes Fireworks Patterson Place PUD - Final Site Plan Review for a PUD Phase 
Located at 4600 28th Street SE  
 
Golder stated the applicant is requesting a Major Change to the Patterson Place CPUD that 
would allow the construction of an 8,648 square foot retail store on an 11.2 acre site.  The site 
currently has an existing 39,263 square foot building, which would remain.   
 
Major Change to an Approved Site Plan 
 
Golder stated the applicant is proposing an amendment to the Commercial Planned Unit 
Development for Patterson Place PUD, originally approved in 1992 and amended in 1993, 1995, 
1997, and 2017.  The overall PUD was initially approved at 245,000 square feet of retail use.  
What was eventually constructed was approximately 174,000 square feet of retail plus three 
restaurants (now two restaurants and a hotel). The proposed Jakes project would increase the 
square footage by 7,693. 

 
Golder stated the Patterson Place PUD Statement has been amended several times to describe the 
various proposals.  The concepts that seemed to be retained throughout the various iterations of 
the PUD thus far include the following: 
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-Sensitivity to the floodplain/wetlands on the site 
-Clear vision corner 
-Transition to residential uses to the south—separation between use and the wetland area 
-allowance for greater setback along 28th Street, provides natural area as city entry point at 

Patterson Avenue 
-Unified architectural treatment (although there really isn’t) 
-Parking lots screened with extensive landscape setbacks 
-Cross access to Patterson to avoid extremely busy 28th Street traffic 
-Connection to the Plaster Creek trail was envisioned (but not provided) 
-Retention of the oak trees on the south side of the development was highlighted. 
-Visual corridors between buildings in which site lines are enhanced with coordinated 
signage, architecture, lights, ample landscaping,  

-retention of tree-lined corridors (previous site plan reviews called for the new trees to 
replace those removed or dead) as well as trees within parking area. 

   
Golder stated  at one time, Circuit City had 14 trees within the parking area for the store.  Over 
time, the number of trees has been reduced to 6.  The proposed plan calls for a total of 16 trees 
within the former Circuit City parking lot and around the building, although the trees with the 
“tree-lined” corridor described above have been reduced 
 
Riley Walters, with Innovative Design, 1261 Leonard St NE was present. She stated they are 
happy how they were able to situate the building on the site avoiding the storm water easement 
and still allowing visibility for the buildings in the back. She stated in regards to the parking, 
they originally discussed doing a deferred parking option out front in the Home Depot property, 
but they were able to come up with the possibility of doing deferred parking in front of the 
existing building. She stated they were able to get the 23 spaces. She stated the current concrete 
sidewalk is 30 feet deep. She stated it leaves plenty of space for the parking spots as well as a 
really generous walk in front of the building. She stated they were also able to add additional 
landscaping and decrease the impervious area of the site. 
 
Fox questioned signage. Walters stated they are currently looking only at building signage. Fox 
questioned if they have a tenant. Doug Tood, Brookshire Hathaway Commercial Real Estate was 
also present. He stated Jakes Fireworks doesn’t need a 40,000 square foot building. He stated 
Jake’s wouldn’t make the investment into this new building until they did a repurpose of the  
back building. He stated they are very confident in bringing a high quality retailer in the 
building. 
 
Pemberton stated this makes sense and is happy to hear about repurposing the building.  
 
Holtrop stated the sign looks large on the side of the buildings. Walters stated that hasn’t been 
addressed, they realize that will change. Holtrop questioned the 100 feet of flat wall. Walters 
stated they are going to address that and add more architectural features to it. Walters stated on 
another side of the building there was discussion about asymmetrical design and reworking some 
of the pattern. 
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Benoit, Little and Kape were ok with the request. 

 
Case#7-19 4301 60th Street  – Final Site Plan Review – Located at 4301 60th Street SE  
 
Golder stated Applicant Robert Grooters Development would like to develop a 350,000 square 
foot warehousing or light industrial building to the west of the Steelcase Physical Distribution 
Center on a 42.33 acre property.  The approved plan called for an industrial building of the same 
size. 
 
The property was zoned for agriculture and low density residential prior to 1980.  In 1980 358.9 
acres of land was rezoned from Agricultural and R1-B Low Density Residential to I-1 Light 
Industrial. At the same time, Steelcase sought an extension of the Grand Rapids Sewer Service 
District to serve this section. In 1982 the Light Industrial zoning was amended to an Industrial 
Planned Unit Development (IPUD) of 408 acres, and a development plan was adopted at that 
time. In 1987 four parcels totaling 99 acres were added to the IPUD to create the 507 acre 
development.  At that time, it was envisioned that Steelcase would someday build and occupy 
approximately 6 million square feet of manufacturing, shipping, distribution and other operations 
within the campus. 
 
In 2014 the city approved a major change to the approved Steelcase PUD which permitted 
several property splits, a revised circulation system, and new footprints for potential building 
sites within the PUD 
 
In 2017, a credit union site was approved on the east side of the development, and the overall 
square footage on the property owned by Franklin Partners (on the east side of the development) 
was approved 
 
The site is located near the western entry driveway from 60th Street.  The driveway allows 
connection to the Steelcase property to the northeast.  There is a guard shack at the entry; in the 
past Steelcase has indicated its willingness to move the guard shack further north so that it serves 
only Steelcase traffic 
 
The Steelcase PUD was developed with the concept of an internal roadway system for truck and 
employee circulation. The western 60th Street access is the only exit to 60th Street for the 
Steelcase holdings within the PUD.  The overall PUD plan required the extension of the internal 
roadway to the west in order to serve other properties in the northwest section of the 
development.  The applicant will be required to extend the internal roadway to the northern 
boundary of the parcel it is developing 
 
In 2014 the Planning and City Commissions approved an amendment to the Steelcase PUD, and 
adopted a development agreement related to the PUD.  If a development is approved that is 
consistent with the preliminary plan, then only final PUD site plan approval is required.  If a 
proposal is inconsistent with the PUD plan, both the Planning and City Commission must review 
the Major Change to an Approved Site Plan.  In this case, the applicant is proposing a building 
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consistent with the preliminary plan.  Therefore, only final PUD approval is needed.  The 
applicant is also proposing to have the loading area of the building face the public street (60th) 
and the internal ring road.  This is inconsistent with Section 12.08 E of the Zoning Ordinance 
and the requirements for industrial buildings outlined in Chapter 10 of the zoning Ordinance. 
 

The applicant is proposing to use the front yard for loading.  The applicant indicates that they 
are utilizing existing topography since the land slopes toward the detention pond.  The zoning 
ordinance requires that loading is located in the rear yard.  The applicant intends to seek a 
zoning board variance in order to allow loading in the front yard area. 

 
If loading is permitted in the front yard, the applicant intends to utilize a concrete foundation 
wall and metal siding, which is inconsistent with the façade requirements of the zoning 
ordinance.  The building materials requirements must be approved by the City Commission as a 
waiver of the Industrial PUD standards and the previously approved development agreement. 

 
The approved plan for the overall PUD shows connections between the proposed building “K” 
and existing driveway to the east (North Campus Drive).  The guard shack at the boulevard entry 
will have be relocated closer to the Steelcase buildings to the north.   
 
In addition the plan indicates the internal roadway that circulated around the west side of the 
development as a “future access drive”.  The future access drive will need to be built to the 
applicant’s north property line.  However, it is possible that the construction of the internal road 
can be delayed.  A bond or letter or credit will be required to ensure that it is built within a 
reasonable timeframe.  The new section of boulevard proposed north of the existing ring road 
does not appear to meet the Fire Department’s turning radii requirement. Golder stated just today 
there was discussion about the road moving it closer to the building. Less construction and it 
would also have a dual purpose of serving as the fire lane for that side of the industrial building. 
Golder stated she spoke to the Fire Marshal and they said it would work out. 
 
Section 3 B of the Development Agreement requires that any Developer intending to construct a 
new improvement must submit a landscaping plan that includes a tree preservation plan.  The 
preservation plan will include the identification of significant trees on the site.  If a significant 
tree or stand of trees is to be removed, they must be replaced on a caliper by caliper basis.  
 
 Applicant must submit a lighting and landscaping plan, in accordance with city site plan 
requirements, PUD standards, and Section H of the PUD Agreement, as well as Section 3 B and 
C of the Agreement. 
 
The current PUD Agreement is attached.  The 2014 Agreement will need to be updated to reflect 
the changes in the site plan, and all parties to the Agreement will need to sign to allow the 
changes described.  The 2017 Agreement was never signed by all parties; the status of the 
approval is of this amendment is unclear.   
 
Zack Voogt, with Moore & Bruggink Engineering was present. He stated the situation of the 
truck docks being on the street side; that is a function of the topography of the site. Everything 
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slopes towards the existing detention pond that is out in the front. They are seeking a variance 
and along with that, they are proposing on their landscaping plan quite a bit of screening along 
60th Street to hide the face of the buildings.  
 
Kape questioned the wetlands. Voogt stated there is a total of .13 acres of potential wetland that 
can be impacted, small pockets here and there. They would seek permits if required.  
 
Little stated he understands why the loading is coming out of the front. He stated landscaping 
can help address the front yard loading and the materials, plus it sits far back. Golder stated it is a 
standard we have used for others on their buildings.  
 
Benoit stated he has no problems. 
 
Holtrop stated he should upgrade their building materials. 
 
Pemberton stated he is good with the project. He stated he has concerns with the location of the 
truck docks. 
 
Fox stated he would push for upgrading the building material.  
 
Jones stated she isn’t thrilled about the prospect of the loading dock being where it is, but the 
zoning board of appeals will have to decide.  

 
J. New Business 
 
Motion by Holtrop, supported by Fox, to set a public hearing date of February 26, 2019 for 
:Case #8-19 Popeye’s – Special Land Use Drive Through Restaurant and Site Plan Review 
Located at 5432 Division Ave SE; Case#9-19 – Zoning Ordinance Text Amendments – 
Wireless Communication, Building Height in Commercial Zone 
 

- Motion Carried (7-0) – 
 

K. Other Business 
 

1. Additional Wall Signage Display for REI Woodland Mall 
 
Pung stated REI is building a new building on the Woodland Mall Site.  Pung stated they have 
frontage on 3 streets, 2 private and a public. They are allowed signage on 3 sides of the building. 
They are currently proposing 201 square feet of wall sign on the east side of the building. The 
zoning ordinance will limit that to 148 square feet there is a difference of 53 square feet. Pung 
stated on the other two sides where they have the wall signage they are not utilizing the full 
extent of what would be allowed. This will be a freestanding building but REI will not have its 
own freestanding sign. They will have a panel on the Woodland Mall entrance signs. Since the 
overall square footage of the three proposed wall signs does not exceed the total allowance wall 
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sign display and due to the lack of a freestanding sign for the building itself, staffs recommend to 
allow them to have the extra wall signage on the east side of the building.  
 
Ann Fras, 4612 44th Street Signworks of Michigan was present representing the request. She 
gave a brief introductory of REI Co-op. She recapped what is being proposed on the elevations. 
She stated this will not have an impact on the neighbor or vehicles. 
 
Motion by Benoit, supported by Holtrop, to approve the request to allow for the 
installation of approximately 201 square feet of exterior wall signage on the west side of the 
building. 

- Motion Carried (6-1) – 
- Jones opposed 

2. Master Plan Discussion 
 
Schweitzer stated at the previous meeting the 44th Street properties staff had come up with 
options  options for the commissioners to consider. Holtrop suggested getting some perspective 
of the local developer to give us some perspective.   
 
Commissioners suggested discussing this Master Plan consideration at a later meeting. 
 

3. Commissioners’ Comments 
 
Pemberton stated he will not be at the Feb 12th  or  Feb 26th meeting. He would like his March 12 
packet.   
 
Holtrop stated the LUZ met with a developer wanting to develop just north of the Justice Center, 
their specialty is for communities for over age 55. It would be a rental community, independent 
living, market rate $800-$1200 dollars a month for those looking to transition from home 
ownership. They anticipate it will free up some of our single family homes in Kentwood. Holtrop 
stated they weren’t given much of a green light from the LUZ committee. We commented that 
the Breton extension at 52nd Street might be appropriate for senior related or rental related 
housing. 
 
Holtrop stated the Bibles for Mission Store on 44th Street, has extremely bright sign lighting and 
suggested staff to take a look. 
 
Benoit noted you can still do high density and have home ownership, it doesn’t have to be rental. 
 
Kape stated he will not be at the Feb 12 meeting.  
 
Jones stated on Eastern there are two new homes on a formerly long deep lot and the orientation 
is strange and odd looking. Schweitzer stated that plat was platted back in the 1920’s and called 
for 90 foot wide lots , 409 feet deep. We have tried to work with the property owners as far as to 
come up with reasonable lot splits/combinations for single family development. 
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4. Staff’s Comments 
 

Pung stated ZBA denied Aloft’s request. They denied the height and the applicant verbally 
withdrew the setbacks. 
L. Adjournment  
 

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

- Motion Carried (7-0) – 
 
Meeting adjourned at 9:00p.m. 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

FEBRUARY 12, 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 Fox. 
 
C. Roll Call: 

Members Present: Bill Benoit, Garrett Fox, Dan Holtrop, Sandra Jones, Timothy Little,  
Members Absent: Ed Kape 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 and the applicants. 
 
Motion by Fox, supported by Benoit, to excuse Pemberton and Kape from the 
meeting.  

- Motion Carried (5-0) – 
- Kape 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  January 22, 2019 

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

E. Approval of the Agenda 
 

Motion by Commissioner Holtrop, supported by Commissioner Benoit, to approve 
the agenda for the February 12, 2019 meeting.  
 

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

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

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

Case#2-19- 3048 – 32nd Street Apartments – Final Site Plan Review - Located at 3048 
32nd Street   
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Pung stated the request is for a site plan review for an 8-unit apartment building. 
He stated the apartment will be two stories with 4 units on each floor. The site is currently vacant 
(a single family home on the site was demolished in 2006).  The site has a downward slope from 
north to south. Access will be from a single driveway onto 32nd Street located on the east side of 
the site. He stated a five (5) foot wide concrete sidewalk will connect to the public sidewalk 
along 32nd Street. Pung stated the site is also master planned for high density residential. Pung 
stated there were any issues at the work session just a few things they had to work out with the 
Engineering Department. Pung stated they provided information on the square footage and they 
exceed the minimum requirement for apartment complex for square footage for each unit.  
 
Pung stated based on the proposed landscaping plan additional landscaping may be required 
along the south and west property lines depending on the type and amount of existing vegetation 
that is retained. 
 
Pung stated he is recommending conditional approval of the site plan dated January 29, 2019 as 
described in his memo. 
 
Steve Witte, from Nederveld was present. He stated there are a couple of drainage issues he is 
still working out with the Engineering Department.  
 
Jones opened the public hearing. 
 
Ona Wall, 3209 Coach Lane lives in Hidden Springs. She stated she received a letter from the 
applicant concerning an encroachment, asking her for 11 feet of ROW for the driveway 
improvements. She stated there is going to be more traffic. She stated she is opposed to the 
request and they need to find somewhere else to put their driveway. 
 
Motion by Benoit, supported by Holtrop, to close the public hearing. 
 

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

 
Witte stated they have been trying to reach out to Ms. Wall to clarify the ROW encroachment 
that they were asking for. He stated if the neighbor doesn’t allow them to have the encroachment 
they would slide the drive over, creating a little bend in the driveway. He stated they would like 
to keep the driveway straight but if the neighbor says they don’t want the 11 foot encroachment 
they can slide the drive over and make it work.  
 
Fox questioned the price point of the apartments. Witte stated it will be market driven. 
 
Benoit stated he still has a concern about apartments. He stated condominiums are another 
option. He stated it doesn’t have to be apartments. 
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Motion by Benoit, supported by Fox, to grant conditional approval of the site plan dated 
January 29, 2019 as described in Case 02-19.  Approval is conditioned on conditions 1-4 
and basis points 1-6 as described in Pung’s memo dated February 5, 2019. 
 

- Motion Carried (4-1) – 
- Benoit opposed - 
- Kape and Pemberton absent - 

 
Case#3-19  - Pfeiffer Pines – Preliminary Site Condominium Review Located at 3939 
Shaffer Avenue SE;  
  
Case# 4-19 Pfeiffer Pines – Final Site Plan Review Located at 3939 Shaffer Ave SE  
  
Golder stated the applicant is proposing 73 single family homes on 34.57 acres.  The 
2004 Ravines PUD amendment allowed up to 124 single family homes, or 3.58 units per 
acre.  She stated the 73 proposed home sites creates a gross density of 2.11 units per acre.  
Since the proposed number of units is a reduction from the approved number of homes, it 
is considered a minor change to the approved preliminary plan, and final PUD site plan 
approval is required. 
 
Golder stated the previously approved plan for single family residential development 
allowed for up to 124 single family homes on the site, with lots sizes as small as 6,000 
square feet and lot widths of approximately 52 feet.   The applicant is proposing lots a 
minimum of 60’in width and range in size from 8,500 to 26,800 square feet, with the 
average lot area of 11,601 square feet.  The RPUD-1 zoning district require 6,500 square 
feet minimum lot area and the following setbacks: 
Front yard: 20 feet 
Side yard:   5’ one side, 12 foot combined side yards per lot 
Rear yard:  30 feet 
          
The applicant is proposing the following setbacks: 
    
Front yard:  30 feet 
   Side yard: 6’ minimum, 12’ total 
   Side yard, street side: 20’ 
   Rear yard:  30’ minimum 
   Rear lot with adjacent drainage easement: 25 feet 
   Minimum lot size: 8,000 square feet 
   Minimum lot width:  60 feet 
 
Golder stated the applicant is asking for 25 feet where they have a drainage easement. 
Even though there will be plenty of room, because of the drainage easement the request 
will have to go to the City Commission for approval. 
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Golder stated at the work session there was a lot of discussion regarding sidewalks. The 
applicant has indicated they will provide two sides of sidewalks on all the streets.  She 
stated in the new plans there are no nature trails, that was the compromise. 
 
Golder stated also at the work session there was discussion with some of the developers 
regarding the types of restrictions, the types of building elevations etc. This is what they 
are proposing: 
 
*Ranch, 1160 sq. ft on the main level (prior it was 1200 therefore it has been reduced) 
*Two story 760 sq. ft on the main level (prior it was 750), it has increased 1500 square 
feet total for a 2 story before (now it has dropped down to 1250 sq. ft) 
*Garage face may not be more than 60% of the entire house/garage width 
*No Bi-levels, no Tri-levels 
 
Golder stated they left out the part about the garage not extending further than 12 feet as 
represented at the work session. 
 
Golder stated the applicant has a segment regarding architectural control. They will have 
a committee look at that. They also gave more detail on the types of materials they will 
use. She stated they also submitted a whole packet on building elevations. Golder stated 
we want to tie the requirements and any representations that the applicant makes to be 
added into the approval. 
 
Golder stated the request goes to the City Commission. 
 
Golder stated there is a big issue. The current owner never paid property taxes. Golder 
stated our policy is we don’t accept applications when taxes aren’t paid. It isn’t the 
applicants fault but taxes have to be paid, therefore the commissioners can not take action 
unless they pay the property taxes. 
 
Todd Stuive, Excel Engineering, was present. He stated regarding the site plan they did 
add sidewalks on both sides and widened the ROW to 56 feet from 50. 
 
Karla Wagner was also present. She stated she inadvertently left out how far the garage 
can be in front of the house but it will be a maximum of 12 feet. She stated she missed 
putting it in the paperwork. She stated regarding architectural approval, there will be a 
committee. She stated no bi-levels, no tri-levels, garage face no more than 60% of the 
total front.  She stated most of their lots are walkout. She stated the total on a 2 story is 
1,400 square feet, 760 on the main and that allows for 640 on the 2nd floor. Discussion 
ensued 
 
Wagner stated they are not going to be the only builders, they are custom builders. She 
stated they hope to build most of the homes, but they will also be offering these lots to 
other builders, However, they will have the architectural control. She stated she is 
prepared to pay the taxes right now. They are under contract with the current owner to 
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purchase this piece of property. She stated they will reduce what they pay in taxes from 
the purchase price at close. She stated they are on a tight schedule. She stated they know 
they have special assessments coming due in September. She stated she has a check to 
now to pay the property taxes. 
 
Jones questioned what the special assessments are for. Golder stated they relate to the 
construction of Pfeiffer Wodds Drive but they are tied up in a lawsuit. Golder stated it is 
not an issue with this approval.  
 
Jones opened the public hearing. 
 
There was no public comment. 
 
Motion by Benoit, supported by Holtrop, to close the public hearing. 
 

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

 
Benoit stated he sees no problem with the project. Benoit questioned if the original PUD 
included trails. Golder stated there were trails on the plan. If it needs to be a waiver she 
stated the City Commission has the authority. She stated they had a fairly good reason as 
to why they didn’t want to do it because of the nature of the open space that they have. 
 
Schweitzer stated he would coordinate with the city Treasurer to see if she will accept the 
tax payment assure both delinquent summer taxes and the soon to be winter taxes are 
covered so the commissioners can take action on the request. 
 
Holtrop stated it looks great, thanks for the sidewalks. 
 
Fox questioned which areas of the common area will be maintained. Stuive stated the 
common areas along Pfeiffer Woods Drive. Stuive stated they anticipate having a berm 
and landscape more of a formal maintained parkway. He stated the areas in the back are 
primarily wetlands. 
 
Little thanked the developer for adding sidewalk. He questioned the detention area, he 
stated he sees storm water coming in but questioned the location of the outlet. Stuive 
stated there is a berm that has been constructed and there is a 42 inch storm sewer.  
 
Jones stated she is happy they added sidewalk on both sides of the street. Jones stated she 
wants to make sure the language regarding the garages is added in the condition and also 
the 2 story main level at 760 square feet and 1,400 square foot total as opposed to the 
1250sq ft. She stated she would also like to add no same color homes right next to each 
other. 
 
Fox requested to not have the same floor plan and design right next to each other 
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Motion by Holtrop, supported by Benoit, to grant conditional Approval of the site 
plan dated February 7, 2019 for Pfeiffer Pines PUD Final Site Plan as described in 
Case No. 4-19.  Approval is conditioned on conditions 1 – 8, condition 1 adding the 
date of February 12, 2019 and adding a condition 9 stating outstanding tax payment 
made and accepted by the end of day 2/13/19 by the City Treasurer and basis points 
1 –5 as described in Golder’s memo dated February 6, 2019. 
 

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

 
Motion by Holtrop, supported by Benoit, to recommend to the City Commission 
Conditional Approval of the site plan dated February 7, 2019 for Pfeiffer Pines as 
described in Case No. 3-19.  Approval is conditioned on conditions 1 –7 adding to 
condition 1 the dated signed February 12, 2019 and adding condition 8  outstanding 
tax payment made and accepted by the end of day 2/13/19 by the City Treasurer 
and basis points 1 –5 as described in Golders memo dated February 6, 2019. 
 

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

 
Case #5-19 – Jakes Fireworks Patterson Place PUD – Major PUD Change Located at 
4600 28th Street SE  
 
Case #6-19 - Jakes Fireworks Patterson Place PUD - Final Site Plan Review for a PUD 
Phase Located at 4600 28th Street SE  
 
Golder stated the applicant is requesting a Major Change to the Patterson Place CPUD 
that would allow the construction of an 8,648 square foot retail store on an 11.2 acre site.   
 
Golder stated the applicant is proposing an amendment to the Commercial Planned Unit 
Development for Patterson Place PUD, originally approved in 1992 and amended in 
1993, 1995, 1997, and 2017.  The overall PUD was initially approved at 245,000 square 
feet of retail use.  What was eventually constructed was approximately 174,000 square 
feet of retail plus three restaurants (now two restaurants and a hotel). The proposed Jakes 
project would increase the overall square footage by 7,693. 
 
Golder stated there was discussion regarding parking. The standards have changed over 
time such that right now the Home Depot site standing on its own doesn’t have enough 
parking, but it is non-conforming. It doesn’t meet our current ordinance, however it met 
the ordinance at the time it was approved. She stated they are taking out parking to put in 
Jakes and they don’t meet the parking either. She stated however, they were short 23 
parking spaces and they found they can re-design the area in front of the former Jakes 
building to establish 23 parking spaces. She stated they will call it deferred parking. 
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Golder stated we did have concern about leaving a big box vacant but the owner has 
committed not to pull permits for the new Jakes until they have a signed agreement for 
the reuse of that property. 
 
Golder stated she is recommending approval of the major change and final site plan as 
described in her memos dated January 25, 2019 
 
Mark Tomaski, with Innovative Design, 1261 Leonard, was present. He stated there is 
plenty of parking for everyone. He stated Jakes Fireworks will have a smaller building 
and they are going to be able to fill the larger building. He stated the realtor believes he 
has one tenant for the entire building, if not they will divide it into a multi-tenant 
building. On the west side of the building staff asked them to not have just a plain wall, 
they will add a little more detail to the west wall. 
 
Jones opened the public hearing. 
 
There was no public comment. 
 
Motion by Benoit, supported by Holtrop, to close the public hearing. 
 

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

 
Little was ok with the request. Fox questioned the green space on A1 and C3. Tomaski 
stated it is all green from there to 28th Street that is part of the Home Depot site. Holtrop 
stated as long as the 100 foot wall is not a continuous 100 feet he is fine with the request. 
Benoit stated he is ok with the request, but questioned if we can require them to put 
someone in the other building before we approve. Golder stated the applicant offered. 
Jones was ok with the request. 
 
Motion by Holtrop, supported by Benoit, to recommend to the City Commission 
conditional approval of the site plan dated February 5, 2019 for Patterson Place 
PUD Jakes Fireworks for a Major Change to an Approved Site Plan Approval 
conditioned on conditions 1-4 and basis points 1 –3 as described in Golder’s memo 
dated January 25, 2019 

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

 
Motion by Holtrop, supported by Benoit, to grant conditional approval of the site 
plan dated February 5, 2019 for Patterson Place PUD Jakes Fireworks.  Approval is 
conditioned on conditions 1-5 and basis points 1 –4 as described in Golder’s memo 
dated January 25, 2019 

- Motion Carried (5-0) – 
- Kape and Pemberton absent - 
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Case#7-19 4301 60th Street  – Final Site Plan Review – Located at 4301 60th Street SE  
 

Golder stated the applicant, Robert Grooters Development, would like to develop a 350,000 
square foot warehousing or light industrial building to the west of the Steelcase Physical 
Distribution Center on a 42.33 acre property.  The approved preliminary PUD plan called for an 
industrial building of the same size. 
 
Golder stated at the work session there was discussion about the loop road and we indicated that 
it needs to continue in some manner. They are proposing a new location of the loop road. This 
road would serve properties further to the north, Fire and Engineering had no problem. Golder 
stated they haven’t shown the construction of it right away and staff is looking for a bond to 
make sure that within 2 years that road gets built. Steelcase also has a guard shack. They 
committed to moving it somewhere else on the property so it doesn’t impede the site. Steelcase 
still has a need for the guard shack and will continue to use it.  
 
Golder stated our ordinance requires that loading takes place in the rear yard. They are proposing 
it in the front. That will have to go to the zoning board of appeals. She stated they are also 
proposing that the building is all metal on all sides. Initially for PUD’s it requires all faces of 
buildings that face parking lots or streets have to be brick. With the PUD amendment in 2014 we 
dropped it down to be regular industrial finished material standards that face streets. She stated 
they have to ask for relief from that because they are proposing 4 sides of metal. She stated we 
required ETO to have finished materials even though they are also removed from the road. 
Golder stated staff’s recommendation is that they would have to provide the finished materials. 
 
Justin Longstreth, Moore and Bruggink was present. He explained the rationale for presenting 
the full metal exterior materials is due to the setback that they have from 60th and East Paris on 
the west side. He stated they are setback from the 60th Street side nearly 700 feet. He stated they 
are planning to install evergreen trees and a landscape berm. He displayed some renderings of 
trees at full maturity.  
 
Jones opened the public hearing. 
 
There was no public comment. 
 
Motion by Benoit, supported by Holtrop, to close the public hearing. 
 

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

 
Benoit stated the recommendation should go to the City commission that the materials should be 
updated. Holtrop stated he agrees with staff’s recommendation. Fox stated he appreciates them 
adding trees in the vicinity of the loading dock. Fox questioned the kind of trees they are 
planting. Longstretch stated he believes it is Norway spruce. Fox questioned what age is a 
Norway spruce at full maturity. Longstreth stated maybe 15-20 years. Fox questioned what age 
are they proposing to plant the trees. Longstrech stated they haven’t discussed yet but usually 
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what they do is plant an 8 foot tree to start. Fox stated he has no issues. Little stated he concurs 
with the comments by staff. Jones stated she is in favor of the façade changes. 
 
Golder stated Schweitzer suggested on the bond and the letter of credit for the road system be 
constructed within a 2 year time period from the date of approval. 
 
Motion by Holtrop, supported by Fox, to grant conditional Approval for the site plan dated 
January 25, 2019 for the Steelcase PUD (Robert Grooters development)as described in 
Case No. 7-19.  Approval is conditioned on conditions 1-8 with condition 3 being modified 
to construct within 2 year time from February 12, 2019 and basis point 1 – 5 as described 
in Golder’s memo dated February 6, 2019 

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

 
I. Work Session 
 

Case #8-19 Popeye’s – Special Land Use Drive Through Restaurant and Site Plan 
Review Located at 5432 Division Ave SE 

 
Schweitzer introduced the request. He stated Drive Through establishments are allowed subject 
to Special Land Use and Site Plan approval by the Planning Commission.  The recent 
conditional rezoning of this site and the site immediately to the north included an amendment 
to reduce and maintain a cross access easement across the project frontage to allow the New 
Beginning Restaurant access to the existing curb cut to the south as well as allow for the 
proposed new retail storefront building with a 50 foot front yard build to line 

There are a number of other cross access and shared parking agreements between and 
amongst not only the property to the north but, as well, properties to the east and south.  

They now have cross access between all the properties. Schweitzer described the site 
circulation and stormwater issues discussed at the staff review meeting. 
 
Schweitzer discussed the Attributes and the Issues: 
 
Attributes 

•Developer and city staff have worked together over many months on a project substantially 
in conformance with the Corridor Edge Form Based Code 

 •Revitalization of an otherwise vacant site 
•First complete re-development of a property along the Kentwood portion of the Silverline 
Bus Rapid Transit Corridor 
•First complete re-development of a property under the Corridor Edge Form Based Code 
•Opportunity for outdoor seating 

Issues 
•Several traffic circulation/design issues have been raised by Engineering and Planning 
Departments to refine the otherwise well thought out site layout 
•Revised lighting plan forthcoming 
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•ZBA variance filed for ground sign 
•ZBA variance sought for minimum massing of building along property frontage 
•Preview menu board sign must be reduced in size (will work with applicant) 
•Proposed wall sign on north building elevation not allowed 
•Existing illegal non-conforming freestanding sign must be removed. 

 
Mike Houseman, Wolverine Building and Jim Vandenberg JVB Architects 2065 Foxridge were 
present. 
 
Houseman stated they feel they have put in a lot of work on this project. He stated he would like 
to get the commissioners opinion on the parking on the south side. He stated they are not 
opposed to having angled parking. The reason it was put perpendicular on the south side was to 
make it consistent with the existing parking. He stated they are putting a bypass lane to go out 
into the existing aisle. If you want to you can bail out before you hit the corner which is another 
14 feet and cars backing out of that area. It is another 14 feet.  
 
Little stated he would like to compliment them on the landscaping. He stated Engineering 
mentioned the islands to the east, from a traffic perspective the parking spaces are lined up where 
they should be. Little questioned the leeching basins and if it needs to be factored into the 
detention calculation. Discussion ensued regarding storm sewer, detention ponds etc. 
Vandenberg stated they will work with Engineering  
 
Fox questioned the hours of operation. Houseman stated 10am-midnight. Fox questioned 
employees parking. Vanderberg stated on the back side. Fox stated he appreciates the amount of 
stacking. Fox stated he loves all the greenspace. Fox questioned if there is any thought around 
outdoor seating or park decorations with trees in a fenced in area. Vandernberg stated there are a 
few trees in the back on the landscaping plan, it depends on the detention area. Houseman stated 
they don’t like seating in the back due to fumes. Fox questioned the construction time. 
Houseman stated if all goes well they should be able to open in July. 
 
Holtrop stated in terms of the flow it makes sense for the angled parking. Holtrop questioned the 
existing illegal non-conforming free standing sign and if we are taking them from the other 
businesses.  Schweitzer stated they lost the sign when they split the property. They will still have 
Kelloggswood drive frontage sign. 
 
Benoit stated he agrees with the angled parking.  
 

Case#9-19 – Zoning Ordinance Text Amendments – Wireless Communication, 
Commercial Building Height  
 

Pung stated the Planning Commission and Zoning Board of Appeals recently heard requests 
relating to a 4-story hotel proposal on Sparks Drive.  The Planning Commission approved the 
project (Case 31-18) which required a height variance (the property was adjacent to a residential 
district and the height was restricted to 2-stories or 30 feet, whichever was lower); the Zoning 
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Board of Appeals denied the height variance request (Case V-18-15) as it failed to meet the 
requirements of Section 21.04.B of the Zoning Ordinance. 
 
The Kentwood Zoning Ordinance currently limits the building height in the C2, C3 and C4 
districts to 3 stories or 45 feet, whichever is lower; the ordinance further restricts buildings that 
are adjacent to residential districts to 2 stories or 30 feet, whichever is lower. 
 
In the Corridor General Context Areas of the Division Avenue Form Based Code, there is the 
allowance for some building types to go up to 5-stories (65 feet maximum) in height with special 
land use approval 
 
From 1976 through the 2002 update of the Kentwood Zoning Ordinance, building heights in 
commercial districts were restricted to 3 stories or 35 feet (there were no additional height 
restrictions when adjacent to residential).  In 2002, as part of a major update of the Zoning 
Ordinance, building height restrictions in the C2, C3 and C4 districts were amended to permit 
building heights of 3 stories or 45 feet, whichever is lower.  In addition to increasing the 
maximum building height to 45 feet, a further restriction was added limiting buildings adjacent 
to residential districts to 2 stories or 30 feet, whichever is less. 
 
Pung stated he checked the commercial building height allowances of several different 
communities. 
 
Staff reviewed the building height restricts for commercial districts in Cascade Township, 
Gaines Township and the City of Wyoming.  Summary is as follows: 
 

Cascade Township: In the B2 district, building height is restricted to 3-stories or 35 
feet.  In the ES Expressway Service district building height is 
restricted to 4-stories or 48 feet but with the ability to exceed the 
height restriction as a special land use.  In PUD districts height 
restrictions can be waived. 

 
Gaines Township: 35 feet or 2.5 stories, whichever is less. 
 
Wyoming: In the commercial districts building height is generally restricted to 

35 feet but there are some exceptions in specific overlay districts 
or planned unit developments. 

 
Staff spoke with the Kentwood Fire Chief and he indicated that the City’s ladder truck extends 
up to 95 feet and that there would not be an issue servicing a building of 45 feet.  The Zoning 
Ordinance currently permits up to 3-stories or 60 feet in the I2 Heavy Industrial district and 
allows for elderly housing facilities to go up to 72 feet in height. 
 
Pung stated there are a number of options available to the City with respect to the current 
building height restrictions.  Options include, but are not limited to, the following: 
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 No change to the current ordinance language. 
 

 Maintain the current height restrictions but make allowance for buildings adjacent to 
residential districts to exceed 2-stories or 30 feet as a special land use. 

 
 Retain the height restrictions (45 feet and 30 feet) but remove the 2-story and 3-story 

restrictions and make allowance for buildings adjacent to residential districts to exceed 30 
feet as a special land use. 

 
 Make the maximum building height 45 feet (no restriction on stories) regardless of 

whether or not the site is adjacent to a residential district. 
 

 Modify the height restrictions when adjacent to residential based on the type of adjacent 
residential use (single family detached, multi-story residential, etc.) 

 
Benoit likes the idea of point 3 Retain the height restrictions (45 feet and 30 feet) but 
remove the 2-story and 3-story restrictions and make allowance for buildings adjacent to 
residential districts to exceed 30 feet as a special land use. 

 
Fox concurred but also likes point 4 Make the maximum building height 45 feet (no 
restriction on stories) regardless of whether or not the site is adjacent to a residential 
district. He stated only allowing them to go 5 feet higher doesn’t seem like enough for a 
completely different zone. 

 
Holtrop stated because we have only had 13 requests since 1969 just leave it the way it is.  
 
Discussion ensued regarding the commercial height allowances in different communities. 
 
Fox stated he would be open for 45 feet but also go for a special land use. The 
commissioners agreed. 
 
WIRELESS COMMUNICATION 
 

Golder stated The Michigan legislature has recently proposed changes to the provisions for 
Wireless Communication Facilities within the state.  These changes include amendments to 
the Zoning Enabling Act.  Therefore the city will need to amend some of its zoning 
provisions in order to comply with these new regulations, set to go into effect on March 12, 
2019.  The new Act 366 amends the Zoning Enabling Act to provide that antennas and other 
wireless equipment (but not a new structure or tower) are a permitted use and are not subject 
to special land use or any type of zoning review if located on an existing structure, and won’t 
increase the height of the structure it is attached to by more than 20 feet or 10%, whichever is 
greater.  There are also new provisions for the increased width of wireless equipment and the 
size of the equipment compound.  If a new structure or tower is proposed, there can be a 
zoning review but there are time limits for the review. 
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Act 365 deals with wireless equipment in the right of way.  This is to allow more small cell 
wireless facilities or distributed antenna system (DAS).  The city will generally address this in 
the city ordinances, as city staff are working with a consortium of communities in dealing with 
these new regulations that essentially allow poles and wireless facilities to be placed within the 
city rights of way with very limited review or oversight by the city.  There are some zoning 
regulations and definitions that will have to take place to accommodate these changes to the city 
code of ordinances.   
 
In many ways, the current zoning ordinance is compliant with the changes to the Zoning 
Enabling Act with respect to how wireless facilities are addressed.  When a new monopole is 
proposed, it is a principal use of the property and has to meet the lot standards like any other use 
within the city.  A new monopole must also receive Special Land Use approval.  On the other 
hand, if a new antenna is attached to an existing monopole, only staff review is required.  This 
review includes a structural analysis as well as the review of any proposed shelter at the base of 
the monopole.  Likewise, planning staff will review an antenna attached to an existing tall 
structure, such as a building.  With the changes to the Zoning Enabling Act, there will be no 
zoning review of any new antenna proposed on an existing tower, even if that antenna increases 
the height by 20’.  The building inspector should be able to review the antenna attachment on 
behalf of the city for compliance with the building code. 
 
The following summarizes the changes we are trying to address with the ordinance amendments. 
 
General:   
Define wireless communication equipment and wireless communication support structures 
Define what is required on private property  
Define what is allowed within the ROW 
 
Wireless communication support structure: 

 Can be located on private or public property, or within ROW 
 Generally tall structures or monopoles outside of ROW, but could be small cell too 
 Will be small cell or DAS within ROW—city can require a permit but with limitations 
 Principal use outside of the ROW 
 Equipment compound is allowed to be 2,500 square feet max.  Shelters limited to 250 per 

carrier 
 Attached antenna can be 20’ high or 10% of tower height, whichever is greater plus 

“reasonable” increase in width 
 PC can review but there is a time limit – SLU for a new structure 

 
Wireless communication equipment 

 Can be on private or public property or within ROW 
 Defines the equipment or antenna, etc. attached to a structure 
 There will be a height  (20’ or 10%) for which the use is permitted by right 
 In ROW total height of support structure and antenna is 45’ 



Proposed Minutes 
Planning Commission 
February 12, 2019 
Page 14 

 Includes DAS/small cell wireless (distributed antennae system or small cell 
telecommunication or data wireless network)  

 

 Small cell wireless facilities (in ROW) 
 Located within the public ROW 
 Addressed in city ordinance, rather than in zoning ordinance  
 Includes the definition of small cell wireless facilities or DAS 
 40’ max; 45’ if antenna is attached.  Special Land Use for taller structure 
 Co-location allowed  
 Permit can be required but there is a time limit and limitations 
 No permit for replacement or maintenance 

 
The commissioner were ok with the changes.  
 
J. New Business 
 

Motion by Holtorp, supported by Fox to Set a public hearing date of  March 12, 
2019, for:  Case#10-19 – Roskam Freezer -  Final Site Plan Review for a PUD Phase 
Located at 5565 Broadmoor Ave SE; Case#11-19 – New Monopole Cell Tower – 
Special Land Use Wireless Communication Tower and Site Plan Review Located at 
4610 E. Paris 

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

 
K. Other Business 
 

1. Commissioners’ Comments 
 
Little stated he went to a planning training meeting in Ottawa County and it was very interesting. 
Little stated he will not be at the next two meetings. 
 
Fox stated he didn’t attend the training meeting but he has the information and can email it to the 
commissioners. 
 
Holtrop stated there was a LUZ meeting concerning the Heyboer property Section 34. Encore 
Alliance of Greater Grand Rapids. It is a group offering services for seniors with plans for a 3 
story office building. Holtrop indicated it was not the best spot for their concept. 
 
Holtrop stated the second LUZ meeting was a conversation with a local developer providing 
insights and ideas on what he thought might fit on the City owned property on 44th Street 
between Madison and Jefferson. Row houses, townhouse. Holtrop stated there was no 
conclusion.  
 
Jones questioned if we have any leads on commissioners. Schweitzer stated the Mayor is still in 
the process and should appoint two at the next City Commission meeting. 
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Jones questioned if we are still going to review the lighting standards. Schweitzer stated that will 
be one of the pieces Pung will look into with an update to the overall zoning ordinance. 
 
Jones stated she noticed that some land in Gaines Township 60th and Eastern was recently 
cleared to accommodate new upscale apartment community.  
 

2. Staff’s Comments 
 

Staff offered no additional comments 
 
L. Adjournment  
 

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

- Motion Carried (5-0) – 
- Kape 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 

FEBRUARY 26, 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 Holtrop. 
 
C. Roll Call: 

Members Present: Bill Benoit, Catherine Brainerd, Garrett Fox, Dan Holtrop, Sandra 
Jones, Ed Kape, Darius Quinn   
Members Absent: Timothy Little and Mike Pemberton (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 3citizens  

 
Motion by Fox, supported by Benoit, to excuse Little and Pemberton from the 
meeting. 

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

D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Benoit, supported by Commissioner Holtrop,  to approve 
the Minutes of  February 12, 2019 and the Findings of Fact for: Case#2-19- 3048 – 
32nd Street Apartments – Final Site Plan Review - Located at 3048 32nd Street; 
Case#3-19  - Pfeiffer Pines – Preliminary Site Condominium Review Located at 
3939 Shaffer Avenue SE; Case# 4-19 Pfeiffer Pines – Final Site Plan Review Located 
at 3939 Shaffer Ave SE; Case #5-19 – Jakes Fireworks Patterson Place PUD – 
Major PUD Change Located at 4600 28th Street SE; Case #6-19 - Jakes Fireworks 
Patterson Place PUD - Final Site Plan Review for a PUD Phase Located at 4600 28th 
Street SE; Case#7-19 4301 60th Street  – Final Site Plan Review – Located at 4301 
60th Street SE   

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

E. Approval of the Agenda 
 

Motion by Commissioner Kape, supported by Commissioner Fox, to approve the 
agenda for the February 26, 2019 meeting.  

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

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

There was no public comment. 
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G. A Old Business 
 

There was no Old Business 
 

H. Public Hearing 
 
Case #8-19 Popeye’s – Special Land Use Drive Through Restaurant and Site Plan 
Review Located at 5432 Division Ave SE 
 
Schweitzer stated the request is for Special Land Use Drive Through Restaurant and Site 
Plan Review.  He stated the zoning on the property is Form Based Code Corridor Edge. 
Schweitzer stated there is a 50 foot setback from the front lot line which is required 
setback if you are going to have a retail building. He stated there are a number of other 
cross access and shared parking agreements between and amongst not only the 
property to the north but, as well, properties to the east and south.  
 
Schweitzer stated they are projecting as much as 60% of the patronage would be 
through the drive through window. They have vehicle stacking for in excess of the 
minimum requirements.  
 
Schweitzer stated for this project proposes landscape island along the back lot line 
and that stabilizes and reinforces that there is two way traffic along the front of the 
building to the east and maintains viable parking along the front of the building.  
 
Schweitzer stated the drive through restaurant is a good fit for the area from a staff 
perspective. He indicated it is a good fit for the location and along the corridor. He 
stated in terms of site design the changes that have been made between the work 
session and public hearing have been responsive to the issues raised by the City 
Engineer’s Department. 
 
Schweitzer stated under Form Based Code there is a lot of focus on the design of the 
building both in terms of location and features. He stated what they have proposed is 
supportive of the Form Based Code in terms of making it a walkable area. They have 
provided a sidewalk connection from the front door out to the public ROW.  
 
Schweitzer stated the applicant went to the Zoning Board of Appeals and secured a 
variance on the ground sign. It is going to be back on the property but it has a limited 
height and a limited area. There is also a variance they sought and secured with regard 
to how much of the frontage is occupied by the building. 
 
Schweitzer stated regarding the site plan, there is currently an illegal non-conforming 
freestanding sign on the property that needs to be removed. 
 
Schweitzer stated he is recommending conditional approval of the special land use 
drive through restaurant and site plan as described in his memos. 
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Jim Vandenberg, JVB Architects was present.  He stated they updated the site and put 
some angled parking along the south side of the building as well as greenspace in 
between the parking and the back. He stated he thinks this will work well and 
Popeye’s will be pleased. 
 
Jones opened the public hearing. 
 
There was no public comment. 
 
Motion by Holtrop, supported by Benoit, to close the public hearing.  
 

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

 
Fox, Brainerd, Benoit, Holtrop, Quinn, Kape and Jones were ok with the proposed 
request. Fox and Jones had a few questions in the engineering report and regarding the 
leaching basins.  
 
Motion by Holtrop, supported by Benoit, to grant Conditional approval of the 
Special Land Use Drive Through Restaurant request by Eagle Ready Foods for a 
Popeye’s Restaurant at 5432 Division Avenue as described in Case # 8-19.  Approval 
is conditioned upon condition 1 and basis point 1 as described in Schweitzer’s memo 
dated February 19, 2019. 

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

 
Motion by Holtrop, supported by Fox, to grant Conditional approval of the final site 
plan submittals dated February 19, 2019 proposed by Eagle Ready Foods for a 
Popeye’s Restaurant at 5432 Division Avenue as described in Case # 8-19.  Approval 
is conditioned upon conditions 1-4 and basis points 1 – 7 as described in 
Schweitzer’s memo dated February 19, 2019. 

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

 
Case#9-19 – Zoning Ordinance Text Amendments – Wireless Communication, 
Commercial Building Height  

 
Golder stated The Michigan legislature has recently enacted changes to the provisions for 
Wireless Communication Facilities within the state.  These changes include amendments 
to the Zoning Enabling Act.  The new Act 366 amends the Zoning Enabling Act to 
provide that antennas and other wireless equipment (but not a new structure or tower) are 
a permitted use and are not subject to special land use or any type of zoning review if 
located on an existing structure, and won’t increase the height of the structure it is 
attached to by more than 20 feet or 10%, whichever is greater.  There are also new 
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provisions for the increased width of wireless equipment and the size of the equipment 
compound.  If a new structure or tower is proposed, there can be a zoning review but 
there are time limits for the review. 
 
Golder stated Act 365 deals with wireless equipment in the right of way.  This is to allow 
more small cell wireless facilities or distributed antenna system (DAS).  The city will 
generally address this in the city ordinances, as city staff are working with a consortium 
of communities in dealing with these new regulations that essentially allow poles and 
wireless facilities to be placed within the city rights of way with very limited review or 
oversight by the city.  There are some zoning regulations and definitions that will have to 
take place to accommodate these changes to the city code of ordinances.   
 
 
The following summarizes the changes we are trying to address with the ordinance 
amendments. 
 
General:   
Define wireless communication equipment and wireless communication support 

structures 
Define what is required on private property  
Define what is allowed within the ROW 
 
Wireless communication support structure: 

 Can be located on private or public property, or within ROW 
 Generally tall structures or monopoles outside of ROW, but could be small cell too 
 Will be small cell or DAS within ROW—city can require a permit but with limitations 
 Principal use requirement outside of the ROW 
 Equipment compound is allowed to be 2,500 square feet max.  Shelters limited to 250 per 

carrier 
 Attached antenna can be 20’ high or 10% of tower height, whichever is greater plus 

“reasonable” increase in width 
 PC can review but there is a time limit – SLU for a new structure 

 
Wireless communication equipment 

 Can be on private or public property or within ROW 
 Defines the equipment or antenna, etc. attached to a structure 
 There will be a height  (20’ or 10%) for which the use is permitted by right 
 In ROW total height of support structure and antenna is 45’ 
 Includes DAS/small cell wireless (distributed antennae system or small cell 

telecommunication or data wireless network)  
 

 Small cell wireless facilities (in ROW) 
 Located within the public ROW 
 Addressed in city ordinance, rather than in zoning ordinance  
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 Includes the definition of small cell wireless facilities or DAS 
 40’ max; 45’ if antenna is attached.  Special Land Use for taller structure 
 Co-location allowed  
 Permit can be required but there is a time limit and limitations 
 No permit for replacement or maintenance 

 
 
Golder stated as far as zoning review on the small cells if they are over 40-45 feet with an 
antenna that will come before the planning commission as a special land use 
 
Golder stated we have created another Section in our ordinance 15.04.JJ for small cells outside 
of the ROW  
 
Golder stated if we deny small cells outside of the ROW we have to be thorough with the denial 
and anything that goes through special land use. 
 
Commercial Building Height 
 
Pung stated most of our hotels are 4 stories and obtained a variance through the Zoning Board of 
Appealsor  if they were in a PUD they got a waiver. He stated the staff recommendation up with 
is to eliminate the 3 stories requirement just a straight 45 feet. It would still be limited to 30 feet 
when it is abutting a residential district, but we have added the ability to, if they want to go up to 
45 feet, they can request that as a special land use.  
 
Pung stated the recommendation is eliminating the reference to the 3 stories, added in the 30 feet 
when abutting any residential district and adding in the allowance to allow greater than 30 feet as 
a special land use 
 
Jones opened the public hearing. 
 
There was no public comment. 
 
Motion by Holtrop, supported by Kape to close the public hearing. 
 

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

 
Holtrop asked for clarification on the 2,500 square foot compound and wanted to make sure it 
was referencing a fenced off area and not a building. 
 
Fox questioned if there was any way we can add extra fees for unsightliness. Golder stated no, 
however we can ask for stealthing methods. In the city ordinance we are looking at regulations 
such as it has to be 10 feet from a driveway and not in front a house etc.  
 
Commissioners had no concerns. 
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Motion by Holtrop, supported by Benoit, to recommend to the City Commission to 
amend the Kentwood Zoning Ordinance No 9-02, as amended with regard to 
Commercial Building Height as described in Pung’s memo dated February 21, 2019 
 

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

 
Motion by Holtrop, supported by Fox, to recommend to the City Commission to 
amend the Kentwood Zoning Ordinance No 9-02, as amended with regard to 
Wireless Communication as described in Golder’s memo dated February 21, 2019 
 

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

 
I. Work Session 
 

Case#10-19 – Roskam Freezer -  Final Site Plan Review for a PUD Phase Located at 
5565 Broadmoor Ave SE 
 
Golder stated applicant Roskam would like to construct a 98,000 square foot freezer 
building to supplement its manufacturing facility located at 5565 Broadmoor Avenue.  
The original approved plan for this area of the PUD envisioned a 200,000 square foot 
detached facility, Building “M”. Since the square footage is less than that approved in the 
PUD, the application is considered a minor change and requires only final site plan 
review.  
 
Golder stated the site is located south of the existing 5565 Broadmoor Roskam 
manufacturing plant.  Access to the site appears to be primarily from the Broadmoor 
access driveway or from an access point at 60th Street.  Due to the number of trucks that 
access the site, staging for truck parking has been established south of the proposed 
freezer building.  This will help to control the flow through the site, which has been an 
issue for the city at the current location.  Additional information regarding the freezer 
operation and circulation truck/employee circulation has been requested. 
 
Golder stated the applicant proposes to have loading on the south side of the building.  
Since the freezer building is proposed to be attached to the rest of 5565 Broadmoor, the 
southern side is considered the rear yard.  The applicant has not provided information on 
the proposed elevation of the freezer building.  Since an additional building or expansion 
is planned, the Zoning Administrator has made the interpretation that finish materials will 
not be required for the freezer building.  However, a future freestanding building to the 
south will require finish materials as required by the PUD Agreement. 
 

Circulation 
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The approved plan for the overall PUD shows driveway access south of 5565 Broadmoor that 
separate 5565 and Building “M”.  With the freezer building connecting to 5565 Broadmoor, 
the driveway has to circulate around the edge of the freezer building.  This creates a difficult 
intersection in the northeast corner of the site.  The applicant should negotiate with Franklin 
Partners to acquire enough property to allow a 90 degree turn here.   

 
The applicant must submit a statement for this phase of the PUD to describe the use of the 
freezer building and circulation of trucks and employees through the site. 

 
The site plan should show the future internal ring road that runs parallel to 60th Street. The 
future access drive will need to be built to the applicant’s north property line.  However, it is 
possible that the construction of the internal road can be delayed.  A bond or letter or credit 
will be required to ensure that it is built within a reasonable timeframe.   

 
Landscaping 

Section 3 B of the Development Agreement requires that any Developer intending to     
construct a new improvement must submit a landscaping plan that includes a tree 
preservation plan.  The preservation plan will include the identification of significant trees on 
the site.  If a significant tree or stand of trees is to be removed, they must be replaced on a 
caliper by caliper basis.  

 
Applicant must submit a lighting and landscaping plan, in accordance with city site plan 
requirements, PUD standards, and Section H of the PUD Agreement, as well as Section 3 B 
and C of the Agreement. 

 
Attributes: 
 Square footage consistent with the PUD Plan 
 Provides needed freezer for Roskam operation. 
 Will allow for the eventual continuation of the internal ring road 

 
Issues: 
 Internal ring road needs to be shown; construction can be deferred with a letter of credit 

or bond.   
 Need description of building and circulation around the site, especially with truck storage 

and staging 
 Need additional information on lighting, and landscaping detail 

 
Golder stated for the public hearing we want to show the internal ring road and a statement about 
when it will be constructed and also more information on landscaping and lighting 
 
Todd Stuive, Exxel Engineering and John Reimink, with Erhardt Construction were present. 
 
Fox questioned whether we worry about building materials. Golder stated we have made the 
interpretation because it is on the side of the building and because there is going to be another 
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building in between, they will not have to meet the finished material requirements of the zoning 
ordinance. 
 
Brainerd, Holtrop, Quinn, Kape were ok with the request.  
 
Benoit stated as long as they take care of the circulation issue he is ok with the request. He stated 
and if they aren’t going to construct the road right away he thinks 2 years is good enough time to 
give them.  
 
Jones stated according to the engineers report there are a significant number of questions and 
concerns and that need to be addressed. Reimink stated they are working on the issues. 

 
 Case#11-19 – New Monopole Cell Tower – Special Land Use Wireless Communication 
Tower and Site Plan Review Located at 4610 E. Paris 
 

Golder stated the project involves the construction of a 90 foot monopole tower at 4610 East 
Paris Avenue SE.  A 5,625 square foot area is proposed for the enclosure for the facility.  The 
applicant has indicated that this is a lease area.  In the past the Kentwood Assessor has 
considered a long term lease a split of a property; this would make the split parcel too small for 
the I-1 Industrial Use.  A 6 foot high fence with barbed wire is proposed. 
 
Golder stated the City has a Master Plan for Wireless Communication facilities.  The plan 
identifies various sites within the city that would be appropriate for a wireless communications 
tower.  Although this proposed tower is not one of the preferred sites, it is located less than a 
mile from a preferred site.  The Master Plan allows wireless Communications Towers with 
Special Land Use approval. 
 
The City Engineer notes that there is an existing curb cut that serves the property, yet the site 
plan shows that another driveway is to serve the monopole.  The proposed driveway to the 
monopole is gravel; the driveway access would have to be paved.   
 

 The city engineer also has posed questions regarding the slope of the property and the need for 
grading, as well as the identification of any wetlands on the site. 

 
 Golder stated they have done a good job with meeting all the criteria we have in our ordinance. 

Golder stated this will be the only thing on the site. She stated there was discussion with the 
applicant if they wanted to try to split it an acquire another ½ acre but with only 1.5 acres they 
don’t meet the minimum requirements split right now.   

 
 Golder stated on the site plan they showed a gravel driveway. They have to pave the driveway 

and if they use the other driveway they would have to remove one because only one driveway 
per site would be permitted.  

 
Attributes: 

 Approved location by airport 
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 Appears to serve an underserved area where cell towers are difficult to place due to the 
proximity of the airport 

 Meets most of the Special Land Use Standards 
Issues: 
 

 Property owner appears to be reserving the balance of the site for another use when the 
tower is a principal use of the property 

 Access must be paved 
 Not using existing curb cut 
 Location of wetlands on site; unclear if grading will be required  
 No landscaping proposed 

 
Kape questioned the wetlands. Golder stated they will have to do some grading on the 
northern portion of the site in order to put in the compound and she doesn’t think they are 
going to run into wetlands. 
 
Quinn, Holtrop, Benoit, Brainerd, Jones were ok with the request Fox stated he would like to 
see extra care taken in the wetlands area even if it means planting so that area is preserved 
and protected. Craig Mcgrew 3609 Driftwood Dr North #210 Lafayette IN 47905 was 
present. He questioned where Fox was referring. Fox stated along the south side. 

 
J. New Business 
 

Motion by Holtrop, supported by Benoit to set a public hearing date of March 26, 
2019, for: Case#12-19 – Patterson Avenue Auto Sales – Special Land Use and Site 
Plan Review for Indoor Vehicle Sales Located at 4581 Patterson Ave SE; Case#13-
19 Structures and Improvements Plan July 1, 2019 - June 30, 2025 
 

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

K. Other Business 
 

1. Commissioners’ Comments 
 
Fox welcomed the 2 new commissioners.  
 
Brainerd stated she is happy to be serving on the Board and ready to get involved. 
 
Holtrop questioned if we were having a subcommittee meeting for the SIP. Committee members 
stated they can have discussion during the work session, no need for an advance committee 
meeting. 
 
Holtrop stated there was a LUZ meeting prior to this regular meeting regarding a parcel between 
the Justice Center and 44th Street, but the half that fronts 44th Street. The first part of the parcel is 
office and would remain, the next two thirds they are looking at a PUD for some condos and a 
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womens Our Hope substance abuse 90 day treatment program, they would include some 
transitional housing. He stated the applicant will be meeting with the neighbors March 6, 7:30pm  
in the library community room. Schweitzer stated they may make application by mid March, but 
wanted feedback from the committee and feedback from the neighbors first.  
 
Quinn stated he is looking forward to serving on the commission. 
 
Jones welcomed the new commissioners.  
 

2. Staff’s Comments 
 

Schweitzer stated we been working with the same committee appointees the last couple of years 
and suggested the commissioners contact Jones if they have the desire to be on one of the 
committees. Jones asked Collier to send out the description and identify vacancies. 
 
Schweitzer stated in terms of the Master Plan we are looking to set up two public open houses in 
the next couple of months. He stated later in March the first meeting would cover section 34 and 
the second meeting in mid to early April involving Section 13. 
 
Schweitzer stated there is another group that came to Luz who had an idea on another piece of 
property on Walma for a senior housing project. They are no longer looking at the site. They got 
updated wetland information and they found that it diced up the site too much to be able to 
support the type of concept they wanted to pursue. He stated they are now expressing some 
interest in section 34 
 
L. Adjournment  
 

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

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

 
Meeting adjourned at 8:45p.m. 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

MARCH 12, 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 Quinn. 
 
C. Roll Call: 

Members Present: Bill Benoit, Catherine Brainerd, Garrett Fox, Dan Holtrop, Sandra 
Jones, Ed Kape, Mike Pemberton, Darius Quinn  
Members Absent: Timothy Little (with notification) 
Others Present:  Community Development Director Terry Schweitzer, Economic 
Development Planner Lisa Golder, Senior Planner Joe Pung, Planning Assistant Monique 
Collier, Director of Public Works John Gorney, Deputy Finance Director Bhama Cairns 
the applicants and about 4 citizens. 

 
 Motion by Kape, supported by Fox, to excuse Little from the meeting. 
 

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

 
The swearing in of Barinerd and Quinn. 

 
 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Holtrop, supported by Commissioner Fox, to approve the 
Findings of Fact for:  Case #8-19 Popeye’s – Special Land Use Drive Through 
Restaurant and Site Plan Review Located at 5432 Division Ave SE; Case#9-19 – 
Zoning Ordinance Text Amendments – Wireless Communication, Commercial 
Building Height  

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

E. Approval of the Agenda 
 

Schweitzer added Master Plan Discussion under Other Business. 
 
Motion by Commissioner Holtrop, supported by Commissioner Fox, to approve the 
agenda for the March 12, 2019 meeting with addition noted.  
 

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

There was no public comment 
 
G. Old Business 
 
H. Public Hearing 
 
Case#10-19 – Roskam Freezer -  Final Site Plan Review for a PUD Phase Located at 5565 
Broadmoor Ave SE 
 
Golder stated the request is part of the Steelcase Master Plan. She stated this is about an 87 acre 
piece of property owned by Roskam.  She stated Roskam would like to construct a 98,000 square 
foot freezer building to supplement its manufacturing facility. Golder stated the original 
approved plan for this area of the PUD envisioned a 200,000 square foot detached facility, 
Building “M”. Since the square footage is less than that approved in the PUD, the application is 
considered a minor change and requires only final site plan review.  
 
Golder stated with respect to the site plan there was discussion regarding the internal ring road, 
we want to see the continuation of that. She stated one of the comments in her recommendation 
is to show the ring road on the site plan. She stated we want businesses to be able to connect and 
to be able to use the driveways on either side. She stated building L will be able to use either 
driveway on Eto site or the site that was just approved for Grooters.  
 
Golder stated the only issue is when to require the construction of the road. She stated a couple 
of ideas as to when to require the construction of the road is when next phase is built for the 
freezer, or when building L is built south of the physical distribution center orgive them a 2 year 
time period.  
 
Golder stated she is recommending conditional approval of the site plan as described in her 
memo dated March 5, 2019. 
 
Todd Stuive, Exxcel Engineering was present. He stated at the work session there was discussion 
about the length of the review letter from the Engineer Department. He stated they have 
addressed all those issues.  
 
John Reinmink with Erhardt Construction was also present.  
 
John Reimink stated they have submitted the electrical plans for the site as well as the rest of the 
drawings for the interior of the building. They are currently being reviewed. 
 
Jones opened the public hearing. 
 
There was no public comment. 
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Motion by Kape, supported by Pemberton, to close the public hearing. 
 

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

 
Fox questioned what engineering concerns have they addressed. Stuive stated they have a letter 
dated February 28 and all of the issues have been addressed. Fox questioned how they are 
handling accessibility handicap spaces. Reimink stated handicap spaces according to the code are 
handling at other areas of the building not in this new area. Reimink stated there are two other 
areas of entrance to this building and they meet the code requirement for the number of handicap 
spaces and percentage of entrances into a building that need to be handicap. Fox questioned if we 
are looking to relocate truck traffic on to 60th Street and would that have any impact on 60th 
Street as far as the wear and tear and traffic flow. Golder stated 60th was built to accommodate 
trucks, that will not be a problem. 
 
Pemberton stated he is delighted to see the growth of Roskam. He stated it is looking great.  
 
Holtrop questioned the alignment of the driveway connection to the east. Reimink stated right 
now it is possible to be used for trucks, it has been designed so they could put a truck around it. 
They are still working with Excel and the neighboring property. It will change eventually and 
when it does change, it will be resubmitted to Kentwood. Holtrop questioned how many trucks. 
Reimnk stated there is spacing for 119 trucks for staging. Kape stated that appears to be a lot of 
spots in the staging area, do they anticipate the staging area to be full. Reimink stated there are 
119 spaces and that is for additional trucks that will be arriving at Roskam later this year to 
alleviate the parking around the existing perimeter road which has been known as an issue from 
the City of Kentwood Fire Department. He stated yes they will probably be quite full. 
 
Motion by Benoit, supported by Fox, to grant conditional approval for the site plan dated 
November 2, 2018 for the Roskam (Steelcase PUD) development as described in Case No. 
10-19. Approval is conditioned on conditions 1-6 adding the Engineers memo from 
February 28, 2019 and basis points 1-5 as described in Golder’s memo dated March 5, 
2019. 

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

 
 Case#11-19 – New Monopole Cell Tower – Special Land Use Wireless Communication Tower 
and Site Plan Review Located at 4610 E. Paris 
 
Golder stated the request is to build a 90 foot monopole tower for AT&T at 4610 East Paris 
Avenue SE.  A 5,625 square foot area is proposed for the enclosure for the facility.  She stated 
monopole wireless communication towers are the principle use of the site. If you have a parcel of 
land in the industrial zone and you have a tower on it, it can be the only thing on the site besides 
any ancillary uses such as their equipment sheds. This is on a 1.5 acre site. She stated they have 
met all of the standards of our ordinance. Along with the letter they have to let other carriers co-
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locate on the tower they provideda  letter from the airport saying that they approved this tower at 
that height. Golder stated we do have a fall zone requirement they have also met. 
 
Golder stated the City has a Master Plan for Wireless Communication facilities.  The plan 
identifies various sites within the city that would be appropriate for a wireless communications 
tower.  She stated although this proposed tower is not one of the preferred sites, it is located less 
than a mile from a preferred site.  The Master Plan allows wireless Communications Towers with 
Special Land Use approval. 
 
Golder stated regarding the site plan there was discussion at the work session regarding the 
gravel driveway on the north side of the property. They are going to eliminate the gravel drive 
use the curb cut and pave the access to that site. 
 
Golder stated she is recommending approval of the special land use and site plan review as 
described in her memos. 
 
Jones opened the public hearing. 
 
There was no public comment. 
 
Motion by Benoit, supported by Pemberton, to close the public hearing. 
 

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

 
Craig McGrew, 3609 Driftwood Dr. North Lafayette IN was present on behalf of AT&T.  
 
Benoit questioned if the land can be split. Golder stated in order to split the land they would have 
to have 40,000 square feet. They would have to acquire more land or get a variance from the 
Zoning Board of Appeals to reduce the size to something less than an acre. She stated at this 
point they are not proposing to put anything else on the site. 
 
Pemberton questioned if the towers get shared. McGrew stated yes they do. Golder stated we 
require it as per our ordinance and the applicant has submitted a letter to that effect. 
 
Fox stated at the work session we requested some type of screening. McGrew stated when they 
get the drawings revised to show the curb cut they will have scrubs installed around the 
compound. 
 
Motion by Holtrop, supported by Fox, to grant conditional approval of the special land use 
Wireless Communication Tower as proposed in Case No. 11-19. Approval is conditioned on 
conditions 1-4 and basis points 1-4 as described in Golder’s memo dated March 6, 2019. 
 

- Motion Carried (8-0) – 
- Little absent – 
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Motion by Holtrop, supported by Fox, to grant conditional approval of the site plan dated 
July 30, 2018 for a Wireless Communication Tower as described in Case No. 11-19. 
Approval is conditioned on conditions 1-5 and basis points 1-4 as described in Golder’s 
memo dated March 6, 2019. 

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

I. Work Session 
 
Case#12-19 – Patterson Avenue Auto Sales – Special Land Use and Site Plan Review for Indoor 
Vehicle Sales Located at 4581 Patterson Ave SE 
 
Pung stated the request is for special land use and site plan review for indoor vehicle sales in the 
Industrial zone. He stated the building is currently used for storage for light industrial and 
distribution. He stated in 2017 the applicant was approved for this exact same use on the adjacent 
property to the north. He stated due to requirements from the State of Michigan they we not able 
to utilize that facility without evicting their current tenant a vehicle repair operation. They 
purchased the adjacent property with the intent to do their vehicle sales out of 4581 Patterson. 
 
Pung stated the parcel is .85 acres in area. The property is currently accessed by two curb cuts off 
of Patterson Avenue. The existing building is legal nonconforming with respect to the front yard 
setback, front yard landscaping, side yard setback. There is a loading dock on the front of the 
building, it doesn’t meet our current building elevation requirements. The building also does not 
meet the façade requirements of the zoning ordinance. In addition the lot is legal non-conforming 
with respect to minimum lot width. This is all legal non-conforming so they can still use the 
building.  
 
Pung stated in 1999 the Planning Commission approved the special land use and site plan for a 
vehicle repair operation at this location; three of the conditions of approval were: closure of the 
existing south drive; removal of the truckwell on the east elevation and combine 4581 & 4583 
Patterson. Pung stated subsequent to the approval, the vehicle repair operation (Vehex) left the 
site and none of the conditions of approval were implemented. Pung stated he couldn’t find a 
resolution to the subsequent civil litigation. The City requested this be moved to Federal Court 
and after that there is no history.  
 
Pung stated some of the issues: 
*Updated project narrative. He stated the applicant has provided staff with an updated project 
narrative. 
*Determine status of truck dock on the east side of the building. 
*Close one drive onto Patterson Avenue 
*One of the original basis of this in 1999 Vehex was bringing in fairly large vehicles on large 
trucks and the vehicles would come in and drive out onto Patterson Ave in order to use the truck 
well, that was not safe. We were requiring them to close the truck dock and look at gaining 
access to the service drive to the south. 
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Pung stated the applicant would like to retain the truck dock in order to bring their vehicles to put 
them in the building and they would also like to retain both curb cuts. 
 
Jeff Anderson, owner of 4581 and 4571 Patterson Ave. was present. Anderson stated because of 
the State laws they have to be able to display 10 vehicles of the like kind that they intend to sell. 
He stated they are intending to do passenger vehicles, they can not do that and cohabitate with 
their tenants in the building at 4571 Patterson Avenue which is a body shop.  
 
Fox questioned the type of passenger vehicles they intend to sell. Anderson stated whatever they 
get their inventory through they will all be passenger vehicles pickups and large SUV’s. Fox 
questioned if they anticipate their sales to be online or walk-ins. Anderson stated online and 
scheduled visits into the facility. Fox questioned if they plan to make façade changes. Anderson 
stated no, just another sign. Fox questioned what he intends to do with the rest of the building. 
Anderson stated there is a tenant already in there, it is a separate business. Fox questioned will 
all vehicles need to be stored inside. Pung stated for the vehicle sales portion they are required to 
have the vehicles stored and displayed indoors. With vehicle repair establishments there is 
limited allowance for them to be outside. 
 
Pemberton questioned if the truckwell is something they are going to continue to need. Anderson 
stated they believe so. He stated the reason for the request that the curb cut remain where it is, is 
because the beds on flat bed wreckers are 30 feet long and these are often 40 foot vehicles.  
 
Benoit stated another concern that was mentioned was access to the 3rd parcel. He questioned if it 
was a landlocked piece. Anderson stated it is accessible and there is brush. He stated the parcel 
does drop down and it is not paved. Anderson stated when the snow is melted you can drive in 
there. 
 
Holtrop stated the 5,000 square feet maximum inside for inside vehicle storage is specified in our 
ordinance. However, if he uses all 9,800 square feet we won’t know unless we go inside.  
Anderson stated there are three generations of building changes. He stated on the front there are 
two different rooflines, one is an addition, that goes off to the north side. The second is the 5,000 
square foot addition unit 2 and 3 has a wall between it but there is concrete from the original 
structure of the building. There is a saw cut about 14 feet wide with an overhead door that 
adjoins the two but they are sensor separate. Right now the overhead door remains closed. He 
stated they wish to use the front. Their intention is to find a tenant for the rear of the building. 
 
Jones questioned if vehicle prep will be done inside and if they anticipate any spilling over to the 
outside. Anderson stated detailing will be done inside. He stated the have adequate plumbing and 
space to do the detailing inside, it is enough space. Jones questioned the truckwell and traffic 
backing out on to Patterson. Pung stated the way they described the use, it will not be an issue. 
Jones questioned how vehicles are transported in. Anderson stated on a flat bed.   
 
Case#13-19 Structures and Improvements Plan July 1, 2019 - June 30, 2025 
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Schweitzer stated the SIP is an overview of the City’s Annual Capital Improvements Program 
that sets forth improvements over the next 6 year period 2019-2025. He stated this plan 
represents Building and Site Improvements, Parks, Streets, Sidewalks and Non-Motorized Trails 
and Water and Sanitary Sewer Management Systems. Schweitzer stated the Planning 
Commission will adopt the structures and improvements plan and forward it to the City 
Commission. 
 
Deputy Finance Director Bhama Cairns and Director of Public Works John Gorney were present 
to answer questions. 
 
Buildings and Site Improvements  
 
Holtrop questioned the $300,000 project funding for the Library . Gorney stated this project 
started as filling the courtyard behind the library and leveling it out and making it a more usable 
space. As they looked at the project a lot of other ideas came up and the Parks and Recreation 
Department is planning more events so we looked at the Library use similar to how we are using 
our parks. There is a potential to build a bathroom and rent the space outside at the same time the 
inside is being rented. 
 
Holtrop questioned if we are looking at new property acquisitions for the brush service. Gorney 
stated they plan to continue the brush service. However, there are multiple other ideas for the 
property where the brush is currently staged other than brush. The Public Works department is in 
the process of  Master Planning for the future. They have outgrown the building and need to take 
some of the property in front. They are looking to expand the offering to the citizens so they can 
take brush, leaves and landscape debris all year long. 
 
Hotrop questioned where the funding for these projects come from. Gorney stated a portion 
comes from any remaining fund balances within the general fund or operating budget for each 
department. Bhama stated the funding for building and site improvements usually comes from 
unspent general funds at the end of a fiscal year.  Park and streets they depend on grants. She 
went on to explain how Act 51 gas tax monies are put into the local streets funds. 
 
Fox questioned how large the DPW parking garage and truck bay are. Gorney stated there is one 
parking garage about 35,000 square feet and truck bay about 6,000 square feet. 
 
Parks 
 
Jones questioned the $234,000 dollars for the Old Farm Park restroom. Gorney stated it is one 
building but 4 separate restrooms in the building. They are planning for the future with this 
building. In the future the park intends to have a splash pad and a lot of underground irrigation 
controls will be housed within the building. The bathroom building will be set up as unisex 
bathrooms. The bathroom building will have a changing area and concession area and also large 
storage area. Schweitzer stated Parks and Rec Director Val Romeo will be available at the public 
hearing giving a presentation about Old Farm Park and Veterans Park. 
 



Proposed Minutes 
Planning Commission 
March 12, 2019 
Page 8 
Kape stated the overall Parks Master Plan is available at the Park and Recreation Department and 
open to the public. 
 
Quinn questioned how we prioritize which parks receive attention and care. He stated he has 
been an advocate of Jaycees Park, a very underserved park and somewhat of an eyesore. He 
stated he would like to know what is going on at Jaycees Park in terms of lighting and 
programming. He stated he is disturbed to see so much care into other parks and not as much 
going into Jaycees Park. Discussion ensued regarding parks. 
 
Streets Sidewalks and Non-Motorized Trails 
 
Jones questioned the 52nd Street Reconstruction (Division Ave to Kellogg Woods Ave) what will 
they be doing. Gorney stated this is a complete reconstruction. 
 
Fox questioned 32nd Street Rehabilitation (Breton to Shaffer) Gorney stated he is not familiar 
with the project but there are some sub grade issues with this section of street. Schweitzer stated 
there is a major culvert that needs to be reconstructed. 
 
Jones questioned what it means to meet at least one single warrant with regard to traffic signal 
installments. Gorney stated that warrants relate to such factors as the number, tye and severity of 
traffic accidents at an intersection often times in relation to the number of vehicles going through 
the intersections. 
 
Quinn questioned 48th Street Rehabilitation (Division Ave o Eastern) He suggested adding a note 
to study this section. 
 
Kape questioned the annual sidewalks. Gorney stated all of the sidewalks that will be infill 
projects are on the Master Plan as to when they will be funded. Gorney stated there is quite a bit 
of sidewalk being funded now and that is with CDBG money. Gorney stated he can get the 
commissioners a plan to look at to see what is in the process. Schweitzer stated the non-
motorized plan lays out the existing facilities including down to the detail of where sidewalk is. 
Discussion ensued. 
 
Drains and Stormwater Management system 
 
Fox stated he notices most watermains are cast iron watermain systems and questioned what are 
we replacing them with. Gorney stated they are replacing them with ductile iron watermain. 
Gorney stated ductile iron life expectancy is 100 years plus. 
 
Water System 
 
Fox questioned if we are treating our water. Gorney stated we buy it already treated through 
contracts with Grand Rapids and Wyoming. Discussion ensued.  
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Sanitary Sewer System 
 
Gorney stated public work took over the sanitary sewer system in 2003 from Kent County 
Department of Public Works and at the time we were experiencing $100,000 dollars a year in 
claims being paid out in sewer backups. He stated we are now down to $0 dollars.  
 
J. New Business 
 
There was no New Business 
 
K. Other Business 
 

1. Master Plan Discussion 
 
Schweitzer reviewed a number of specific site Masterplan designations to verify consistency 
with revisions undertaken in 2018. 
 
4789 Burton 
 
Current Master Plan calls for mixed use development. During 2018 deliberations we looked at 
the prospect of going to office, residential, single family, two family. The commissioners agreed 
instead of having mixed use they wanted low density residential. 
 
2500 East Paris 
 
The City has been approached on a couple of occasions about the prospect of putting assisted 
living at this location. It is Master Planned for office. The commissioners came to the conclusion 
this property is best to have it remain for office development.  
 
Locations near 44th and Breton Ave 
 
Master planned for mixed use development. Currently zoned Commercial planned unit 
Development CPUD. The commissioners recommendation is to take the vacant area on the 
Eastern portion and change that to high density residential due to its, prime location to provide 
additional housing convenient to transit and provides more rooftop to serve the retail area to the 
west, south west and north. 
 
4610 N Breton Court SE 
 
This area is currently zoned CPUD and Master plan for office. The commissioners suggested 
change this site to high density residential. It is a small site flanked by high density residential, 
however, it  doesn’t preclude CPUD. 
 
Holtrop stated we want more home ownership not rentals 
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South and East of Burton Street and East Paris Avenue 
 
He stated a large portion of this area is office development along the frontage of East Paris Ave 
south of Burton. Along the Eastern portion it is not developed because it is lower area and some 
of it is wetland. He stated what we designated for the entire property was mixed use office 
residential. It is predominantly office. He stated the commissioners wanted to change most of 
that area to office and the balance go to medium density residential. 
 
Pemberton suggested in all of these cases it would be helpful to get owner input. What we have 
in mind may be perfect however, the property owners may have an entirely different perspective 
and concept on what they want to do with their property.  
 

2. Commissioners’ Comments 
 
Fox stated he recently conducted a workshop with Quinn as part of an African American Male 
conference sponsored by the Urban League in conjunction with GRPS. He complimented Quinn 
for his quality presentation. 
 
Benoit stated he will be running for 2nd Ward City Commissioner.  
 
Holtrop stated GR Auto Gallery has numerous cars outside. 
 
Quinn thanked staff for all they do and stated he is happy to serve on the board. 
 
Kape stated the Taste of Kentwood will be Thursday March 14. 
 
Jones stated it would be great to have the brush service open when we have storms. Gorney 
stated we hope to offer this service in the near future. 
 

3. 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) – 
- Little absent - 

 
Meeting adjourned at 9:30p.m. 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

MARCH 26, 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 Brainerd. 
 
C. Roll Call: 

Members Present: Bill Benoit, Catherine Brainerd, Garrett Fox, Dan Holtrop, Sandra 
Jones, Ed Kape, Timothy Little, Mike Pemberton  
Members Absent: Darius Quinn (absent with notification) 
Others Present:  Community Development Director Terry Schweitzer, Economic 
Development Planner Lisa Golder, Parks and Recreation Director Val Romeo and City 
Engineer Dan VanderHeide  

 
Motion by Fox, supported by Kape, to excuse Quinn from the meeting. 

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

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Benoit, supported by Commissioner Pemberton, to 
approve the Minutes of February 26, 2019 and March 12, 2019 and the Findings of 
Fact for:  Case#10-19 – Roskam Freezer -  Final Site Plan Review for a PUD Phase 
Located at 5565 Broadmoor Ave SE;  Case#11-19 – New Monopole Cell Tower – 
Special Land Use Wireless Communication Tower and Site Plan Review Located at 
4610 E. Paris 

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

E. Approval of the Agenda 
 

Motion by Commissioner Kape, supported by Commissioner Fox, to approve the 
agenda for the March 26, 2019 meeting.  

- Motion Carried (8-0) – 
- Quinn 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#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) 
Jones opened the public hearing. 
 
There was no public comment. 
 
Motion by Holtrop, supported by Kape to table the public hearing to May 14, 2019. 
 

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

 
Case#13-19 Structures and Improvements Plan July 1, 2019 - June 30, 2025 
 
Schweitzer stated the SIP is an overview of the City’s Annual Capital Improvements Program 
that sets forth improvements over the next 6 year period 2019-2025. He stated this plan 
represents Building and Site Improvements, Parks, Streets, Sidewalks and Non-Motorized Trails 
and Water and Sanitary Sewer Management Systems. Schweitzer stated the Planning 
Commission will adopt the structures and improvements plan and forward it to the City 
Commission. He stated Parks and Recreation Director Val Romeo and City Engineer Dan 
VanderHeide were present to answer any questions. 
 
Jones opened the public hearing. 
 
There was no public comment. 
 
Motion by Holtrop, supported by Benoit, to close the public hearing. 
 

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

 
Pemberton stated he would like to know more about the equity in the Parks that was bought up at 
the work session. 
 
Fox stated there was an email sent on the parks equality. He stated based on the response, the 
parks needs are addressed based upon community feedback and use of the parks. He stated it 
appears Jaycees Park is not being used because of its current state, which would then affect the 
actual use and put it to the bottom of the list and keep it at the bottom of the list. He stated the 
way it was presented does not prevent a solution to have parks in question and parks that are not 
used addressed and fixed so that they would be used.  
 
Romeo explained the Parks and Recreation Capital program funding has an expired millage. The 
Mayor’s Office sought and received authorization from the City Commission to update the 
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Master Plan for all existing developed park properties. The Park’s Master Planning work was 
done in the past year working with consultant MCSA Group Inc. They used a number of 
outreach efforts including several “Plan Our Parks” event. She stated they evaluated the parks 
amenities and overall maintenance of each park and categorized them. Jaycee Park has the 
highest priority and the most needs. She stated it comes down to funding the parks with 
remaining capital fund balance. She stated they are renovating the Old Farm Park restrooms 
because they were structurally unsafe and had to come down. She stated there are no restrooms 
at all right now. Similar in Veteran’s Park the freestanding restroom building improvements are 
not scheduled. 
 
Fox stated the SIP plan goes through 2025 and Jaycees Park improvements are not scheduled. 
However, Romeo is saying the need is high, but it is not on the list for the next 6 years.  Romeo 
stated the reason is the funding will be gone. Romeo stated after discussion with the Finance 
Director and Assistant Finance Director they decided not to put future projects in when there is 
no funding for it. Fox questioned if the intent is to try to get another millage passed. Romeo 
stated they are meeting as a group now looking at various avenues as well as updating the 
business plan to get a read on the community needs and funding options.  
 
Little questioned if engineering has discussed a strategy or looked at projects that could be 
moved forward or take advantage of supplemental State monies for road funding. VanderHeide 
stated the governor’s proposal does not include any additional money under the Act 51 formula. 
VanderHeide stated the proposal currently under discussing would direct any additional money 
70% to MDOT for State roads and 30% for all communities across the State based on a scheme 
to distribute it based on traffic and other things such as that. VanderHeide stated the expectation 
is that since the funding proposal will not follow the Act 51 distribution, City’s like Kentwood 
would see about the same funding we currently receive. 
 
Holtrop asked for clarification on revenue and expenses. Holtrop stated there was a question 
about the library courtyard. Romeo stated what they would like to do is to fill in and flatten the 
courtyard so it is more accessible and a wider space. She stated currently when people come off 
the trails and if the library isn’t open they have nowhere to use the restroom. Romeo stated  one 
of the City Commissioners asked them to research putting a small restroom facility in this area.  
 
Benoit questioned how they determine which parks get splash pads. Romeo stated when planning 
splash pad locations they look at how many splash pads were in a in immediate radius and they 
also look at the distance it would take someone to walk, bike or drive between the splash pads. 
 
Kape questioned how sidewalk were addressed in the SCI. Schweitzer stated there was a new 
annual sidewalk fill-in SCI project listing to address small missing sections of sidewalk that 
interrupt use of the existing pedestrian network. the near term. VanderHeide stated the first 
project is in the area of Princeton Estates. Going forward staff will identify additional areas. 
VanderHeide displayed the non-motorized facilities plan that showed sidewalks around 
Kentwood, where it identifies deficiencies and where we want to create some connections to 
portions of the community where we don’t have sidewalk anywhere. Discussion ensued 
regarding the charts and sidewalks.  
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Jones questioned if Kentwood is a part of the Kent County CDBG 2020 sidewalk program. 
Golder stated we put in prospective sidewalk projects however, other communities had sidewalks 
project too. Golder stated in 2020 we will receive funding from CDBG our 52nd Street, Division 
to Kellogg Woods Drive road project instead of our sidewalk projects. She stated we are 
foregoing our sidewalk projects until next year.  Jones questioned if there are other areas in the 
community that are eligible for the safe route to school funding. VandeHeide stated it has to be 
tied to a school. Schweitzer stated we have had discussion with Meadow Brook Elementary on 
Forest Hill Drive to consider trying to get a connection to the trail systems in Cascade Township, 
Ada Township and Grand Rapids Township. VanderHeide stated we have previously used safe 
routes to school sidewalk funds near Glenwood and Meadowlawn Elementary Schools.   
 
Jones questioned if grants were previously sought specifically the Jaycees Park improvements 
and if there are other grantors Parks and Recreation can approach. Romeo said no they have not 
applied for grants for Jaycees Park. Romeo stated they have been working with the Kentwood 
Foundation through MCSA Group Inc. to seek funding for other park improvements.  
 
Jones questioned the timing on a new millage for the parks. Kape stated there is a team that is 
forming hoping to figure out when to seek a millage. Kape stated timing is going to be key he 
doesn’t think there will be on in 2019 or 2020 due to the presidential election. He stated they 
hope by the summer to get a prospective millage date for the City Commission to consider. 
Romeo stated they plan to invite the planning commission to work together with the park and 
recreation commission on the millage question. 
 
Jones stated Jaycees Park maybe one of the target areas for CDBG and questioned has funding 
been sought specific to that park. Jones stated the Jaycees Park is big with a lot of potential and 
has been neglected for a long time. Romeo stated many feel like this about a lot of the parks in 
Kentwood, there are several other parks in the same position. Romeo stated they are working on 
a sustainability plan, if they replace park equipment they will determine what is the life span on 
the equipment they are putting in and project when subsequent replacement will take place. 
 
Motion by Benoit, supported by Holtrop, to recommend to the City Commission the 
resolution to adopt Structures & Improvements Plan July 1, 2019-June 30, 2025. 
 

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

I. Work Session 
 
There were no work sessions 
 
J. New Business 
 
There was no new business 
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K. Other Business 
 

1. Commissioners’ Comments 
 
Holtrop stated there was a LUZ committee meeting involving 60th and Kalamazoo area behind 
Auto Zone. He stated owners of the strip mall have identified a prospective assisted living 
facility for the site. However, it may be licensed by the State as an adult foster care facility. The 
building footprint may encompass 30,000 square feet sufficient to recommend as many as 40 
beds. Discussion ensued concerning whether and how the adult foster care would mesh with the 
retail uses. 
 
Little stated he is happy to back in Kentwood yet it’s so cold. 
 
Brainerd urged the commissioners to go out and support the Falcons girl’s soccer team. The 
season has just begun. 
 
Fox stated GRPD has had several recent incidents with alleged racial profiling dealing with 
teenagers. He questioned racial sensitivity training measure the Kentwood Police Department 
undergoes. Schweitzer indicated he would reach out to the Kentwood Police Department training 
officer. 
 
Pemberton stated regarding LUZ committee discussion regarding 60th and Kalamazoo, one of the 
concerns he had is what happens if Adult Foster Care doesn’t succeed? What will happen to the 
building? 
 
Jones stated she wasn’t able to make it to the Taste of Kentwood. Romeo stated the 2nd session 
sold out it was very crowded with 15 restaurants. Romeo stated it has forced them to look for a 
new site next year. Romeo stated this year was the best turn out they have had in about 10 years.  
 

2. Staff’s Comments 
 

Golder stated the Cheesecake Factory will be coming to Kentwood. Golder stated she wanted to 
discuss the 60th and Kalamazoo area at a later date. Her initial thought is to keep the land 
designation of mixed use residential/commercial, but we still have to make a decision about Tom 
Tompsons property located at 5905 Kalamazoo Avenue. 
 
L. Adjournment  
 

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

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

Meeting adjourned at 8:30p.m. 
     Respectfully submitted,    
     Ed Kape, Secretary 



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 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

MAY 14, 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 Benoit. 
 
C. Roll Call: 

Members Present: Bill Benoit, Catherine Brainerd, Garrett Fox, Dan Holtrop, Sandra 
Jones, Timothy Little, Mike Pemberton, Darius Quinn  
Members Absent: 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 one citizen. 
 
Motion by Pemberton, supported by Benoit, to excuse Kape from the meeting. 
 

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

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Holtrop, supported by Commissioner Pemberton, to 
approve the Minutes of April 19, 2019. 

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

E. Approval of the Agenda 
 

Schweitzer requested adding Master Plan Discussion and Appointment to the Parks and 
Recreation Advisory Committee. 

 
Motion by Commissioner Holtrop, supported by Commissioner Fox, to approve the 
agenda for the May 14, 2019 meeting adding the changes.  
 

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

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

There was no public comment. 
 
G. Old Business 
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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 28, 2019) 

 
H. Public Hearing 
 

There were no public hearings. 
 
I. Work Session 
 

Case#14-19 - Andrews Auto Services – Special Land Use Vehicle Repair Located at 
4581 Patterson Ave SE;   
 
Pung stated the request is for special land use and site plan review for a vehicle repair 
operation. He stated the applicant intends to use the rear 5,000 square feet of the existing 
building for vehicle repair.  
 
Pung stated in 1999 the Planning Commission approved the special land use and site plan 
for a vehicle repair operation at this location that utilized the entire building. He stated 
there were several conditions: Closure of the existing south drive, removal of the 
truckwell on the east elevation and combine lots 4581 and 4583 Patterson. He stated the 
vehicle repair operation left the building and none of the conditions of approval were 
implemented. Pung stated the applicant plans to combine the two properties. He stated 
they wish to maintain the truckwell to get their vehicles into the building.  
 
The proposed vehicle repair operation would be located in the rear portion of the building 
and would not utilize the existing truck well on the east side of the building. The vehicle 
repair establishment would utilize overhead doors on the north side of the building which 
would provide access to the interior vehicle repair. 
 
Pung stated some of the issues are: the applicant was requesting to amend the project 
narrative. They have to clarify that all vehicle repair will occur indoors and that they are 
not proposing any outdoor storage of any vehicles or trailers in access of  72 hours unless 
an outdoor storage area meeting the requirements of the Zoning Ordinance is constructed.  
The project narrative shall be amended to include this requirement. Pung stated the 
applicant submitted a project narrative and those changes were made to that.  
 
Pung stated another issues relates to detail on the number of stalls or service area, we 
need to verify what the minimum parking requirements would be. He stated there is 
plenty of space behind the building if they need to add parking. There are 22 spots on the 
site now that may be sufficient for both uses. He stated at a minimum they need to show 
where they can add parking in the rear. 
 
Pemberton stated as long as the request meets all the requirements he has no problem.  
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Little stated in the 1999 plan there was mention of closure to the existing south drive. He 
questioned if they have agreed to that. Pung stated as part of the vehicle sales they are 
requesting to retain. He stated they sometimes have a flatbed truck coming in to the site. 
Pung stated in the conditions we will have to restrict the vehicles that can deliver a car to 
facility. Little stated he is concerned with the number of drives within the close proximity 
to the property to the north.  
 
Fox questioned if they would have to pave the potential parking. Pung stated only if they 
plan to park there. 
 
Holtrop stated his only concern is outdoor storage of vehicles. 
 
Case#15-19 – Bretonfield Preserve – Final Site Plan Review for a PUD Phase - Located 
at 2685 60th Street SE; 
 
Case #16-19 – Bretonfield Preserve – Preliminary Plat – Located at 2685 60th Street SE 
 
Pung stated we are looking at phase 3 which is a 25 lot plat within the Bretonfield PUD. 
He stated the PUD was approved in 2007 then it came in 2017 with a major change. The 
Major change reduced the number of street connections onto Breton Avenue extended 
from six to five, modified the open-space/trail plan, modified the sidewalk along Breton 
Avenue and minor changes to the PUD agreement. He stated the proposed project 
compared to the approved plan is identical and consistent, there are no deviations. No 
issues identified. 
 
Dan Larabel, Allen Edwin Homes, Westview Capital 795 Clyde Ct. Byron Center was 
present.  
 
Benoit, Quinn, Brainerd, Holtrop stated it looks good.  
 
Fox questioned why they turned the street into a cul-de-sac. Larabel stated they wanted to 
limit the number of connections on to Breton Avenue and customers enjoy cul-de-sac’s. 
Fox questioned if they were doing any additional screening on Breton. Larabel stated per 
the PUD they have to put evergreens in the backyards. They do not have any additional 
screening proposed. He stated they don’t have any screening proposed in phase 2 only 
what is in the PUD, but they do have screening proposed on Breton Avenue where there 
are street trees spaced every 50 feet on both sides of the street.  
 
Little stated he likes that they cul-de-sac the street and didn’t add another intersection 
onto Breton. 
 
Pemberton and Jones were ok with the request. 
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Case#17-19 – Behavioral Analyst of West Michigan – Special Land Use Clinic and Site 
Plan Review Located at 3350 East Paris Ave 
 
Schweitzer stated the site has been zoned R4 for a number of years and previously it was 
an elementary school. He stated in 1978 there was a request that went to the Zoning 
Board of Appeals for a use variance to convert it into an office building. It has been used 
as an office building since 1978.  
 
Schweitzer stated now the request is to convert the building into a clinical use. He stated 
this will be dealing with behavioral science therapy. He stated this is a special land use in 
the C4 zone. He stated there are two issues that were identified which focused on parking 
and traffic circulation and then fencing in the back if the property. He stated in terms of 
the parking area they have 55 parking spaces that are striped. He stated they have a 
capacity of up to 63 parking spaces on the site. Schweitzer stated the office use is still 
operating out of the building, however they know it will be changing hands. Schweitzer 
stated the parking they have should be able to support this type of use.  
 
Schweitzer stated they plan to provide fencing behind the facility. There is a grade drop 
and their desire was to have a fenced area to accommodate a playground area. Schweitzer 
stated there was discussion with the City Engineer since the back part of the property 
includes Plaster Creek floodplain. The fence is not allowed to extend into the floodplain. 
He stated as an alternative there are options of making use of the flat area.  

 
Marjorie Haywood, 1149 Madison was present. She gave a brief background of the type 
of therapy they provide. She stated it is called ABA (Applied Behavior Analysis). She 
stated a law was passed to allow for ABA therapy ages 2-18 with a medical diagnosis of 
autism. She stated they have another facility in Walker and they needed more space or 
had to buy another building. She stated because she has clients that come from Lowell, 
Kentwood, Wayland, Cascade and Ada they decided to look on this side of town for a 
building. She stated to open the building they would split their current clientele of 55 
clients. She stated to begin it would be a smaller clinic then they would build up their 
clientele on this side of town. She stated the therapy rooms look similar to class rooms. 
She stated ABA therapy does require one on one behavior technicians working with the 
clients. She stated the reason they are looking to fence the backyard is to make it more 
like a school and to add some playground equipment. 
 
Pemberton stated he doesn’t have any concern however, he did notice that the age range 
from 2-18 and that seems to be a broad span of kids. Haywood stated they have different 
activities for each age group and work in different rooms.  
 
Little stated his concern is getting the kids safely to and from this site. He stated his 
suggestion would be that the southerly drive be removed from the site plan. He stated it is 
not needed, no reason for it to be there, it creates more conflict points. The northerly 
drive can remain even though it isn’t directly aligned with the drive across the road, but 
he would suggest that the southerly drive be removed. 
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Fox questioned what modifications will be required to the site to bring it up to code for 
their type of use. Haywood stated currently there is a large open space in the middle of 
the building they are hoping to be able to basically return it to classroom size rooms.  
But, it doesn’t have to be done right away because there are a number of offices that line 
the front and the north side of the building. She stated they will build half walls instead of 
complete whole walls. Fox questioned if she would be doing anything to the exterior. 
Haywood stated no.  
 
Brainerd questioned their proposed playground facility. Haywood stated they will have a 
climbing apparatus, swings and a merry go round. Brainerd questioned the type of fence 
they anticipate and do they have problems with elopement. Haywood stated 6 foot high 
cyclone fence and elopement does happen with children with autism, but they have not 
had a child elope out into the parking lot at their current facility in walker. 
 
Holtrop stated the Mosques on the westside of East Paris previously used the parking lot 
for their overflow. Schweitzer stated the mosques have since removed a number of 
buildings and have created more parking but it is our understanding that it was a verbal 
agreement allowing the mosque to use the parking and suggested that Haywood take a 
look to see if anything was recorded. Discussion ensued regarding the hours of operation. 
 
Quinn questioned how many staff she will employ. Haywood stated currently she has 43 
staff they would split up to the two different sites.  
 
Benoit stated it looks like a good use. 
 
Jones questioned security and if the entrances have an alarm. Haywood stated the two 
entrances have vestibules and there is a receptionist that sits by the doors. There is always 
an adult with eyes on the doors and the clients are one on one with staff.  

 
J. New Business 
 

Motion by Holtrop, supported by Benoit, to set a public hearing date of May 28, 
2019, for: Case#14-19 - Andrews Auto Services – Special Land Use Vehicle Repair 
Located at 4581 Patterson Ave SE;  Case#15-19 – Bretonfield Preserve – Final Site 
Plan Review for a PUD Phase - Located at 2685 60th Street SE;Case #16-19 – 
Bretonfield Preserve – Preliminary Plat – Located at 2685 60th Street SECase#17-19 
– Behavioral Analysts of West Michigan – Special Land Use Clinic and Site Plan 
Review Located at 3350 East Paris Ave; 
 
Motion by Holtrop, supported by Benoit, to set a public hearing date of June 11, 
2019, for: Case#18-19 – Creekridge - Rezoning from R1-C Single Family Residential 
to RPUD 2 – Low Density Residential Planned Unit Development Located at 2050 
Creekridge  
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Case#19-19 Creekridge – Preliminary and Final Site Plan Review for Site 
Condominiums Located at 2050 Creekridge   

 
 
K. Other Business 
 

1. Master Plan Discussion 
 
Golder distributed a memo and led a brief discussion of Division Avenue. She suggested the 
commissioners take the information home, look and think of any suggestions as to what can be 
added. She stated with the sub areas she would like to add more goals. In addition, she felt more 
specific actions should be listed to accomplish these goals. 
 
Fox suggested whenever an applicant comes before us they should be required to plant at least 
one tree. Golder stated we have something like that already it is our street tree and landscape 
requirements. She stated what we don’t have enough goals specified. As an example were going 
to change our subdivision control requirements so that you don’t get out of putting in sidewalk. 
She stated this may be in conflict with where you plant the street trees. 
 

2. Parks Advisory Committee Discussion 
 
Schwetizer stated the Parks Advisory committee is forming and they would like representation 
from various boards. Commissioner Kape is involved in his capacity as the Chair on the Parks 
and Recreation Commission. They would like to have a second representative from the planning 
commission. There is will be a time commitment associated with this position. Darius Quinn has 
expressed interest in serving on the Board, however he is currently gauging his ability to make 
the time commitment.  
 

3. Commissioners’ Comments 
 
Brainerd stated East Kentwood’s prom was last weekend. 
 
Fox stated he is disappointed that the recycling center is closing.  
 
Little stated he has an issue with increasing the number of trucks in his residential neighborhood. 
Little stated he visited REI. 
 
Pemberton stated there was a LUZ committee meeting with J Brinks Auto Sales. They have had 
concerns with the connector they have with Lacks on the north end entrance to the CPUD. They 
use that as an ingress and egress for Lack, but what also happened is that service drive becomes a 
pass through and causing a lot of trouble for Brinks. They are proposing to block it off but it 
means a major change to the PUD. Mr. Brinks feels it would stop the pass through traffic that is 
being created now and causing a problem. 
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Pemberton stated the developers of Aspen Pointe also came before LUZ.  They had an approved 
site plan in 2013. It had 18 lots, low density residential. They are coming back and would like to 
increase the density levels. They would like to go to a site condo with as many as 25 possibly 29 
lots. He stated the committee was not in favor of that.  
 
Jones questioned how to report inoperable vehicles in the driveway. Schweitzer stated there is a 
portal on the website for code enforcement complaints or you may call the code enforcement 
department. 
 

4. Staff’s Comments 
 

Staff offered no additional comments. 
 
L. Adjournment  
 

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

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

 
Meeting adjourned at 9:00p.m. 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

MAY 28, 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 Kape. 
 
C. Roll Call: 

Members Present: Bill Benoit, Catherine Brainerd (arrived late), 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, the press and  
 
Motion by Kape, supported by Pemberton, to excuse Brainerd from the meeting. 
 

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

D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Benoit, supported by Commissioner Fox, to approve the 
Minutes of May 14, 2019  

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

E. Approval of the Agenda 
 

Motion by Commissioner Pemberton, supported by Commissioner Fox,                               
to approve the agenda for the May 28, 2019 meeting.  
 

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

Brainerd arrived. 
 
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 
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Pung stated the request is for special land use and site plan review for indoor vehicle sales in the 
Industrial zone. He stated the building is currently used for storage for light industrial and 
distribution. 

 
Pung stated the parcel is .85 acres in area. The property is currently accessed by two curb cuts off 
of Patterson Avenue. The existing building is legal nonconforming with respect to the front yard 
setback, front yard landscaping, side yard setback. There is a loading dock on the front of the 
building, it doesn’t meet our current building elevation requirements. The building also does not 
meet the façade requirements of the zoning ordinance. In addition the lot is legal non-conforming 
with respect to minimum lot width. This is all legal non-conforming so they can still use the 
building.  

 
Pung stated in 1999 the Planning Commission approved the special land use and site plan for a 
vehicle repair operation at this location. Three of the conditions of approval were: closure of the 
existing south drive; removal of the truckwell on the east elevation and combine 4581 & 4583 
Patterson. Pung stated subsequent to the approval, the vehicle repair operation (Vehex) left the 
site and none of the conditions of approval were implemented. Pung stated he couldn’t find a 
resolution to the subsequent civil litigation. The City requested this be moved to Federal Court 
and after that there is no history.  
 
Pung stated some of the issues at the work session were: 
*Updated project narrative. He stated the applicant has provided staff with an updated project 
narrative.  
*Determine status of truck dock on the east side of the building. ( we are restricting this to 
vehicles that are no longer than 40 feet) 
*Close one drive onto Patterson Avenue 
*The original basis of the driveway closure condition related to deliveries by fairly large vehicles 
maneuver out into the Patterson right-of-way in order to back into the front loading dock. 
Subsequently they had to close the truck dock and look at gaining access to the service drive to 
the south. 
 
Pung stated he is recommending conditional approval of the special land use and site plan review 
as described in his memos. 
 
Jones opened the public hearing.  
 
There was no public comment. 
 
Motion by Pemberton, supported by Fox, to close the public hearing. 
 

- Motion Carried (9-0) – 
 
Commissioners offered no additional questions are were ok with the request. 
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Motion by Holtrop, supported by Pemberton, to grant conditional approval of the 
Special Land Use Indoor Vehicle Sales as described in Case 12-19.  The approval is 
conditioned on the conditions 1-9 and basis points 1-5 as described in Pung’s memo 
dated May 22, 2019. 

- Motion Carried (9-0) – 

Motion by Holtrop, supported by Pemberton, to grant conditional approval of the site 
plan dated October 2, 2018 as described in Case 12-19.  Approval is conditioned on the 
conditions 1-6 and basis points 1 –6 as described in Pung’s memo dated May 22, 2019 

- Motion Carried (9-0) – 
H. Public Hearing 
 

Case#14-19 - Andrews Auto Services – Special Land Use and Site Plan Review for 
Vehicle Repair Located at 4581 Patterson Ave SE;   
 

Pung stated the request is for Special Land Use and Site Plan Review for Vehicle Repair 
operation. He stated the tenant will be using the rear 5,000 square feet of the building for vehicle 
repair business. 

 
Pung stated in 1999 the Planning Commission approved the special land use and site plan for a 
vehicle repair operation 

 
Pung stated there were two issues from the work session 
*Updated project narrative. He stated the applicant has provided staff with an updated project 
narrative with the modifications. 
 
Pung stated they currently are not proposing any outdoor storage. To clarify that, it is a condition 
of approval. No outdoor storage of vehicles, material, merchandise, equipment or other materials 
incidental to the operation shall occur until such time as an outdoor storage area meeting the 
requirements of the Zoning Ordinance is constructed. Zoning Ordinance requires that it to be 
paved and screened.  

 
Pung stated he is recommending conditional approval of the special land use and site plan review 
as described in his memos 

 
Jones opened the public hearing. 

 
There was no public comment. 

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

 
- Motion Carried (9-0) – 

 
Jeff Anderson, owner of 4581 and 4571 Patterson Ave. was present. 
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Holtrop questioned the access to Aerotek. Pung stated they are not doing any changes to the 
back , it is currently not paved. 

 
Fox questioned the number of staff he will have at the vehicle repair operation. Anderson stated 
right now it is a two man operation they may bring in a third but they are bay restricted.  

 
 Jones stated in the narrative it discusses parking spaces. She stated this is a larger facility than 
their Jenison store, she questioned whether they feel that there will only be 5-10 vehicles per day. 
Anderson stated they have in their Jenison office 3,500 square feet including the office. This will 
be more than 5,500 and it is more of an efficiency. Anderson stated the staff are the kind of 
people who will be there before and after everyone. Anderson stated this is strictly more space so 
two people can operate more efficiently. Jones stated her concern was storage of outside vehicles 
and if they have a lot more space they may not be able to get to the vehicles. Anderson stated the 
only thing they are changing is the efficiency. 

 
Motion by Benoit, supported by Quinn, to grant conditional approval of the special land 
use vehicle repair operation as described in Case 14-19.  The approval is conditioned on 
conditions 1-8 and basis points 1-5 as described in Pung’s memo dated May 22, 2019. 

- Motion Carried (9-0) 
      

Motion by Benoit, supported by Fox, to grant conditional approval of the site plan 
dated October 2, 2018 as described in Case 14-19.  Approval is conditioned on 
conditions 1-6 and basis points 1 – 5as described in  Pung’s memo dated May 22, 2019. 
 

- Motion Carried (9-0) - 

 
Case#15-19 – Bretonfield Preserve – Final Site Plan Review for a PUD Phase - Located 
at 2685 60th Street SE; 
 
Case #16-19 – Bretonfield Preserve – Preliminary Plat – Located at 2685 60th Street SE 
 
 
Pung stated we are looking at phase 3 which is a 25 lot plat within the Bretonfield PUD. 
He stated the PUD was approved in 2007 then it came in 2017 with a major change. The 
Major change reduced the number of street connections onto Breton Avenue extended 
from six to five, modified the open-space/trail plan, modified the sidewalk along Breton 
Avenue and minor changes to the PUD agreement. He stated the proposed project 
compared to the approved plan is identical and consistent, there are no deviations. No 
issues identified. 
 

     Pung stated he is recommending approval as described in his memos. 
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  Dan Larabel, Allen Edwin Homes, Westview Capital 795 Clyde Ct. Byron Center was present.  
  
Jones opened the public hearing. 
 
There was no public comment. 
 
Motion by Kape, supported by Pemberton, to close the public hearing. 
 

- Motion Carried (9-0) – 
 
Brainerd questioned whether there is a home owners association (HOA) and who reviews their 
documents. Pung stated the City Attorney reviews and if there is anything regarding maintenance 
that would go through our engineering department. 
 
Kape questioned how many HOA’s for the whole development. Larabel stated there are going to 
be two home owners associations. The original project and a site condominium which includes 
an independent home owners association that was recorded in 2006. The platted subdivisions 
will have a separate HOA. Discussion ensued regarding HOA’s Kape questioned if they are 
planning a pool. Larabel stated no they are not. 
 
Pung added there is a sidewalk will be installed from the end of the cul-de-sac to Breton Avenue 
extended. It will interconnect with a non-motorized trail along Breton Avenue extended. 
 

Motion by Holtrop, supported by Pemberton to grant conditional approval of the final 
PUD site plan dated April 8, 2019 for Phase 3 of Bretonfield Preserve as described in 
Case 15-19.  Approval is conditioned on conditions 1 – 7and basis points 1 –7 as 
described in Pung’s memo dated May 6, 2019. 

- Motion Carried (9-0) - 
 

Motion by Holtrop, supported by Fox, to recommend to the City Commission 
conditional tentative approval of the Preliminary Plats dated April 8, 2019 for Phase 3 
of Bretonfield Preserve as described in Case 16-19.  Approval is conditioned on 
conditions 1 –8 and basis points 1 –7 as described in Pung’s memo dated May 6, 2019.  
- Motion Carried (9-0) - 

 
Case#17-19 – Behavioral Analysts of West Michigan – Special Land Use Clinic and Site 
Plan Review Located at 3350 East Paris Ave; 
 
Schweitzer stated the site has been zoned R4 for a number of years and previously it was 
an elementary school. He stated in 1978 there was a request that went to the Zoning 
Board of Appeals for a use variance to conditionally convert it into an office building. It 
has been used as an office building since 1978.  
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Schweitzer stated now the request is to convert the building into a clinical use. He stated 
they will be offering behavioral science therapy. He stated this is a special land use in the 
C4 zone. He stated this is an allowable use we just want to make sure it is a good fit in 
the surrounding area.  
 
He stated there was discussion at the work session regarding the number of  people who 
dropping their children off and their schedules. He stated the services that are provided 
are in large rooms, 4 rooms up to 6-7 patients per room and a, one to one ratio of 
registered clinicians working with each one of the patients.   
 
He stated the site design complies with our zoning ordinance requirement. He stated there 
was some discussion of the possibility of removing one of the driveways. He stated from 
his standpoint if this were along 28th Street we would look at reducing it down to one 
drive but on East Paris Ave the traffic volume and movement isn’t as critical as you 
would have out on 28th Street. City engineer was in agreement with this as well.  
 
He stated there are two issues that were identified which focused on parking and traffic 
circulation and then fencing in the back of the property. He stated in terms of the parking 
area they have 55 parking spaces that are striped. He stated they have a capacity of up to 
63 parking spaces on the site. Schweitzer stated the office use is still operating out of the 
building, however they know it will be changing hands. Schweitzer stated the parking 
they have should be able to support this type of use.  
 
Schweitzer stated they plan to install fencing behind the facility. There is a grade drop 
and their desire was to have a fenced area to accommodate a playground area. Schweitzer 
stated there was discussion with the City Engineer since the back part of the property 
includes Plaster Creek floodplain. The fence is not allowed to extend into the floodplain. 
He stated as an alternative there are options of making use of the flat area.  
 
Schweitzer stated he is recommending conditional approval of the special land use and 
site plan review as described in his memo. 

 
Marjorie Haywood, 1149 Madison was present. She stated she reached out to Nederveld 
and they signed a commitment to have them survey in the back property along with 
finding the exact floodplain and putting that on a map for them. 

 
Jones opened the public hearing. 

 
There was no public comment. 

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

 
- Motion Carried (9-0) – 
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Kape questioned the security. Haywood stated in relation to the elopement, currently they have 
doors that are not by or in view of the receptionist alarmed, if they are open an alarm goes off. 
She stated it is not just a receptionist sitting there each client is one on one with staff, they are 
never out of sight of an adult. 
 
Benoit, Quinn, Holtrop, Brainerd, Pemberton were ok with the request. 
 
Little stated he is in agreement that it is not necessary to remove that second drive.  
 
Fox questioned how many employees she anticipates. Haywood stated they will continue their 
north location which currently they have 43 employees. They are not all there at the same time so 
they will be splitting them between both facilities. Fox questioned their peak time. Haywood 
stated at peak time there will be 45 clients there in a day, but they are not all going to be there at 
the same time.  
 
Jones stated in terms of parking it has been stated by the applicant, all the individuals will be 
dropped off and there is also staff parking. She questioned whether we are sure that the parking 
will be adequate. Schweitzer stated they have 55 spaces stripped off right now and the potential 
for another 8 spaces that can be stripped off along the north property line. Schweitzer noted the 
applicants statement that the varied schedules would be staggered. Discussion ensued regarding 
parking spaces. 
 
Jones questioned whether there would be continued use of their parking area by the Mosque 
when they are closed. Haywood stated she has been in email communication with the Mosque 
representative, Dr. Metwalli, but they are going to meet in person to discuss 
  
Motion by Holtrop, supported by Fox, to grant Conditional approval of the request of 
Behavioral Analysts of West Michigan for a Special Land Use Clinic at 3350 East Paris 
Avenue, SE as described in Case #17-19. Approval is conditioned on condition 1 and basis 
points 1-2 as described in Schweitzer’s memo dated May 23, 2019. 
 

- Motion Carried (9-0) – 
 
Motion by Holtrop, supported by Fox, to grant Conditional approval of the request of 
Behavioral Analysts of West Michigan for the As Built Site Plan dated January 29, 1980 for 
a Special Land Use Clinic at 3350 East Paris Avenue, SE as described in Case #17-19. 
Approval is conditioned on condition 1 and basis points 1-4 as described in Schweitzer’s 
memo dated May 23, 2019. 
 

- Motion Carried (9-0) – 
 
 
I. Work Session 
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Case#18-19 – Creekridge - Rezoning from R1-C Single Family Residential to RPUD 2 – 
Low Density Residential Planned Unit Development Located at 2050 Creekridge 
(Postponed) 
 
Case#19-19 Creekridge – Preliminary and Final Site Plan Review for Site 
Condominiums Located at 2050 Creekridge (Postponed) 
 
Pung stated the Creekridge group required postponement. The site is located off of Creek 
Drive which is non-conforming regarding the private road curvature. The applicant went 
to the Zoning Board of Appeals for a variance to add additional lots onto Creeridge Drive 
without upgrading the private road, the variance was denied. They are looking at coming 
back with a different design. 

 
J. New Business 
 

Motion by Holtrop, supported by Fox, Set public hearing date of June 25, 2019, for: 
Case#20-19 – Hyatt House (Grand Rapids) Hotel – Special Land Use and Site Plan 
Review for a Hotel and Special Land Use Review of Proposed Hotel Height located 
at 3185, 3215 & 3243 Woodland Drive SE (Woodland Mall Outlot) 
 

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

1. Master Plan Discussion 
 
Golder distributed led a brief discussion of Division Avenue. 
 
Fox questioned Principle 2. Mobility. He stated there was discussion regarding 44th Street and 
52nd Street getting increased bus use. Where are we with the study and increasing the access. 
Schweitzer stated there is a comprehensive operational analysis soon to be initiated. The Rapid 
will be contracting with a consultant to observe our existing system services and seeing if they 
are efficiently providing service throughout the area. Schweitzer stated there is also a separate 
federal grant to take a look at the Silverline corridor. There has been confusion as to why we 
haven’t seen additional development along that corridor since the bus rapid transit service was 
initiated in August of 2014. Ridership has risen but we haven’t seen the redevelopment that was 
expected.  
 
Pemberton questioned how Wyoming is doing with their Form Based Code. Golder stated she 
spoke to their City Planner and they are having some issues with it and want to talk to Kentwood 
about how we are dealing with inconsistencies. Golder stated she is meeting with Wyoming staff 
in a couple of weeks to see what issues they are having. Discussion ensued. Golder stated one of 
the things we are having the consultants do is site specific plan development on Division Ave 
with assistance fromthe Redevelopment Ready Communities program plans will be devised for 
two sites on Division Avenue to give developers an idea of how it can be developed.  
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Golder also noted there is an app called the walkscore that shows you how easy it is to get 
around on foot in a community. It is an important component to secure funding for subsidized 
housing. She stated it has been suggested that Kentwood does not have a good enough walk 
score on Division Ave. 
 

2. Commissioners’ Comments 
 
Fox thanked the Veterans and prayers to ones who have lost loved ones.  
 
Little stated he attended DPW Open House. It was a great event. 
 
Brainerd stated she attended East Kentwood’s commencement, the 650 students represented over 
60 countries. 
 
Quinn congratulated Fox for getting his doctorate degree. Dr. Garrett Fox. 
 
Kape stated the Parks and Recreation Advisory Committee meets next Monday at 5:30p.m. 
 
Jones stated Clean-up Day was a success and thankful that Kentwood has this service.  
 

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

 
L. Adjournment  
 

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

- Motion Carried (9-0) – 
 
Meeting adjourned at 8:40pm 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

JUNE 11, 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 Little. 
 
C. Roll Call: 

Members Present: Catherine Brainerd, Garrett Fox, Dan Holtrop, Sandra Jones, Ed Kape, 
Timothy Little, Mike Pemberton, Darius Quinn  
Members Absent: Bill Benoit (with notification) 
Others Present: Community Development Director Terry Schweitzer, Senior Planner Joe 
Pung, Planning Assistant Monique Collier 
 
Motion by Fox, supported by Pemberton, to excuse Benoit from the meeting. 
 

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

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner  Holtrop, supported by Commissioner Brainerd, to 
approve the Minutes of May 28, 2019 and the Findings of Fact for: : Case#12-19 – 
Patterson Avenue Auto Sales – Special Land Use and Site Plan Review for Indoor 
Vehicle Sales Located at 4581 Patterson Ave SE; Case#14-19 - Andrews Auto 
Services – Special Land Use Vehicle Repair Located at 4581 Patterson Ave SE;  
Case#15-19 – Bretonfield Preserve – Final Site Plan Review for a PUD Phase - 
Located at 2685 60th Street SE;Case #16-19 – Bretonfield Preserve – Preliminary 
Plat – Located at 2685 60th Street SE; Case#17-19 – Behavioral Analysts of West 
Michigan – Special Land Use Clinic and Site Plan Review Located at 3350 East 
Paris Ave; 

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

E. Approval of the Agenda 
 

Schweitzer stated he would like to add under other business a formal action to appoint 
Commissioner Quinn as a representative of the Planning Commission on the Parks and 
Trails Advisory Committee. 

 
Motion by Commissioner Kape, supported by Commissioner Pemberton, to approve 
the agenda for the June 11, 2019 meeting with change noted.  
 

- Motion Carried (8-0) – 
- Benoit absent - 
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F. Acknowledge visitors wishing to speak to non-agenda items. 
 
There was no public comment 
 
G. Old Business 
 

Case#18-19 – Creekridge - Rezoning from R1-C Single Family Residential to RPUD 2 – 
Low Density Residential Planned Unit Development Located at 2050 Creekridge 
(Postponed) 
 
Case#19-19 Creekridge – Preliminary and Final Site Plan Review for Site 
Condominiums Located at 2050 Creekridge (Postponed) 

 
 
H. Public Hearing 

 
There are no Public Hearings 

 
I. Work Session 
 

Case#20-19 – Hyatt House (Grand Rapids) Hotel – Special Land Use and Site Plan 
Review for a Hotel and Special Land Use Review of Proposed Hotel Height located at 
3185, 3215 & 3243 Woodland Drive SE (Woodland Mall Outlot) 
 

Schweitzer prefaced his comments by informing the commission that the applicant was unable to 
attend  the meeting due to computer hacking of their system. They are devoting their immediate 
time to restore their systems. The applicant did take part in the staff review, the morning of June 
11. 
 
Schweitzer stated the proposed hotel is located on a 4.4-acre property which has been used for 
overflow mall parking.  However, most of the year the lot is unused.  A 55-foot-deep wooded 
area with significant trees exists along the north property line, although it appears that some of 
the trees may be dead.  In addition, it appears that the northwest corner of the site is proposed to 
be re-graded, which may require removal of other trees in this area. 
 
Schweitzer stated at the staff review the applicant indicated they are working out an agreement 
with Woodland on the overflow parking to be able to develop that area. There are contractual 
requirements, Woodland has with other tenants within the overall site so those details aren’t 
worked out yet. Schweitzer stated we are focusing on the 2.6 acres that represents the western 
most part of the site. 
 
Schweitzer stated the applicant is proposing a 128 room 4 story hotel. The applicant is requesting 
approval of a hotel use at the site. The hotel is required to receive Special Land Use approval, 
subject to the general requirements for all Special Land Uses (Section 15.02) and the specific 
requirements of Section 15.04 O of the Zoning Ordinance.  Site plan review of the overall 
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development is also required.  The applicant is also seeking Special Land Use approval to allow 
the construction of a building that exceeds 30 feet in height adjacent to a residential area.  
 
Schweitzer stated no traffic analysis is required because of the low traffic generation associated 
with this project.  
 
Schweitzer stated the proposed use is consistent with the Master Plan.  Although the use is 
generally appropriate, the hotel is adjacent to an apartment development to the north in the City 
of Grand Rapids.  The closest two-story apartment home is 21 feet from the common lot line.  
The other two-story apartment buildings along Valleywood Drive are approximately 56 feet from 
the common lot line.  Additional information must be provided to ensure that the hotel is not 
detrimental to the adjacent apartment use. 
 
Schweitzer stated as the site sits now, the pavement at the west lot line, they are proposing a 12 
foot separation between the pavement on the developed site and the Kohls site to the west. He 
stated they will be developing further to the west on the site and as much as 20 feet further north 
into the northern edge of the site. He stated we have buffer requirements between commercial 
and residential uses. He stated by going another 20 feet closer to the common lot line, there is 
still sufficient spacial separation and a buffer area. There was discussion with the applicant 
regarding the buffer area and to get a better idea on how much they have to disturb the site to 
create the additional paving. Schweitzer stated the applicant does realize that they have to 
redesign the plan.  
 
Schweitzer stated there is already underground detention on the site. When they put in the 
parking lot area they had to increase the detention volume on the overall property.  They will be 
providing calculations to the engineering department to establish they still have enough detention 
capacity to support the proposed development. 
 
Schweitzer stated along the east line of the hotel portion of the site, it is showing for angled 
parking. They are intending a 21 foot aisle to accomodate one way traffic movement. He stated 
they have to extend the dimension to a 24 foot aisle in order to get two way traffic. The applicant 
shows on the plan what they call a vehicle sweep characterization of fire apparatus coming into 
the property. Both Engineering and Fire notice that they didn’t use the proper size equipment that 
we have at the City of Kentwood. They are going to re-compute that and revise that portion of 
the project. Likewise, there was some conversation as far the relative location of fire hydrants on 
the site. Schweitzer stated the method they used did not match up with how they are measured by 
our Fire Department. They will re-compute and have that ready for the public hearing. 
 
Schweitzer stated all other matters in terms of working with the City of Grand Rapids on the 
underground utility system, roof drains will be detailed and they will provide the detention 
information. 
 
Schweitzer stated to the north there are two story apartment buildings The Preserve at Woodland 
residential development due north of the hotel site consists of 14-two story, 23 feet high 
apartment buildings zoned Mixed Density Residential in the City of Grand Rapids. North again, 
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is the Holland Home Raybrook Campus with a variety of building heights including 3 ½ story 
buildings up to 45 feet in height. Under the same zoning, by right residential multiple family 
dwellings can be constructed up to 3 ½ stories and 52 feet in height.  To the west of The Preserve 
at Woodland is the new Hilton Garden Inn, a four-story hotel in excess of 46 feet in height. This 
site is zoned Planned Redevelopment District allowing for 4-story buildings up to 55 feet in 
height. 
Schweitzer stated staff spoke to the applicants and asked for them to provide a prospective so 
that somebody standing on the north side of the lot, what they are going to be seeing as they look 
at this proposed hotel. 
 
Schweitzer stated the commissioners need to consider whether or not this hotel is a good fit for 
the area. If you look at the Preserves at Woodland relative to the hotel and take a larger look at 
the surrounding area you have some larger structures north of the area. 
 
Schweitzer stated 60% of the units are proposed for extended stay. Discussion ensued regarding 
the building structure.  
 
Schweitzer stated we have a roof height allowance that goes up to 45 feet but in this case it is 30 
feet. There is allowance for up to a 15 foot extension beyond that for a number of exceptions 
including the elevator shaft extension and providing an enclosure around that. 
 
Schweitzer stated the lighting plan they submitted doesn’t reflect our standards in terms of 
maximum intensity of the light and the distribution of light on the property. There appears to be 
very little lighting portrayed on the hotel building itself; information needs to be provided to 
confirm. They will come back with a revised lighting plan to be in accord with the City 
requirements. 
 
Schweitzer stated regarding the site layout, City ordinance would require a minimum of 25 foot 
greenbelt for a hotel on the frontage street. They are showing a 20 foot setback. In the C3 zone it 
would require a 40 foot landscaped setback along Woodland Drive. The applicant needs approval 
for special land use for the hotel and site plan review, special land use on the height of the 
building, and also variances from the Zoning Board of Appeals with regard to the parking 
setback. Schweitzer stated they will make provisions on their end as to how they want to 
approach these issues. 
 
Schweitzer stated in terms of landscape detail there is an existing buffer along the north. We will 
have to see how much of that will be disturbed in terms of whether or not they would have to 
supplement the landscaping that is along the north line. 
 
Schweitzer stated in the staff report the landscaping they have along the front is the landscaping 
that is currently in place. Some is mature trees and there isn’t much of a variety and they made 
heavy use of colored rock. We are asking them to update the landscaping along the frontage.  
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Schweitzer stated they are going to provide food service. The food they serve on site is for their 
patrons only. They were also looking to serve alcohol to their patrons. They intend to provide 
packaged product on site.  
 
Schweitzer stated on the first floor there is a pool. The hallway leading to the west there will be 
an outside seating area. He stated this will be an area to grill or have a beverage. They might 
have some outside amplification of music that they characterized as more of background music. 
In order to address our code requirements, they will need to make a formal request to the police 
chief. They won’t have concerts or karaoke. 
 
Schweitzer stated the exterior hotel materials they are proposing appear to meet our ordinance 
requirements. The way they have it laid out now they meet our parking standards, but if they 
provide the required landscaped setback that might go away. 
 
Brainerd questioned the parking, inquiring whether if they comply with the setbacks will they 
lose over 100 parking spaces. Schweitzer stated the overall site has 253 but 100 are on another 
portion of the site and if things are worked out between Woodland and the other ownership on 
the property that may be open for redevelopment. Until they get a better concept that may have 
some bearing on how much parking will be available for the use of the two areas.  
 
Quinn questioned Woodland drive and will it be impacted and are there any plans on Woodland 
drive. Schweitzer stated the width of the pavement on Woodland Drive is close to 40 feet. There 
are very wide drive aisles as you get further to the west and curving back toward 28th Street, they 
have those stripped off to 4 lanes. They have the ability in this are to stripe it in that fashion. 
How seldom that is used they haven’t had that much of a need for traffic control. Discussion 
ensued. 
 
Pemberton questioned the height of the building. Schweitzer stated they stated that it is laid out 
to be as much as 61 feet 4 inches. They said that they can take a foot and a half off to bring it 
within the 60 feet. But that would require the planning commission to approve the proposed 
height which would be 45 foot of building then up to a 15 foot extension for the elevator shaft 
enclosure. Little stated the additional height is toward the front elevation so if you are in the 
apartments you might see the tip but it’s not going to be in your face. Little stated if they don’t 
light the north side then it will disappear.  Schweitzer stated they will come with more building 
lighting. 
 
Fox stated he was thinking about having them shield the north side.  Fox stated regarding 
screening he says they are looking at retaining landscaping on the north side, but he would be 
more interested in them planting evergreens along  the north side running the length of the 
building. He stated the evergreens would provide light shielding and noise shielding. Schweitzer 
stated with supplemental landscaping if some die off, you have a year round screen and one that 
will grow. Discussion ensued.  
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Holtrop stated he thinks they are trying to squeeze this hotel on the site and it seems awfully 
high. Schweitzer stated he looks at the exception requirement.  Discussion ensued. Holtrop stated 
any pictures they can have for the public hearing would be great.  
 
Holtrop stated the treeline towards Kohls is currently at 60 feet of shrubs brush and proposed to 
be reduced to 12.  
 
Holtrop questioned if a cross access to Kohls would be helpful. Schweitzer stated maybe for at 
least a pedestrian access. Holtrop stated that was his question a pedestrian access. Schweitzer 
stated they are proposing to put the sidewalk all the way up along the frontage and then stop, but 
if it were extended a little bit further to the east again over their Western Michigan University 
property there is a cross walk again with a 4 way stop closer to JC Penney, that may give more 
pedestrian movement. Schweitzer stated a drive connection we won’t gain that much. Holtrop 
stated he didn’t have too much concern about the Woodland drive frontage 20 foot landscape 
setback instead of 25 as long as there is some nice landscaping updated. Schweitzer stated they 
will have to go to the Zoning Board for that requirement. 
 
Fox questioned signage. Schweitzer stated he will have to get more information and get back to 
the commissioner. Schweitzer stated we normally allow signs with how much street frontages 
they have, we will take a look at that. 
 
J. New Business 
 

There was no New Business 
 
K. Other Business 
 

1. Appoint Quinn to Parks and Trails Advisory Committee 
 
Motion by Holtrop, supported by Pemberton, to appoint Commissioner Darius Quinn to 
the Parks and Trails Advisory Committee 

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

2. Commissioners’ Comments 
 
Fox stated he is sad to see the recycling center go. He feels this could have been avoided by 
having someone monitor the recycling area. Quinn stated he had the opportunity to speak to the 
DPW Director and he indicated he would discuss with anyone who wanted more information. 
Little stated he thinks we are taking a step backwards in recycling. 
 
Pemberotn stated he hopes summer shows up soon.  
 
Holtrop stated there was a LUZ meeting to discuss a parcel off 52nd heading north east of Wing. 
This site has previously been approved for low density residential. They are now coming back 
asking what we think about 25 structures of 3.9 units per acre. They said it is still low density but 
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they are adding more. They are putting a center road in, the homes front the road and access in 
the garage is behind so there will be a lot of pavement. Target point is anywhere from 1,400-
1,800 square feet. Price range $270,000-$305,000 in cost. The additional structure would be 3 
townhomes, 18 single family but 3 townhomes which would be 2 units each and then they would 
add a community center as an amenity to their development.  
 
Quinn stated he was able to attend the Parks and Trails Advisory committee. He stated it was an 
introduction and an overview of what the City hopes to achieve.  
 
Kape stated he was invited to attend a Kent County DPW meeting to learn about their new grant 
for recycling. 
 
 

3. Staff’s Comments 
 
Schweitzer stated we are going to have our first Master Plan Open House on June 27 
from 6:30p.m.-8pm.  

 
L. Adjournment  
 

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

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

 
Meeting adjourned at 8:40 pm 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

JUNE 25, 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 Little. 
 
C. Roll Call: 

Members Present: Bill Benoit, Catherine Brainerd, Garrett Fox, Dan Holtrop, Ed Kape, 
Timothy Little, Mike Pemberton, Darius Quinn  
Members Absent: Sandra Jones 
Others Present: Community Development Director Terry Schweitzer, Economic 
Development Planner Lisa Golder 
 

Motion by Kape, supported by Fox, to excuse Jones from the meeting. 
 

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

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Pemberton, supported by Commissioner Brainerd,  to 
approve the Minutes of June 11, 2019.   
 

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

E. Approval of the Agenda 
 

Motion by Commissioner Fox, supported by Commissioner Pemberton, to approve 
the agenda for the June 25, 2019 meeting.  
 

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

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

There was no public comment. 
 
G. Old Business 

 
Case#18-19 – Creekridge - Rezoning from R1-C Single Family Residential to RPUD 2 – 
Low Density Residential Planned Unit Development Located at 2050 Creekridge 
(requested new public hearing date of July 23, 2019) 
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Case#19-19 Creekridge – Preliminary and Final Site Plan Review for Site 
Condominiums Located at 2050 Creekridge (requested new public hearing date of July 
23, 2019) 

 
Motion by Fox, supported by Benoit, to set a public hearing date of July 23, 2019 for case 
#18-19 and 19-19. 

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

H. Public Hearing 
 

Case#20-19 – Hyatt House (Grand Rapids) Hotel – Special Land Use and Site Plan 
Review for a Hotel and Special Land Use Review of Proposed Hotel Height located at 
3185, 3215 & 3243 Woodland Drive SE (Woodland Mall Outlot) (The applicant has 
requested tabling to the July 9, 2019 meeting) 
 
Golder stated the applicant was having computer trouble. She stated there is concern from 
the residents in the adjacent apartment complex. We let them know the request was 
tabled. There was concern with visibility, lighting, and height. 
 
Holtrop opened the public hearing. 
 
There was no public comment. 
 
Motion by Benoit, supported by Pemberton to table the request to the July 9, 2019 
meeting. 

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

I. Work Session 
 

There were no work sessions 
 
J. New Business 
 

There was no New Business 
 
K. Other Business 
 

1. Master Plan Discussion Section 34 
 
Golder stated we will have an open house on Thursday, June 27 on Section 34, in the lawn area 
behind City Hall.  
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Talking Points 

LDR Low Density Residential  

Means less than 4 homes per acre comparable to adjacent subdivision development  

MDR Medium Density Residential 

Means 4-8 homes per acre which may involve single family homes or 
townhomes/apartments. 

Breton Avenue Extension 

Breton Avenue will be built as a three-lane roadway with a separate 10’ wide shared use 
path along the west side of the street and sidewalk on the east side.  The three-lane street 
will generally consist of one thru lane in each direction and a center turn lane.  We 
anticipate that there will be no driveways on either side of the street, so a grass center 
median can take the place of a paved center turn lane in areas between street 
intersections.  A grade separation is planned where the Paul Henry Trail intersects 
Breton. 

Bretonfield Residential Planned Unit Development RPUD 

RPUD approved in 2007 for 300 single family detached home development interspersed 
with preserved natural open space areas and walking paths.  Second phase of 
development was not initiated until 2017.  Second phase includes the first 600 feet of 
Breton Avenue extension, from 60th Street north.  

 

Fields of Breton Residential Plat 

Plat approved in 2018 for 36 single family detached home development.  Streets and 
utilities in place, building permits for new lots coming in. 

Lakewood Homes  

Own approximately 70 acres along both sides of Breton Avenue extended. The acreage 
includes several wetland pockets that will be preserved as part of the site development. 
They will be seeking a Residential Planned Unit Development RPUD to develop attached 
and detached condominiums and possibly a senior apartment development. 

Golder stated the group that came to the LUZ committee to develop senior 
apartment housing on Walma  are in the process of purchasing property on Breton 
extended. It would be about 12.5 units per acre. Golder stated we will be 
introducing this concept to the residents that come to the open house. Golder stated 
she was anticipating this to be on the west side. They are in the process of buying 
from Lakewood homes. Golder stated Jack Workman was looking at one point high 
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density residential designation for a portion of his property. Golder stated we can 
specify in the Master Plan that it is intended for senior citizens. 

Benoit questioned what is it zoned right now Schweitzer stated R1-B which requires 
minimum ½ acre lots. Golder stated what Workman was looking at is detached 
senior condos but he came in and got an Engineer to look and there were a lot of 
wetlands in the area. He is looking at ways to increase his lot yield. 

Benoit stated he would be concerned too if he were one of the residents on Wing if 
they thought the adjacent area was going to be developed with ½ acre lots. Golder 
stated we have always said low density so that it something that might be of some 
concern. Benoit stated he doesn’t know if he would be in favor of changing the 
Master Plan to accommodate high density senior apartment west of the large lot 
single family along Wing Avenue. Benoit stated you would assume that we would be 
sticking to the Master Plan as it is. If it is zoned this way and Master Planned to stay 
that way he would have an issue if a prospect just walked in the door and changed 
it. Golder stated we have called this a long time Conservation Oriented 
Development in the Master Plan, we discussed the piece by Wing Ave as low density 
who have deep lots but on the other hand we have heard discussion on how they 
want to split their property.  

Holtrop stated when they came to LUZ it was the west side of Breton Avenue 
Extended and we were ok because it was a buffer. Now they are looking at 
something else and it was not going from low to high density it was to have a 
transition. This is not what we gave them as an option.  

Pemberton stated he would encourage them to get a plan before they buy. He stated 
he isn’t getting a positive vibe on the prospect of high density senior apartments on 
the east side of Breton extended. If they came on the west side it would be better. 
Discussion ensued. 

Holtrop stated without the senior occupancy he still wouldn’t say high density, 
whether they end up doing anything or not we want to stick with our Master Plan. 
Schweitzer stated this may be a way to approach this section to the community we 
are looking at medium density residential west of Breton extended and if there is a 
desire to have commercial components in there have that incorporated as part of the 
PUD development.  

Golder stated, to be clear, the commissioners are looking only at medium density 
residential for the senior apartments. They would not want to see the 12.5 units per 
acre that is proposed on the other side. The commissioners stated they would feel 
more comfortable because that is what they presented. Golder stated west side of 
Breton for the seniors apartments and if not the west side then medium density 
residential on the east side. they would have to acquire more land or lessen the 
number of units. They are proposing 125 units. Golder stated we may need to have 
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the apartments go somewhere else. Benoit stated he thinks there is a difference 
between apartments and senior citizens apartments.  

Discussion ensued.  

Schweitzer stated we will end up with a public hearing at the end of the Master Plan 
process, this is an opportunity to get feedback. 

Heyboer Farm Update 

Family owns over 135 acres.  There is still an active lease to farm a portion of the 
property.  Some of the family members do not wish to see any development of the 
property in the immediate area of the farmhouse and barns for a number of years.   

Future Park Development 

A number of years ago the City secured a grant from the state of Michigan to acquire a 
12+ acre site on the north side of the Paul Henry Trail for a future park.  While there are 
no immediate plans to develop the park, the city will seek to establish connections to 
adjacent properties as they develop. 

Prospect of Senior Services Building 

A non-profit group is wishing to pursue a project in the Section 34 sub area involving a 3 
story, 140,000+ square foot facility focused upon senior needs that would include 
physical fitness, social interaction, spiritual and mental health resources, entertainment as 
well as social service, legal and financial services.  They have approached both 
Lakewood Homes and the Heyboer family to establish a site but may have difficulties 
with project financing. 

Prospect of Non-Motorized Facilities Along Wing Avenue and 52nd Street  

Since the completion of the Wing Avenue reconstruction in 2018 the city has received a 
number of requests to install sidewalk along Wing Avenue.  The city’s non-motorized 
facilities plan recommends a 10’ shared use path along 52nd Street from Kalamazoo 
Avenue to Patterson Avenue to accommodate bicyclists not wishing to travel in the street. 

Public Watermain and Sanitary Sewer Service 

The reconstruction of Wing Avenue included the installation of public watermain and 
sanitary sewer to allow orderly growth in this balance of this area of the community. 

Stauffer Station and Paris Park Master Plans 

In 2018 the city contracted with MCSA Group to develop improvement plans for the 
city’s existing park system. 

 
2. Commissioners’ Comments 
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Fox stated the City’s parade is next week. 
 
Kape stated the Trails and Park advisory committee met. 
 
Holtrop stated the City of Grand Rapids approved an area for a marijuana dispensary. Holtrop 
stated he will be absent next meeting.  
 
 

3. 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) – 
- Jones absent - 

 
Meeting adjourned at 8:25pm 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

JULY 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, Sandra Jones, Timothy 
Little, Mike Pemberton, Darius Quinn  
Members Absent: Dan Holtrop, Ed Kape, (with notification) 
Others Present: Community Development Director Terry Schweitzer, Economic 
Development Planner Lisa Golder, Senior Planner Joe Pung, Planning Assistant Monique 
Collier and about 10 residents. 
 

Motion by Benoit, supported by Fox, to excuse Kape and Holtrop from the meeting. 
 

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

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Benoit, supported by Commissioner Brainerd, to approve 
the Minutes of  June 25, 2019. 

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

E. Approval of the Agenda 
 

Motion by Commissioner  Pemberton, supported by Commissioner Fox,                               
to approve the agenda for the July 9, 2019 meeting.  
 

- Motion Carried (7-0) – 
- Holtrop and 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 
 
H. Public Hearing 
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Case#20-19 – Hyatt House (Grand Rapids) Hotel – Special Land Use and Site Plan 
Review for a Hotel and Special Land Use Review of Proposed Hotel Height located at 
3185, 3215 & 3243 Woodland Drive SE (Woodland Mall Outlot) 

 
 Golder stated the applicant is proposing a hotel in our C-3 Zone. She stated in the C-3 zone 

hotels are special land uses approved by the planning commission. She stated in addition to the 
special land use for just the hotel, there is a restriction on height when a building is adjacent to 
residential uses. She stated the building is proposed more than 45 feet in height. She stated 45 
feet is the general height limitation for C3 but when adjacent to residential use is it limited to 30 
feet. She stated because of the additional height this is also a special land use.  
 
Golder stated this is a 128 room hotel, 4 stories in height. She stated the Preserve Apartments are 
to the north and a couple other existing buildings that are quite close. She stated the closest 
apartments are 21 feet from the lot line and two other buildings are about 56 feet away from the 
lot line. The closest condominium is 83 feet from the corner. 
 
Golder stated when the proposed hotel gets built it will reduce the landscaping. There is a natural 
area of 55 feet that would reduce it to 37 feet. She stated there is quite a bit of landscaping to the 
west edge. As proposed, the hotel parking lot would be within 12 feet of the west lot line and 37 
feet on the north side and the rest would be retained at the full 55 feet if the hotel is approved. 
She stated if the hotel is approved it will be 115 feet to the apartment property. The building that 
is 56 feet away will be 132 feet and the closest condominium building will be 220 feet from that 
wall of the hotel that is being proposed. 
 
Golder stated in C3 height limitation is 45 feet but there is also an allowance for mechanical 
equipment that is enclosed, elevators shafts, and chimneys etc. to have an additional 15 feet. The 
applicant has gone above that. She stated you take from the base height of the roof and you can 
go up another 15 feet. They have a bump out to the top that is hiding the elevator shaft and he 
has proposed 16.5 feet above the roof height. She stated that needs to be dropped down to 15 feet 
if that is going to be approved. 
 
Golder stated there are two variances needed for landscaping. The C3 zone requires a 40 foot 
front yard landscaping. They have 19 feet 4 inches, they are way short of the 40 feet. She stated 
the 25 foot greenbelt in the front yard as well. She stated they do have to go to the zoning board 
to get a variance for that front yard parking distinction. 
 
Golder stated when you look at the special land use standards two come into play: 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. 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. 
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Golder stated these come down to 3 issues: Lighting, landscaping and screening and noise. She 
stated with respect to lighting, they submitted a lighting plan it was a little too bright. They have 
dropped it down to meet our standards for the parking lot. She stated they have 20 foot poles and 
that is acceptable. She stated what we don’t have is any detail on the building lighting that they 
are proposing. She stated we have standards for that. These are the types of lighting people see 
from their apartment or condominium, we want to make sure these are in conformance with our 
ordinance. 
 
Golder stated screening and landscaping as she mentioned before there is currently a 55 foot 
treeline along the north side, it is proposed to be reduced to 37 feet. She stated from the site plan 
she can’t tell where the significant trees are. She stated if you go out to the site you will see some 
dead trees. There looks like there is some gaps in coverage and there is a need to have some fill 
in terms of landscaping to allow for coverage all year long. She stated all the trees from what she 
could tell were all deciduous. She stated we need more pine trees or evergreens to help fill that in 
so that there is better coverage through the winter months as well as the summer months. 
 
Golder stated regarding noise there is a patio and they discussed having speakers outside as an 
ambient music. She stated we need to go further to regulate so that no noise flows to the homes 
to the north. She stated some suggestion would be have them directional, or limit the time etc. 
She stated this can fall into the operations statement that the applicant has submitted.  She stated 
in terms of noise we would also want restrictions on trash pickup and deliveries. 
 
Golder stated she is recommending conditional approval as stated in her memo. She proceeded to 
detail the recommended conditions: She stated they would have amend and add to the July 
operations statement.  
a. Applicant shall specify the time parameters of the outdoor music.  Music shall not be audible 
on adjacent properties. 
b. Applicant shall specify timing for deliveries and garbage pick- up.   
c.Applicant shall verify whether the hotel would be used for events such as parties or weddings.  
Without additional information provided regarding the possibility of these events, the number of 
guests or limitations on outside amplification, these type of events shall not be permitted. 
 
2. Final review of the site plan by the Kentwood City Engineer and Fire Marshal. 
 
3. No decorative lighting shall be permitted on the north and west walls of the hotel facade. The 
lighting plan must show any proposed lighting of the building itself in accordance with Chapter 
20 of the Zoning Ordinance. 
 
4. The applicant shall provide, for staff approval, an enhanced landscaping plan to ensure that the 
residents to the north and west are not significantly impacted by the proposed hotel. 
 
5. Applicant must obtain all the applicable variances from the Zoning Board of Appeals. 
 
6. Staff approval of building elevations and materials.  Applicant must reduce height of the roof 
extension to no more than 15’. 
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She stated she is recommending approval of the site plan review. It is similar to the special land 
use only addition is that they show two walls signs before and only one wall sign is permitted. 
That would be on the south side so that it won’t have any glare onto the residential properties. 
Iden Kalabat, Kalabat Engineering, 31333 Southfield Road Suite 250 Beverly Hills, MI was 
present. He displayed an updated plan with more detail with the landscaping.  He stated they are 
proposing the hotel towards the northwest corner of the property. He stated one of the primary 
reasons is the location of an existing underground detention system. It is somewhat in the middle 
of the parking lot which has forced the building further north, but they are trying to have it on the 
west side as much as they can. He stated as a result they are going to be cutting into beyond the 
existing parking lot. He stated the entire character of this development was to preserve as much 
of the existing parking lot limits as possible. This was viewed as a pad ready site. He stated the 
site is already somewhat developed so there is no need to go in to level everything and redo all 
the curb lines.  
 
Kalabat stated from their demolition plan they are maintaining the existing curbline on the south, 
along the east and the portion at the north portion of the site. He stated as far as the amount of 
landscaping they will be cutting into, there are a couple of 6 inch calipers, they have 10 inch 
evergreen trees and another 6 and 12 inch deciduous trees. He stated that is the extent of what 
they would be removing to the north of the curbline. He stated on the west side, there is 
significant tree removal along that property line to accommodate expanding that parking lot over 
to the west.  
 
Kalabat stated he thinks the residents concern is in that northwest corner. He displayed pictures 
of what is there now and what will be coming out.  
 
Jones opened the public hearing. 
 
Diana Wallace, 2366 Radcliff Village drive was present. She stated one of her concerns is what 
is being called landscaping on the north isn’t really landscaping, it is woodland and water and 
fairly wild. She would like to see it as it is. She stated she doesn’t know why the hotel is being 
built. 
 
Anamaria Pimentel, 2314 Radcliff Village Drive was present. She stated they are concerned with 
noise, traffic, lighting and the destruction of the woods. She stated there is a lot of wild life 
coming through and a lot of native species that are federally protected and one of them is 
trillium. She stated they are in a peaceful environment. 
 
Katy Terry, Property Manager for the Preserve at Woodland, 2351 Valleywood Drive was 
present. She stated she is concerned about the noise level, the light, the traffic and the trees that 
are going to be taken out. She stated with trees being cut down to the east of their site it has 
lowered their property value and she thinks this will happen again if this hotel goes in. She stated 
there are already several hotels in the area. 
 
Motion by Benoit, supported by Pemberton, to close the public hearing. 



Approved Minutes 
Planning Commission 
July 9, 2019 
Page 5 
 

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

 
Kalabat displayed pictures and stated their plans are not to wipe out the landscaping. He stated 
they are proposing to maintain all of the light landscaping. He stated this is a high quality 
wooded area on the north side and they have no intentions of disturbing (except for the small 
portions), in the northwest corner in order to fit the development in the way that it is proposed. 
He stated regarding the lighting and noise they are proposing an extended stay hotel. He stated 
the target market for this hotel is more of your corporate business traveler that is in town for a 
couple of weeks. He stated the Hyatt House brands is more of the prestigious brands in the 
nation. He stated the room rates will not be at a level that is attracting disturbing patrons. He 
stated these are business professionals traveling on business. He stated this is also the draw for 
the added meeting space area. He stated there was a market study specifying the need to provide 
on site meeting areas to attract the desired business clientele. He stated at Hyatt they will be 
marketing and advertising towards corporation, businesses to use for conferences, potentials for 
larger size meetings that are geared towards driving occupancy levels higher. He stated these are 
not wedding receptions or bridal showers, birthday parties or local events.  
 
Kalabat stated with respect to lighting and sound they are not proposing any building lighting on 
the north side of the property. The brand has strict requirements on the amount of lighting on the 
building because they are also trying to minimize the impact to the guest who are staying in the 
rooms. He stated there are some small building up lighting near the canopy entrance on the south 
portion of the tower element that are more aesthetic. They don’t have any foot candle impact. He 
stated if they need to look at this more closely, they can do so and limit the amount of lights that 
they have on the north side. The one portion they are going to be stuck there is an egress door on 
the north side of the building which by the building code will require a wall pack above it for 
security purposes.  
 
Kalabat stated the speakers they have shown are proposed as part of the hotel on the patio area 
tied to the lobby and drop off area. The use is ambient music for the lobby. He stated they have 
no issues adhering to any requirements relating to sound levels and decibel levels, directing it 
downward or eliminating the speaker by the patio depending on the Hyatt brands acceptance.  
 
Kalabat stated there was discussion regarding the plant material and water in the northwest 
corner of the site. He stated he visited the site and he noticed there was an existing yard drain 
that is not functioning properly in the area that tends to get wet. He stated it shows on the plan 
and on the survey that it should not hold or retain any water in the northwest corner. But, for 
whatever reason that yard drain is not functioning property. They will be fixing and correcting 
that issue. 
 
Quinn questioned the number of employees. Kalabat stated he isn’t sure. Quinn questioned the 
meeting space and the kitchen and the food that is being offered. Kalabat stated it is a deli 
concession, pre-prepared food that is warmed up and prepared on site mainly geared towards the 
guest. It is not a full restaurant, there isn’t the capability to host a large party. Quinn questioned 
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the speakers, if there a way to move the speakers to the east so there isn’t much impact in the 
northwest corner. Quinn stated as much as they can do to eliminate any impact to the residents he 
would appreciate. 
 
Little questioned if the only landscaping they will be removing is along the two-way drive along 
the north side of the building and most of the landscaping to the east is going to remain. Kalabat 
stated that is correct. Little stated along the front of Woodland Drive they are retaining the 
existing drives and the existing landscaping that is there the trees and stones. Kalabat stated they 
are now showing that as removed. Golder stated we do have requirements for front yard 
landscaping, if the intent is not to have it then they would have to go to the zoning board of 
appeals. Kalabat stated they are not removing the landscaping just the plant material and the rock 
is going to go and they will be putting new landscaping back. Kalabat stated the reason being is 
they have watermain extension that has to come across the south portion of the site and sewer 
extension along the frontage. Kalabat stated in order to build, they will have to excavate out that 
landscaping and remove plant material that is there. They have it proposed as top soil with a 
continuous shrub line. Kalabat stated the concern they had about putting trees back in would be 
the viability of those trees and surviving with the added utilities in that area. He stated they are 
proposing more of a continuous shrub line. Little stated what he thinks would be best is have a 
landscaped architect do a detailed landscape plan of the frontage and the north portion.  Little 
stated when he visited the site he was impressed with the landscaping that existed. He stated 
most of the trees are deciduous trees and the leaves will drop in the winter months. He suggested 
putting in some evergreens to provide greenery and noise consumption. Little stated he is 
concerned about the speaker, they can be turned up. Little questioned if they inspected the 
landscaping for any protected species. Kalabat stated they have not had a specialist go in to 
identify plant species. Little stated they need to consider that since it has been bought up as a 
concern. Kalabat stated this is the first he heard, but he will have it evaluated. 
 
Fox questioned the height being off about a foot. Kalabat stated that was an error on their part 
and they will correct that. Fox stated regarding the music does he want to propose a time to turn 
it off or have the commissioners do it. Kalabat stated before he proposes a time he would like to 
speak to the operator and the developer. They have more knowledge of the day to day operations. 
Kalabat stated the speakers are not meant for amplified music. Fox stated he would suggest 
additional screening on the patio to protect the guest to the north.  
 
Kalabat showed where they will have parking lot lights. He stated there are 3 light poles on the 
north end, two on the west end. There is canopy lighting, wall mounting lighting to add 
additional parking lot lighting and also some exits to satisfy the egress requirements. He stated 
along the north portion all of the lightings have rear screening on them. Kalabat displayed 
images of what the residents might see.  
 
Fox stated we would like trees that keep their leaves year round such as evergreen trees. Fox 
stated he hasn’t heard anything about the walking paths to the west and he also questioned the 
natural path, where does that exit on the property? Golder stated the natural path is a hole in the 
landscaping where people walk through. It is not much of a path. Kalabat stated the path is on the 
Kohls property.  
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Benoit stated the residents are going to be able to see the building, there is no way around it. If 
they didn’t want to see the building the property has been for sale they could have bought it and 
did what they wanted. He stated this is a special land use and we have more power. If this were a 
permitted use they wouldn’t have to come to the planning commission and there would be 
nothing we could do. He stated there was discussion about the lights, you are going to see lights 
but the lights won’t be washing onto their property. You will see the lights, but it is not shining 
into their window.  He stated as far as noise, it is a commercial area. He stated regarding the 
speakers, we can say it can’t extend past the property line. If the City gets a complaint then they 
can do something about it. He stated this way we aren’t taking something away that may not 
even be an issue. He stated as far as landscaping, try to get something in the agreement 
discussing maintenance to the newly installed plants so we get some kind of guarantee for 3-5 
years that if they die, they will replace them. Golder stated we can incorporate that in the 
condition of approval. 
 
Pemberton stated he would like to see if there is a way to add more buffer along the north side. 
He stated they can put trees in that would add to the screening effect right away. Golder stated 
she suggested to the applicant to get a landscape architect to take a look at what is dead and what 
is alive so they aren’t taking out good trees. Pemberton stated he is satisfied with the lighting. He 
stated they have to have lighting for safety of the residents. He stated he is not concerned with 
the speakers. He questioned if there will be alcohol served on the premises. Kalabat stated they 
do plan to serve alcohol at the Hyatt Bar.  Golder stated there is a process that they have to 
follow. Pemberton stated traffic noise shouldn’t be a concern, it is all going to be out in front. 
Pemberton stated with the parking design there doesn’t appear to be any parking or head lights 
that will be facing or pulling in projecting to the apartments to the north.  
 
Brainerd stated she would also like them to increase their buffer. She stated she would also 
encourage as part of the landscaping process looking into an arborist, environmentalist to check 
out the species and create as much of a buffer as possible. Brainerd questioned the seating 
capacity on the patio. Kalabat stated 15-20 guests.  
 
Jones wanted clarification that there was no ingress egress onto Valleywood Drive. Kalabat 
stated that is correct. Jones questioned the failed drained on their property. Kalabat stated they 
would be fixing that, is isn’t a County drain or regulated drain it is a catch basin. Kalabat stated 
they would be addressing the drainage behind the proposed parking lot and dumpster enclosure. 
 
Motion by Benoit, supported by Pemberton, to grant conditional approval of the Site Plan 
dated July 2, 2019 for Hyatt House Hotel as described in Case No. 20-19.  Approval is 
conditioned on conditions 1-8 and basis points 1-7 as described in Golders memo dated 
July 2, 2019. 

- Motion Carried (7-0)- 
- Kape and Holtrop absent - 

 
Motion by Benoit, supported by Pemberton, to grant conditional approval of the Special 
Land Use Hyatt House Hotel as described in Case No. 20-19.  Approval is conditioned on 
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conditions 1-6 amending condition 1a the music shall not be audible on adjacent property 
and adding to condition 4 to include maintenance language that the material be guaranteed 
for at least 5 years and basis points 1-7 as described in Golders memo dated July 2, 2019. 
 

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

I. Work Session 
 

Case#18-19 – Creekridge - Rezoning from R1-C Single Family Residential to RPUD 2 – 
Low Density Residential Planned Unit Development Located at 2050 Creekridge  
 
Case#19-19 Creekridge – Preliminary and Final Site Plan Review for Site 
Condominiums Located at 2050 Creekridge  

 
Pung stated the applicant wishes to rezone 5.4 acres to low density residential PUD and 
develop a 5 unit site condominium development. He stated one of the units they are 
incorporating is the existing single family home. They are also proposing a 4,000 square 
foot clubhouse/storage facility. He stated 300 square feet would be a storage facility for 
use by all the residents within the site condominium development, with 800 square feet 
using it for a common space or a gathering area. Pung stated as part of the proposed 
storage facility, they are also looking at restricting that the individual units would not be 
able to have outdoor onsite storage themselves. They wouldn’t have a separate storage 
structure on each of the lots.  
 
Pung stated 4 of the units would be accessed off of 52nd Street. Unit number 5 is the only 
unit that would have access on to the private street which is Creekridge Dr. Pung stated 
last month they went to the Zoning Board of Appeals for a variance in order to have more 
units access Creekridge Drive and the variance was denied. 
 
Pung stated the area is master planned for low density residential which is less than 4 
units per acre. As it is proposed, they are coming in at about 1 unit per acre far less than 
what they could do even under the current zoning. Pung stated one thing they can’t do 
under the current zoning is the larger accessory structure. He stated we recently amended 
the zoning ordinance to allow for larger accessory structures for larger parcels, but also 
made the allowance within planned unit developments for the Planning and City 
Commission to passes the ability to allow for different locations and larger accessory 
buildings as part of the development. Pung stated they could develop under the current 
R1-C zoning but will not be able to have the common storage area and club house. 
 
Pung stated some of the issues: *they will have to provide a planned unit development 
statement and agreement covering the use for the storage structure or the facility or 
clubhouse. We want to make sure nobody thinks they can come and run a business out of 
there, strictly used for storage and occasionally as a gathering space.  
*Representative building and site layout designs are needed.  
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*Parking operations plan for the clubhouse is needed. They are showing 3 parking 
spaces.  
*Detail on Unit 5 vehicular and pedestrian access to the clubhouse/storage facility. 
*Delineation of the wetlands. Clarification of lot lines. 
 
Pung stated they submitted a letter as part of having the larger accessory structure they 
would restrict the individuals storage buildings on each site. 
 
Dan Burrill, Southwood LLC was present. He stated the owner is currently residing in the 
first structure and does plan on building and eventually occupying unit 2. He stated the 
owner was looking for a high quality project and by eliminating the accessory structures 
it eliminates the clutter that tends to be around storage sheds.  He stated this 
storage/clubhouse is going to look like a residential structure. They want it to look like a 
house. He stated they kept the parking spots limited, if you allow more parking spots you 
will have more visitors. He stated they kept a really nice buffer along the west side.  
 
Brainerd questioned how unit 5 is going to access the storage facility if the drive isn’t 
going to cut through to Creekridge. Burrill stated they have open space to the east and if 
they are going to store a vehicle they are going to have to drive around to 52nd Street in 
order to gain access to that.  
 
Pemberton stated he doesn’t understand why unit 5 is being connected to Creekridge 
rather than just extending the private street to include them. Burrill stated it was a neat 
feature to add the value to that lot and in the site condo and part of the clubhouse. 
Burrows stated and it creates a private lot for unit 4, keeps open space private. Pemberton 
questioned if there will be proposed sidewalks. Pung stated he requested them to provide 
some pedestrian access because of the number of lots it will be serving it is not a 
requirement. Pung stated he think especially for unit 5 some kind of pedestrian 
connection to get to the clubhouse. 
 
Benoit stated he thinks it is great and a good density.  
 
Fox stated he would echo the need for sidewalks. Fox questioned the square footage for 
the home. Burrill stated typically they have gone with City of Kentwood’s restrictions for 
that zoning. 
 
Little stated interesting use of the property, good project. 
 
Quinn was ok with the request. 
 
Jones stated questioned the potential wetlands. Burrill stated a lot of the open space could 
be the wetlands, but the building sites are out of the wetlands. He stated when they built 
unit 1, they didn’t run into any problems of wetlands. They didn’t need to get any 
wetland permits. They don’t anticipate any wetland problems. Jones questioned if he 
spoke to the neighbors and how did he address their concerns. Burrill stated their biggest 
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concern was they didn’t want a thru street. He stated they can develop the property as it 
is. He stated the development is allowed by right except for the larger accessory building. 

 
J. New Business 
 

No New Business 
 
K. Other Business 
 

1. Master Plan Discussion Section 34 
 
Schweitzer discussed section 34. He stated the comments focused on the non-motorized or 
sidewalk along Wing Avenue. Several people questioned why the City was changing course. 
Others felt it was important to have sidewalks for the safety of pedestrians. Two people 
expressed concern with the extension on Breton to 60th Street. They felt if Paul Henry Trail 
remains as is and if the Street goes over you are going to lose some of the ambiance through 
there.  
 
Schweitzer stated we have been contacted by a group led by Jack Workman 
Workman expressed a desire to have a senior apartment housing on the east side of Breton at 
52nd Street as a high density development. Golder stated in terms of decision making we need to 
decide whether we want to allow for high density on both sides of Breton extended and then 
what do with all the Heyboer farm. 
 
Benoit stated low density residential. He stated he is not happy about high density on both sides 
at all. Benoit stated we have to look at what is a good planning practice and not just what the 
developer wants or neighbors want but what is a good planning practice. He stated we don’t want 
apartments but he doesn’t like the high density on both sides. 
 
Pemberton stated we are showing in the concept some medium density that does go to the east 
side of Breton. He questioned is that something we can trade, maybe the idea of allowing more 
medium density to the east side, but at the intersection and limit it to so many acres or whatever 
in trade for the pieces on the east side. The east side is now conceptually medium density make 
that low density so it is a bit of a trade off. 
 
Golder stated he was at the meeting but she thinks it would be good for him to sit down with 
staff because now we have all three questions about apartments and density. Benoit stated he 
doesn’t see any high density on the map which is current.  
 
Pung stated the real estate owner on the corner of Wing and 52nd are currently marketing that 
more for a clinic use which would be a special land use.  
 
Little stated the individuals he spoke to didn’t want a development and he discussed the fact that 
it is going to happen and encouraged them to be part of the process and attend the meetings. He 
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stated some didn’t want Breton to go through. He stated he talked to them about transitioning 
from low to medium density.  
 
Brainerd stated within Princeton Estates they have an active Facebook group. She stated there 
was a lot of assumption that it was never going to developed. Brainerd stated she isn’t excited 
about the high density.   
 
Schweitzer stated Section 13 will be highlighted next Wednesday at Northeast Park. 
 

2. Commissioners’ Comments 
3.  

Quinn stated they had their first Kentwood Parks and Trails Advisory Committee  meeting and 
had their park tours. 
 
Brainerd stated she enjoyed the 4th of July festivities. 
 
Jones stated in City Commission minutes they tabled Bretonfield Preserve because they were 
concerned about the open space. Pung stated there was concern with the maintenance of the open 
space and to make sure it doesn’t eventually go up for tax sale. Pung stated that was addressed in 
the deed restrictions for phase 3. 
 
Jones questioned the art sculpture the City is getting. Schweitzer stated Woodland Mall donated 
the sculpture and the Arts Commission will decide where in the City we will put the sculpture. 
 
 

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 (7-0) – 
- Holtrop and Kape absent - 

 
Meeting adjourned at 10:00p.m. 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

JULY 23, 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 Fox. 
 
C. Roll Call: 

Members Present: Catherine Brainerd, Garrett Fox, Dan Holtrop, Sandra Jones, Ed Kape, 
Timothy Little, Mike Pemberton, Darius Quinn  
Members Absent: Bill Benoit (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 Pemberton, to excuse Benoit from the meeting. 
 

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

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Holtrop, supported by Commissioner Brainerd, to 
approve the Minutes of  July 9, 2019 and the Findings of Fact for: Case#20-19 – 
Hyatt House (Grand Rapids) Hotel – Special Land Use and Site Plan Review for a 
Hotel and Special Land Use Review of Proposed Hotel Height located at 3185, 3215 
& 3243 Woodland Drive SE (Woodland Mall Outlot) 
 

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

E. Approval of the Agenda 
 

Motion by Commissioner Kape, supported by Commissioner Brainerd, to approve 
the agenda for the July 23, 2019 meeting.  
 

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

 
F. Acknowledge visitors wishing to speak to non-agenda items. 
 
There was no public comment. 
 
G. Old Business 
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H. Public Hearing 

 
Case#18-19 – Creekridge - Rezoning from R1-C Single Family Residential to RPUD 2 – 
Low Density Residential Planned Unit Development Located at 2050 Creekridge  
 
Case#19-19 Creekridge – Preliminary and Final Site Plan Review for Site 
Condominiums Located at 2050 Creekridge  
 

Pung stated the applicant wishes to rezone 5.4 acres to low density residential PUD and build a 5 
unit site condominium development. He stated one of the units they are incorporating into the 
PUD is the existing single family home. They are also proposing a 4,000 square foot 
clubhouse/storage facility. He stated 300 square feet would be a storage facility for use by all the 
residents within the site condominium development, with 800 square feet for common space or a 
gathering area. Pung stated as part of the proposed storage facility, they are also looking at 
restricting that the individual units would not be able to have outdoor onsite storage themselves. 
They wouldn’t have a separate storage structure on each of the lots.  
 
Pung stated 4 of the units would be accessed off of 52nd Street. Unit number 5 is the only unit 
that would have access on to the private street which is Creekridge Dr. He stated only one unit 
can access the private drive because it is currently non-conforming with regard to the radius of 
the curve. The applicant was not granted a variance from the Zoning Board of Appeals.  
 
Pung stated they have added a pedestrian pathway so the residents of unit 5 will have pedestrian 
access to the clubhouse and storage facility.  
 
Pung stated the RPUD zoning allows flexibility in order to create the free-standing storage and 
clubhouse building. Otherwise they would not be able to have the facility under a straight zoning 
that is why they went with the RPUD2.  
 
Pung stated the area is master planned for low density residential which is less than 4 units per 
acre. As it is proposed, they are coming in at about 1 unit per acre which is far less than what 
they could do even under the current zoning. 
 
Pung stated they are also proposing to have a minimum unit area of 1,200 square feet. He stated 
in the R1-C district our minimum house size is 1,080 square feet. They won’t have anything less 
than 1,200 square feet. He stated there will also be a 25 foot do not disturb zone along the west 
portion of the south property lines, and 45% of the site will be open space.  
 
Pung stated he is recommending to the City Commission conditional approval of the request to 
rezone 5.4 acres from R2- Two Family Residential and R1-C Single Family Residential to 
RPUD-2 Low density Residential with conditions 1-7 and basis points 1-9 
 
Pung stated he is also recommending to the City Commission conditional approval of the site 
plan dated July 17, 2019 as described in this case. With conditions 1-6 and basis points 1-8. 
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Pung stated he is also recommending to the City Commission conditional approval of the 
Preliminary and Final Site Plan Review for Site Condominium development with conditions 1-
10 and basis points 1-7 
 
Dan Burrill, Southwood LLC was present. He stated they are going with the larger minimum 
square footage than what is required. He stated if they were to develop the property as is the 
designated green areas would not need to be there to buffer the neighbors to the west. Their main 
objective is to get the clubhouse and the storage facility area for the neighborhood. He stated 
they will have no outside storage buildings. He stated at the zoning board meeting their objection 
was the through street. He stated they made that change to the site plan. There is no through 
street. They did improve the connectivity from lot five to the rest of the site condominium to 
make them feel like one neighborhood, but eliminated the through street.  
 
Jones opened the public hearing. 
 
William Berry, 2121 Creekridge was present. He stated they wanted to keep the character of the 
neighborhood the same. He discussed the history of the neighborhood and stated this plan is a 
major improvement better than dumping all the traffic on to the private drive.  
 
Mrs. Benchich,  5130 Maple Creek was present.  She questioned if more units would be able to 
built in the future. Pung stated it is a PUD if they want to add more units it is considered a major 
change and they would be coming back for the public hearing process to the Planning and City 
commission as a major change. No guarantee that it will be approved. 
 
Jay Benchich 5130 MapleCreek Drive. He stated he is against the rezoning. He stated changing 
the traffic in the neighborhood isn’t fair. 
 
Motion by Pemberton, supported by Fox, to close the public hearing. 
 

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

Quinn stated he is satisfied with the request. 
 
Pemberton stated he is ok with the request, He thinks it is unique and a good project. 
 
Fox questioned what they plan to do for tree removal and tree preservation. Burrill stated that 
within the open space, the buffer zone to the west, it is their intent is to not remove any trees in 
that area. Burrill stated that for units 2 and 3 they will try to preserve as many trees as they can, 
but some of the trees might come down. He stated the nicest trees will remain. They will keep as 
many as they can but some of the scrub trees will probably get removed.  He stated on unit 1 that 
is already built they kept every tree on that property. He stated their intentions was to keep as 
many trees as they can.  
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Fox stated there was discussion of sidewalks at the work session what do they plan on do. Burrill 
stated that biggest thing was the connectivity from unit 5 to make it walkable. With the private 
drive the duplex when you first come in will not have sidewalks. To the west side of the private 
drive, when you come in some trees have already been planted. The connectivity for sidewalks 
will end at a certain point. After reviewing that they felt only a few lots would have sidewalks 
and they would stop. They thought connectivity for unit 5 to get to the project was just as 
important. Fox stated he thinks that anytime we have a PUD sidewalks are important. It makes 
for a safer community and a better neighborhood. 
 
Fox questioned the types of homes they plan to build. Burrill stated they will meet the square 
footage requirement. He stated they could be different floor plans. The developer will have full 
architectural control over what is designed and what is placed. Burrill stated it is their intentions 
the houses look different. Discussion ensued. Fox questioned if the clubhouse will only be open 
to residents on the street that they are proposing. Burrill stated that is correct and that will be in 
the PUD statement. 
 
Little questioned the drainage and stated his concern was that the drainage continue to the north 
and the creek. Burrill stated their Engineer will work with City staff and make sure everything is 
met.  
 
Holtrop stated he likes the improvements and questioned if the maintenance will be all under the 
association. Burrill stated that is correct. Holtrop questioned if unit 4 would have access just off 
the corner or will they extend the road further. Burrill stated they will leave that to unit 4. 
Holtrop questioned if the clubhouse will be sectioned off for storage. Burrill stated someone may 
store some household items and may partition some areas off.  
 
Brainerd stated she think this will be a nice development. 
 
Kape questioned if there will be any control on storing of gasoline or hazardous waste in the 
clubhouse. Burrill stated the clubhouse will be fire walled properly. Kape questioned if they will 
have a fire sprinkling system. Burrill stated if fire building code required they would but they 
will not do it if it is not required.  
 
Jones stated she is disappointed in the decision not to have sidewalks.  
 
Fox questioned if there will be a pond association. Burill stated from his understanding the pond 
maintenance is probably as much of responsibility as the drain commissioner than just the 
community around there. 
 
Motion by Holtrop, supported by Pemberton, to recommend to the City Commission 
conditional approval of the request to rezone 5.40 acres from R2 Two Family Residential & 
R1-C Single Family Residential to RPUD-2 Low Density Residential Planned Unit 
Development as described in Case No. 18-19.  Approval is conditioned on conditions 1 – 7 
and basis points 1 – 9 as describe in Pung’s memo dated July 18, 2019. 
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- Motion Carried (8-0) – 
- Benoit absent – 

 
Motion by Holtrop, supported  by Fox, to recommend to the City Commission conditional 
approval of the site plan dated July 17, 2019 for the Creekridge Rezoning as described in 
Case 18-19.  Approval is conditioned on conditions 1 – 7 and basis points 1 – 8 as described 
in Pung’s memo dated July 18, 2019. 

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

 
Motion by Holtrop, supported  by Pemberton, to recommend to the City Commission 
conditional approval of the preliminary site plan dated July 17, 2019 for the Creekridge 
Site Condominium development as described in Case 19-19.  Approval is conditioned on 
conditions 1 – 7 and basis points 1 – 8 as describe in Pung’s memo dated July 18, 2019. 
 

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

I. Work Session 
 

There were no work sessions 
 
J. New Business 
 

There was no New Business 
 
K. Other Business 
 

1. Double Barrel Partners- Brewery Vivant(Broadleaf Brewery) – Amendment to Hours 
Request 

 
Golder stated Double Barrel Partners- Brewery Vivant(Broadleaf Brewery) would like to amend 
their hours of operation to include lunch hours 11am-midnight Monday –Sunday in order to 
allow lunch service.  In the 2018 approval for the brewery, the owner’s Statement of Operation 
indicated tap room house of 3:00pm-midnight on Tuesday to Friday, and 1:00p.m. to midnight 
on Saturday and Sunday. She stated with approval from the planning commission this is 
considered to be a minor change. If approved the development agreement for the brewery would 
have to be amended. 
 
Holtrop stated one of their things with the hours was overlapping with the adjacent businesses. 
Golder stated part of the reason for the concern about the overlap of the building was that we 
thought we had a parking shortage at the time. The brewery found the parking to accommodate 
all the uses on this property.  
 
The commissioners were ok with the request. 
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Jason Spaulding was present he stated they are excited to be able to be open for lunch. 
 
Motion by Holtrop, supported by Brainerd to amend the Statement of Operations for 
Broadleaf Brewery to extend lunch hours 11am-midnight Monday –Sunday 

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

 
2. Master Plan Section 13 Feedback from the Open House 

 
Schweitzer stated there were two members of the Patterson family at the open house. They stated 
they were deferring land use decisions to Mel Patterson who owns the property and still lives in 
the area. Staff asked them to have conversations with Mel and provide some direction to the 
community.  Schweitzer stated representatives from Woodland Creek Apartments were there as 
well. The manager made the comment that there is a 40 acre area that is adjacent to theirs that 
would allow for another phase of the apartments or for condominiums. Brookside Village there 
is an island of land adjacent to their property that is high ground where they would like the 
opportunity to expand their development.  
 
Little stated he spoke to a distant relative of the Patterson family, Russ Slater. 
 
Pemberton stated when he thinks about the Patterson Farm in his mind 36th Street is high tech 
farming. It could be a farm. It could continue the legacy of farming and open the doors to 
education etc. 
 
Section 34 
Golder stated we discussed the apartment development and we met with Mr. Workman. He 
wants high density residential on a 10 acre parcel at Breton extended and thinks he can come in 
at less than 4 units per acre for the rest if the overall development. Golder stated they indicated 
the apartments are proposed on 11 acres so 125 units would not exceed our 12 units per acre 
maximum. Workman wants higher density residential on the west side or Breton extended. 
Golder stated she is presuming low and medium density residential across the entire site owned 
by Mr. Workman. 
 
Fox stated he is against high density. If it is seniors he doesn’t have an issue with that. He stated 
with that being said it seems like it is out of character with the rest of 52nd Street. 
 
Little stated Workman owns property to the south east and west of the senior development and 
what he looks at is transition and the impact to the neighbors.  
 
Discussion ensued regarding senior housing 
 
Golder asked the commissioners what they think about high density for Breton extended at 52nd 
Street. Golder stated we also suggested condominiums for the west side of Breton extended. 
Workman wants senior apartments there if possible. 
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Holtrop stated he is opposed to high density. Jones stated she is fine with it for seniors it would 
give families the opportunity to buy a new house; the inventory is so low it is hard for people to 
find a place. Little stated he isn’t opposed to high density. Golder stated once we get information 
from Workman and will bring it back to the commissioners. 
 
Golder stated we might leave a portion of the Heyboer farm as Conservation Oriented 
Development. 
 
Holtrop questioned the other side of Wing that has about 40 acres. Schweitzer stated there is 
good portion of this area covered by wetlands. 
 
Golder discussed 28th Street and 29th Street Master Plan Subarea. 
 
Golder stated the commissioners stated they don’t want to introduce residential on 28th or 29th 
Streets so not looking for land use changes but rather for vehicular and pedestrian cross access. 
She stated we are showing where we already have cross access off the frontage of 28th Street, 
and where we can make pedestrian connections. She stated because of grants we have sidewalk 
on 28th, but missing some on 29th Street. Schweitzer stated this will be covered at the August 6 
open house that will be held at Woodland Mall from 3-5pm  
 

3. Commissioners’ Comments 
 
Pemberton stated he read an article in the Business Journal regarding housing stock decreases 
that was very interesting and questioned if there was anything here in Kentwood that maybe we 
need to look at 
 
Fox stated he attended Kentwood’s party in the park and encouraged commissioners to come out. 
 
Little stated he attended too and it was a good time too. 
 
Kape stated they had the last tour for the Parks and Recreation Advisory Committee. 
 
Jones spoke about the housing shortage crisis. 
 

4. Staff’s Comments 
 

 Staff offered no additional comments. 
 
L. Adjournment  
 

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

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

 



Approved Minutes 
Planning Commission 
July 23, 2019 
Page 8 

Meeting adjourned at 9:30p.m. 
     Respectfully submitted,    
     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

AUGUST 27, 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 Little 

 
C.  Roll Call: 

Members Present: Bill Benoit, Catherine Brainerd, Garrett Fox (arrived late), 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, and the applicants. 
 
Motion by Kape, supported by Pemberton 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 Pemberton, to 
approve the Minutes of July 23, 2019 and the Findings of Fact for: Case#18-19 – 
Creekridge - Rezoning from R1-C Single Family Residential to RPUD 2 – Low 
Density Residential Planned Unit Development Located at 2050 Creekridge; 
Case#19-19 Creekridge – Preliminary and Final Site Plan Review for Site 
Condominiums Located at 2050 Creekridge  
 

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

E. Approval of the Agenda 
 

Schweitzer stated he would like to discuss The Rapid Transit Orient Development Study 
that is going to be undertaken. 

 
Motion by Commissioner Holtrop, supported by Commissioner Pemberton, to 
approve the agenda for the August 27, 2019 meeting with the noted addition.  
 

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

 
F. Acknowledge visitors wishing to speak to non-agenda items. 
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There was no public comment. 
 
G. Old Business 
 
H. Public Hearing 
 

There were no public hearings. 
 
I. Work Session 
 

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 the preliminary plan was approved in 2017. 
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 it will be a 
downtown type of feel with a main street coming through. She stated they have 
underground parking and surface parking. 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 at this point they are looking at 3 buildings but want to get 
approval on all 4. She stated with the 4th building a total of 170,000 square feet of area 
which includes independent living area, dining and recreation. She stated in the prior 
future phase there was discussion regarding how close they are to Summerset drive. The 
residents were upset to see the road getting closer to their homes. 
 
Golder stated that phase 2 in the future will probably be assisted living to replace the 
Windsor Manor and Oxford Manor. Then more of the condo like independent living units 
would be where Windsor Manor is. She stated that is a while from now and we would 
have to look at those plans again when they come up. 
 
She stated at the preliminary plan review, there was discussion with the residents across 
the street about tree removal and concerns about displaying Trillium. She stated the 
applicant provided information on the trees they are removing. She stated they did a 
wetland survey and there are some wetlands that effected a few of those open space areas.  
 
 
Golder stated they do not quite meet our parking standards but they are providing 
deferred parking which is allowed. She stated there was also discussion about the 
dumpster which is in the front yard. The approved preliminary site reflected that the 
planning commission was ok with the dumpster in the front yard if it was screened. She 
stated they feel that it is ok with the landscaping. 
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Golder stated there was discussion regarding Summerset and if the street will support fire 
truck. She stated fire has had a couple of issues they would like to see a different 
approach in fire lane coverage south and east of the buildings. They want to be able to get 
closer they don’t think they will be able to make that turn to get to that fire lane. There 
were also some removable bollards that are now lit bollards and are not removable.  Fire 
wants to make sure there is enough room to get a fire truck through there. They are also 
looking to have a fire lane extend all the way to building 1. 
 
Jonathan Clark with Progressive AE was present. He stated they will work with the Fire 
Department and see what options are available. He stated he would like to revisit what 
they have shown them before. 
 
Kape questioned the generator and how it is powered. 
 
Brainerd questioned the trees being removed and the plans for the replacement. Clark 
stated they will be replacing with about 8-10 foot trees. Brian Pangle stated they had 
Calvin College and the Plaster Creek watershed come out and they did an excavation of 
many of the indigenous wildflowers plants and took them offsite. They planted some in 
watershed areas and kept some at the Calvin College campus that they will be bringing 
back. 
 
Benoit stated we have previously spoken about landscape warranties and we can require 
them to be guaranteed for at least two years from the time they get installed. 
 
Quinn questioned their construction timeline. Pangle stated they expect to begin 
construction in November. It will be completed late spring 2020-2021 occupancy starting 
about that same time and hope to have it fully occupied by the end of 2021 early 2022. 
 
Fox questioned if the existing trails if they will connect to the new area.  Golder stated 
Clark has opened the trails and even the dining area open to the pubic so if the neighbors 
want to walk thru they are welcome to do so and use some of the facilities there. Fox 
questioned the maintenance on the trails. Pangle stated they have a facility team that 
takes care of the trails keeping it clean and clear of debris. 
 
Jones questioned if these units will be rental or purchase units. Clark stated they are 
rental units. Jones questioned if they have a commitment for all of these units. Clark 
stated of the 70 units they have 37 commitments today and a least of 15-20 on their lead 
list. Jones questioned the rental rate. Clark stated it depends on the size of the unit but 
anywhere from $1,800 dollars per month up to about $2,500 dollars per month. 
 
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.  
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Golder stated in 2014 a major change to the Steelcase site plan was approved through the 
Planning and City Commissions.  A new development agreement was approved and signed by all 
the property owners—Steelcase, Franklin Partners, Roskam Baking, as well as the city.  In 2017 
another Major Change was approved by the city to allow the credit union on a previously vacant 
property.   
 
Public access to the site is obtained from the existing boulevard entrance off Patterson Avenue.   
 
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. 
 
MDOT is proposing the construction of additional lanes on Broadmoor Avenue, and the 
relocation of the non-motorized path along Broadmoor Avenue.  Additional information 
regarding the timing of these improvements will be critical to understanding the applicant’s role 
in the provision of the non-motorized trail. 
 
The 2017 plan proposed the relocation of the guard shack from its position in the center of the 
boulevard to the ring road on the Roskam site.  The purpose of this was to allow the Roskam to 
control truck movements around the building.  Now, Roskam is directly all its truck traffic to 
enter the site from 60th Street.  It is unclear whether the guard shack will be relocated or simply 
removed.  In any case, it will not have an impact on the development of the credit union. 

 
The credit union requires 63 parking spaces but has provided 78.  The applicant should consider 
deferring the 15 spaces that are not required by the ordinance, unless there is a known issue with 
parking needs for this development.  

 
The applicant has submitted a tree survey and preservation plan.  There are approximately 84 
trees on the site, with more than half having a caliper of over 12 inches. The applicant has 
proposed to remove the significant trees in the center of the site and will retain 10 smaller trees.   
 
Applicant has submitted building elevations and a lighting plan, in accordance with city site plan 
requirements, PUD standards, and the development agreement. The lighting exceeds the 
maximum footcandles as well as the average to minimum uniformity ratio.  Architectural 
standards are listed in Section 12.08 E 5 of the Zoning Ordinance.  The applicant shall provide 
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information on the percentage of each material type to determine whether the proposed building 
materials are in compliance with these requirements, or whether a waiver is needed. 

 
 

Gary Tamminga, Director of Facilities for Franklin Partners was present. He stated on the 4 
corners study they are going to be looking at potential elevations so they can do the proper 
elevations to connect to the non-motorized bike trail. 

 
Fox questioned how the square footage compares to the existing facility. Tamminga stated the 
existing facility on Eastern and 60th is around 6-7,000 square feet this will be their corporate 
headquarters. They will have approximately 40 employees. 

 
Pemberton questioned what happens if MDOT doesn’t include the non motorized trail. Golder 
stated there is already a non-motorized trail aling the Broadmoor frontage 

 
Little commended them for thinking ahead on the sidewalk.  

 
J. New Business 
 
Motion by Holtrop, supported by Brainerd, to set a public hearing date of September 10, 
2019, for: Case#21-19 - Clark at Keller Lake  Independent Living – Final Site Plan Review 
of a PUD Phase Located at 2451 Forest Hill Ave SE; Case #22-19 – Community West 
Credit Union – Final Site Plan Review of a PUD Phase – 5798 Broadmoor Ave SE 
 

- Motion Carried (9-0) - 
 
Motion by Holtrop, supported by Fox, Set a public hearing date of September 24, 2019 for 
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; 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 – Located at 2495, 2505 & 2535 – 44th Street, 4364 Breton Avenue 
 

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

1. Woodland Mall Sign Exception 
 
Pung stated Woodland Mall is looking to redo their exterior signs on the property. He stated 
several of the signs will not meet our current requirements. The existing main mall entrance 
signs they are looking at are 29 feet in height and 330 square feet in area and allowance to use up 
to 100 % of the sign area for display. The zoning ordinance limits it to a height of 25 feet area 



Approved Minutes 
Planning Commission 
August 27, 2019 
Page 6 
200 square feet and of that 200 square feet no more than 50% of that can be used for text and 
graphics. He stated in 2009 the planning commission approved two shopping center monument 
signs to be 27 feet in height and 230 square feet in area and to allow that full 230 square feet to 
be used for text graphics and other display. He stated they are looking at a 4 foot increase in 
height adding 130 square feet to the sign area and allow up to 100% of that area to have text 
graphics and other types of display. 
 
Pung stated they are also looking at doing their directional signage. They want to install 5 
directional signs that would be identifying tenants within the Woodland Mall development. The 
signs would be approximately 32 square feet in area zoning ordinance limits the signs to 24 
square feet. 
 
Pung stated they are looking at the directional signs and the main Woodland Mall signs under 
section 16.07, they can ask the planning commission to grant exceptions to the normal sign 
regulations. 
 
Holtrop stated he wants to make sure the directional signs are not obstructing view. 
 
Benoit questioned if we are getting more tenants. Delucia stated they are getting more tenants.  
 
Little questioned the purpose of the HD LED video. Delucia stated to highlight different events 
in that mall, a promotional tool. Litlle stated he has concerns with that but if it is managed 
properly he is ok with the request. Delucia stated they have had digital display the last 10 years. 
 
Pemberton stated his concern was this is a significant in size increase and questioned whether we 
are setting a precedent, will other people want to do this. Schweitzer stated it is tied to the zoning 
of the property. This is a regional mall and that has been significant in distinguishing that from 
many other commercial properties.  
 
Fox stated he is a fan of directional signs. Fox questioned the reasoning behind the 48inch width 
and height. Delucia stated the 48 inches is standard for materials they use and it make the letters 
visible and safety. 
 
Jones stated she shares Little’s concern with the LED signs and thinks they can be a distraction 
to drivers. Pung stated we do have zoning ordinance restrictions relating to brightness static 
messaging and minimum intervals between message changes. 
 
Holtrop questioned if they will have landscaping around the signs. Delucia stated they have 
enhanced some landscaping already at the mall and on Radcliff. 
 
Motion by Benoit, supported by Brainerd, to approve the exceptions to the directional and 
monument signs at Woodland Mall consistent with Pung’s memo dated August 26, 2019. 
 

- Motion Carried (9-0) - 
 



Approved Minutes 
Planning Commission 
August 27, 2019 
Page 7 

2. Commissioners’ Comments 
 
Quinn thanked Kape for his leadership on the Parks and Trails committee.  
 
Little stated he will not be at the September 10, 2019 meeting. 
 
Jones stated the 4 Corners Study is making its rounds and people are looking and pulling 
information out of it.  
 
Jones asked the status of Popeyes. Schweitzer stated we don’t allow for buildings to be built over 
storm sewers so they have to reroute their storm sewer system and redefine easements before the 
building permit is issued. 
 

3. Staff’s Comments 
 

Schweitzer stated the Bus Rapid Transit line from 60th Street into downtown began operation 
August 2014. He stated we haven’t seen the development like it was anticipated. The Rapid 
became aware of a grant opportunity to take a look at that corridor and figure out why it hasn’t 
happened. He stated they have been interviewing with 3 consultants that have come up with 
proposals on how to address that. He stated he is hopeful that they will get to the root of making 
a better picture of what the prospects are along that corridor 
 
Kape stated an apartment project on the golf driving range property would be a nice 
development. 
 
Quinn stated if the demand isn’t there we shouldn’t force the Silverline into the ways of life to 
this community.  
 
Schweitzer stated we want to have development that is good safe effective and convenient. 
 
L. Adjournment  
 

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

- Motion Carried (9-0) – 
 
Meeting adjourned at 845pm 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



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. 
 



Proposed Minutes 
Planning Commission 
September 10, 2019 
Page 5 
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 





























APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

OCTOBER 8, 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, and the applicants. 

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Kape, supported by Commissioner Fox, to approve the 
Minutes of September 24, 2019 and the Findings of Fact for: 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;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 Site Plan Review – Located at 2495, 2505 & 
2535 – 44th Street, 4364 Breton Avenue; Case#39-99 Elmcroft Senior Living 
(Carestone) located at 4352 Breton Avenue, Reconsideration of Drive Access 
Closure Site Plan Condition 

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

Motion by Commissioner Benoit, supported by Commissioner Quinn, to approve 
the agenda for the October 8, 2019 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 
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H. Public Hearing 
 

Case#27-19 – Nabe Nano LLC Microbrewery – Special Land Use and Site Plan Review 
for Commercial Enterprises producing Merchandise on the Premises 
 

Golder stated the applicant is proposing a brewery within a tenant space in a shopping center 
located at 4476 Breton Avenue.  She stated the use consists of a 475 square feet of brewery 
production within the overall 1740 square foot tenant space. Sixty indoor seats and 10 outdoor 
seats are planned, along with a bar that can seat 16 people.  She stated she has to check with fire 
to make sure they can have seating outside. She stated if they can’t, they will not have outdoor 
seating. 
 
Golder stated initially the production is expected to be 600 barrels of beer per year. If necessary 
the system could be expanded to produce 1,400 barrels of beer per year.  There will be no more 
than 4 people involved in the production of beer on the site.  She stated all beer produced on the 
premises will be available for retail purchase for on-premise consumption in 5-16 ounce glasses, 
or for takeout in “Growler” glass jugs or “Crowler” cans.  
The microbrewery plans to brew beer anywhere from 8:00am to 10:00pm, Monday through 
Saturday and 12PM to 8:00PM on Sunday.  
The proposed taproom hours are: 
Monday through Thursday, 3:00PM to 11:00 PM  
Friday 3:00PM to 12:00AM  
Saturday:  12:00 PM-12:00AM 
Sunday: 12:00 PM—8:00PM 
 
Golder stated at the liquor license public hearing, there was a change to their statement of 
operations that has to do with renting the Brewery. She stated the Police Chief was concerned 
that people might indicate they are going to have a small party and it becomes a big party. She 
stated we want language in the statement of operations that allows the owner to say this isn’t 
what we expected and put them out and not have any police contact.  
 
Golder stated she is recommending approval for the special land use and site plan 
 
John Foresman was present. 
 
Jones opened the public hearing. 
 
There was no public comment. 
 
Motion by Kape, supported by Pemberton to close the public hearing. 
 

- Motion Carried (9-0) – 
 
Benoit, Kape, Holtrop, Brainerd, Quinn, Little were ok with the request. 
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Fox questioned if there will be any major improvements or cosmetic work.  Foresman stated 
there are no plans to make any changes to the exterior of the building other than the railing for a 
patio. Foresman stated there may be some holes in the roof for plumbing vents, but most of the 
changes will be interior walls, drains for the floor for the brewery and drains for the sink. He 
stated they do have to modify the bathrooms.  
 
Pemberton stated when he looks at the floor layout plan it seems to be very busy. But if it meets 
all of the requirements and is compliant with everything he is good with the request.  
 
Jones stated she likes that this is going to be a neighborhood gathering space. 
 
Golder stated there was a phone call of support from Horrocks in favor of the project. 
 
Motion by Benoit, supported by Fox, to grant Conditional Approval of the request by Nabe 
Nano LLC (Eclecticity Brewery) located at 4476 Breton Avenue SE for Special Land Use 
for a Commercial Enterprise Producing Merchandise on the Premises as described in Case 
No. 27-2019.  Approval is conditioned on conditions 1-2 and basis points 1-4 as described in 
Golder’s memo dated September 30, 2019. 

- Motion Carried (9-0) -   
 
Motion by Benoit, supported by Fox, to grant Conditional Approval of the site plan dated  
August 28, 2018 as described in Case No. 27-2019.  Approval is conditioned on conditions 1 
-3 with the change of the Statement of Operations dated October 8, 2019 and basis points 1-
4 as described in Golder’s memo dated September 30, 2019. 
 

- Motion Carried (9-0) -   
 
Case#28-19 – CityLine Apartments – Rezoning from R2 Two Family Residential to FBC 
Form Based Code Located at 111- 52nd Street (aka 5090 Division Avenue) 
 

Golder stated the request is for the 3.28 acre site is proposed to be rezoned from R-2 Two Family 
Residential  to Form Based Code (Corridor Edge Context Zone). 
 
Golder stated the 2012 Master Plan recommended the initiation of the Form Based Code (FBC) 
along Division Avenue. The FBC will allow for a multitude of commercial and residential uses.  
Residential uses previously had not been permitted along Division Avenue.  The various types of 
uses allowed are portrayed in the Fisher Station Plan, which was adopted as a Sub Area Plan for 
Division Avenue within the Master Plan.  The Fisher Station Sub Area Plan portrays the type of 
development that could be permitted under the Form Based Code, as well as a potential layout of 
the area.  Although the Fisher Station plan portrays representative uses that would be allowed 
under FBC, it was not intended to indicate the required uses.  Since collectively the properties at 
111 52nd Street and 5090 Division Avenue have exceptional depth, it was always anticipated that 
a residential use would be most appropriate, although the potential for commercial or mixed use 
along the Division Avenue frontage was envisioned. 
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Golder stated a primary goal for the redevelopment of Division Avenue is the incorporation of 
additional housing at a greater density than in other areas of the city.  The housing density would 
help to support the Bus Rapid Transit as well as the stores and services along Division Avenue. 
The higher density development is targeted for the areas within walking distance of the BRT 
stations.  The area proposed for rezoning is a little over a quarter mile from the nearest BRT 
station.  In addition, the East-West Trail is located just north of the area proposed for rezoning. 
 
Many of the uses permitted within the FBC Corridor Edge Context zone are suitable for the site. 
Commercial use, although permitted on the site, is not a good use of the overall property.   
 
Golder stated the applicant could use the property for uses permitted in the R-2 zone; however 
the property may be difficult to develop given the limitations in size and width.   
 
Golder stated there are many potential uses permitted under the Form Based Code.  The use that 
would most benefit the existing uses on Division Avenue is a higher density residential 
development, which will support businesses along Division Avenue and provide much needed 
housing.  The property proposed for the rezoning also is adjacent to the Pine Creek Drainage 
District, which will provide an 80 foot buffer and additional screening for the residential uses 
along Primrose Avenue. 
 
Golder stated the city’s infrastructure is adequate to serve the site.    
 
Golder stated the proposed zoning to the Form Based Code is consistent with the city’s desire to 
provide options for the development of property along and adjacent to Division Avenue.  The 
adjacent property at 5090 Division is 8.48 acres in area and zoned Form Based Code.  The 3.28 
acres proposed for rezoning may be difficult to develop under the current zoning due its size and 
unusual shape. 
 
The property is separated from adjacent residential zoned area by an 80 foot drainage district. 
Trees and vegetation currently exist along the drain.  East of the drain is Primrose Avenue.  The 
lots on Primrose are approximately 291 feet deep.  The distance between the property proposed 
for rezoning and the houses along Primrose Avenue is approximately 295 feet.   
 
There are also homes along 52nd Street that are adjacent to the drain district.  The home at 125 
52nd Street is directly adjacent to the property proposed for rezoning. Another parcel at 141 52nd 
Street is 80 feet from the area proposed for rezoning. The home at 147 52nd Street (and the 
adjacent parcel at 149 52nd Street) are about 130 feet from the area proposed for rezoning. Any 
use proposed in the 3.28 acre area proposed for rezoning should be sensitive to the proximity of 
the existing homes. 
 
There is a home on Andover Street that is within 119 feet of the area proposed for rezoning.   
 
Golder stated she is recommending approval as stated in her recommendation.  1. The Master 
Plan recommends use of the Form Based Code for the Division Avenue corridor.  In addition, the 
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Master Plan Sub Area analysis for Division Avenue recommends Form Based Code for this 
property as part of the Fisher Station plan. 
 
2.  In accordance with Section 13.03 C the proposed site is suitable for Form Based Code uses; 
there is good separation and screening between the area proposed for rezoning and adjacent 
residential properties.  
 
3. The city’s infrastructure is sufficient to accommodate the uses permitted under the Form 
Based Code. 
 
4. Form Based Code allows both commercial and residential use of the property and restricts 
height of buildings to three stories. 
  
5.  Given the Form Based Code designation of the property to the west (5090 Division) the 3.28 
acre proposed for the rezoning would be difficult to use under the current zoning district.  
 
6. The intent of the Form Based Code is to allow development that encourages walkability and 
allows better use of the Silverline Bus Rapid Transit. 
 
7. Discussion during work session and public hearing. 
 
Caroline Kimmel, Herman and Kittle Properties Inc. 500 East 96 Street Suite 300 Indianapolis 
IN 46240 was present.  
 
Jones opened the public hearing. 
 
There was no public comment. 
 
Motion by Pemberton, supported by Quinn, to close the public hearing. 
 

- Motion Carried (9-0) – 
 
Pemberton stated he has no concerns. He stated the drainage is a nonbuildable parcel so that acts 
as a buffer behind the homes on Primose.  
 
Little stated his concern is the transition from one type of use to another. There is a drainage 
district. There are several trees on the private property to the east so it appears that there is 
sufficient transition. 
 
Holtrop stated his only concern was 125 52nd Street. It is quite a change from R2 to what we are 
proposing now. He stated he is fine with the rezoning yet being sensitive to that one home, he 
suggested give them a nice buffer, but that will become a site plan issue.  
 
Fox, Kape Jones, Quinn, Bainerd, were ok with the request. 
 



Proposed Minutes 
Planning Commission 
October 8, 2019 
Page 6 
Benoit stated he agrees with Holtrop about the home at 125 52nd Street. Kimmel stated they are 
working on a couple of options and trying to be sensitive and leave some open space. Kimmel 
stated they are looking at a landscape buffer adding more trees. There are a couple of things they 
can do because they are not too big on fences.  
 
Motion by Holtrop, supported by Fox, to Recommend to the City Commission approval of 
the rezoning of 3.28 acres of land from R-2 Two Family Residential to Form Based Code 
(Corridor Edge) as described in Case No. 28-19. Approval is conditioned on basis points 1 – 
7 as described in Golder’s memo dated September 30, 2019. 
 

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

There were no Work Sessions 
 
J. New Business 
 

Motion by Holtrop, supported by Fox to Set public hearing date of November 12, 
2019, for: Case#29-19 – L & J Service Centers – Special Land Use and Site Plan 
Review Major Vehicle Repair Establishment Located at 3765 Broadmoor Ave Suites 
B&C 

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

1. Conditions of Approval for Case#10-19 Roskam Final Site Plan 
 
There was no Roskam representative present. 
 
Golder stated this project was from 2018. Roskam requested final site plan review for 
construction of a 99.000 square foot freezer building to be constructed on the south side of 
Roskam facility at 5565 Braodmoor Avenue. She stated one of the conditions of approval 
assigned by the Planning Commission was the eventual construction of the internal ring road. 
She stated the purpose of the internal ring road was to ensure that cross access can be provided 
across properties owned by different entities; thereby minimizing the number of curb cuts on 
public streets. 
 The conditions of approval required that the applicant construct the ring road. 

a) concurrent with the construction of the next phase of the 5565 Broadmoor sire; or 
b) With the construction of Building “L” to the west of the proposed freezer building; 
c) Within two years of the construction of the Roskam freezer building (whichever occurs 

first) applicant shall supply a bind or letter of credit to the satisfaction of the city to 
ensure that the internal road system is constructed within the required timeframe. 

Golder stated the applicant is requesting that the Planning Commission revise the condition of 
approval to say that the internal road will be built with the construction of Building “L” to the 
west. She stated the City Engineer has reviewed the request and he recommends that the 
planning commission retain the conditions in the findings of fact and not grant the appeal. 
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Golder stated Roskam is using ETO magnetic portion of the ring road right now to get all of their 
trucks in there. The idea was to spread the traffic out to the various driveways. 
 
Benoit stated he agrees that it is better to have a letter of credit. Golder stated she thinks the City 
Engineer is saying if someone wants to change it, have all the parties come together and change 
the development agreement rather than having one say I don’t have to do my part. Benoit stated 
he agrees with sticking to the conditions.   
 
Pemberton stated he doesn’t understand why Roskam is on the hook to do the extension when 
they don’t own that property that it is going to front on. Golder stated they only have to do their 
part n their site. 
 
Fox questioned if part of the reason for the road was for the fire lane. Golder stated none are fire 
lanes. Schweitzer stated it may not be a firelane, however, it represents another means of access 
to circulate through the site. He stated but, in this case they have access from the east over and 
the drive that runs north south.  
 
Motion by Benoit, supported by Fox, to deny Case#10-19 Roskam Final Site Plan request 
to revise the condition of approval to say that the internal road will be built with the 
construction of Building “L” to the west. The basis for this is on that they have given us no 
additional information to support their request. 
 

- Motion Carried (9-0) - 
2. Bylaws 

Pung stated in 2018 the by-laws for the Zoning board of Appeals were revised and updated. He 
stated the Planning Commission Bylaws haven’t been updated since 1992. The staff and City 
Attorney conducted a review of the current by-laws and prepared a revised and updated version. 
 
Pung stated some of the major changes are: the bylaws now address and define conflict of 
interest; addressing the creation of sub committees and standing sub committees; better 
description of the Chair, Vice-Chair, Secretary and staff responsibilities. A new bylaw provision 
is an annual report to the City Commission required under the redevelopment ready communities 
requirements. 
 
Fox suggested adding some kind of language in for the Secretary’s role detailing City staff’s 
contributions. 
 
Benoit suggested highlighting what has changed in bold. He stated one of his concerns is the sub 
committee. He questioned the necessity to put that in there and list them.  
 
Fox stated we mention public comments should be no more than 5 minutes. He questioned 
whether that needs to be official. Schweitzer stated it is a statement of policy. Pung stated they 
can speak more than 5 minutes at the discretion of the chair. 
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Schweitzer stated we can come back with the language as to what staff does and what the 
secretary does. He stated we can also highlight in red the changes between what our existing 
bylaws are and what is being proposed.  
 
Fox stated we also want to make sure we are consistent and being gender neutral.  
 

3. Commissioners’ Comments 
 
Benoit stated on Shaffer Road the railroad tracks are bad by the bakery between 29th and 32nd 
Street.  
 
Fox stated he has noticed more flights coming in and out of the airport and questioned if there 
are regulations. 
 
Holtrop questioned if the storage facilities on 44th Street have a certain location for recreational 
vehicles. Schweitzer stated it has to be in the back of the property. Holtrop stated he is seeing 
boats and other recreational vehicles on 44th Street that are not in the back of the property. 
 
Brianerd stated East Kentwood High Schools Homecoming was last weekend. She stated this 
coming weekend it is Kentwood’s last 5K for the year the Glow Run.  
 
Quinn stated Kentwood Parks and Trails committee continues to meet led by Chair Kape. He 
stated plans are forming and good discussion on funding options of various projects.  
 
Pemberton stated the FBC discussion we had and motion to change the zoning on Division Ave. 
is exciting. He thinks this is what we need to get people on Division Avenue. 
 
Jones stated the chipseal project was terrible. She stated she is hoping the next chipseal project 
will be more thoughtful it was very bad. 
 

4. Staff’s Comments 
 

Golder stated the Historic Preservation Commission is putting on a program Saturday about the 
History of Surveying at the Community Room 11am-12pm. 
 
Schweitzer stated just a reminder the next planning commission meeting October 22, we 
advertised for an Open House for Section 34 5:30pm-7pm. We indicted attendees can provide 
comments at the open house or there will be an opportunity time set aside on the agenda that 
evening. 
 
L. Adjournment  
 

Motion by Commissioner Benoit, supported by Commissioner   Fox, to adjourn the 
meeting. 
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- Motion Carried (9-0) – 
 
Meeting adjourned at 8:45p.m. 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

OCTOBER 22, 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 Jones. 
 
C. Roll Call: 

Members Present: Bill Benoit, Catherine Brainerd, Garrett Fox, Dan Holtrop, Sandra 
Jones, Ed Kape, Timothy Little, Mike Pemberton  
Members Absent: Darius Quinn (with notification) 
Others Present: Community Development Director Terry Schweitzer, Economic 
Development Planner Lisa Golder, Senior Planner Joe Pung, Planning Assistant Monique 
Collier, the press and the applicant.  
 
Motion by Holtrop, supported by Pemberton to excuse Quinn from the meeting. 
 

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

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Kape supported by Commissioner Fox, to approve the 
Minutes of October 8, 2019 and the Findings of Fact 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 from R2 Two Family Residential to FBC Form Based Code 
Located at 111- 52nd Street (aka 5090 Division Avenue) 

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

E. Approval of the Agenda 
 

Motion by Commissioner Holtrop, supported by Commissioner Brainerd, to 
approve the agenda for the October 22, 2019 meeting.  
 

- Motion Carried (8-0) – 
- Quinn 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 
 

There were no public hearings 
 
I. Work Session 
 

Case#29-19 – L & J Service Centers – Special Land Use and Site Plan Review Major 
Vehicle Repair Establishment Located at 3765 Broadmoor Ave Suites B&C 
 
Pung stated the request is for Special land use and site plan review for vehicle repair in 
the industrial district.  The parcel is 3.53 acres in area and is the site of an existing 46,560 
square foot multi-tenant industrial building (the proposed use would occupy 
approximately 9,234 square feet).  
 
Pung stated in their operations description they will be working exclusively on United 
Stated Postal Service Trucks. He stated there will be no retail work. People from off the 
streets can’t come in and have their car serviced. He stated all work will be done indoors 
and all vehicles that they are working on will also be stored indoors. No outdoor storage 
of vehicles. There will be no body work or paint work. 
 
Pung stated there were no issues with the special land use and site plan standards Pung 
stated the west side of the property adjoins a residential district.  Buffer Zone “B” 
requires a minimum width of twenty (20) feet along with a minimum of one (1) canopy 
tree, one (1) evergreen tree and five (5) shrubs for each forty (40) feet along the property 
line.    The west lot line is five hundred and four (504) feet in length and would require a 
minimum of thirteen (13) canopy trees, thirteen (13) evergreen trees, and sixty-three (63) 
shrubs.  There is an existing thirty (30) foot buffer along the west lot line containing a 
significant amount of natural vegetation in addition, there is a drop in grade of 
approximately 8 feet from the edge of the pavement to the property line.  Under Section 
19.04.A of the Zoning Ordinance existing landscaping or screening intended to be 
preserved may be determined to provide adequate landscaping and screening.  He stated 
staff feels that the existing vegetation and topography are more than adequate to meet the 
landscaping and screening requirements and that the landscaping provisions should be 
waived.  
 
Pung stated we have asked for a signed and dated copy of the operations description so 
we know that it is from the applicant and that there are attesting that this is how they are 
going to operate their business.  
 
Matt Abraham, with First Companies was present. 
 
Pemberton stated he is good with the request, seems like a reasonable use and as long as 
fire is ok he is too. Pung stated the applicant will have to meet the fire and building code 
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requirements. Abraham stated they did meet with the Fire Chief at the site and he wanted 
them to provide clarity that the sprinkler density is adequate for indoor vehicle storage.  
He stated they are checking with Total Fire Protection and in the event that it is not they 
would provide the necessary upgrades. 
 
Fox questioned what the standard USPS truck is considered. Abraham stated it is not any 
heavy trucks. Fox questioned if there will be any improvements to the building. Abraham 
stated no, they are not changing the footprint inside the building. He stated they may add 
some lifts inside the back of the building but they will pull a permit to do that.  
 
Holtrop questioned if this is a contract with LJ Services. Abraham stated it is. Holtrop 
stated if they somehow don’t renew the contract we have a building with this approval. 
Pung stated any approvals would be conditioned upon the operations description. If 
someone else wanted to come in and do vehicle repair, right now the operations 
description does not allow for that and that would constitute a major change which would 
have to come back to the planning commission. 

 
J. New Business 
 

There was no New Business 
 
K. Other Business 
 
 

1. Master Plan Discussion Section 34 & 28th and 29th Street Sub Area Plans 
 
Schweitzer stated there was an open house prior to the meeting and there was pretty good 
discussion. The residents would like to see some type of a non-motorized facility along the west 
side of Wing Avenue. Benoit stated he thought they didn’t want one in. Golder stated some 
people were saying they didn’t want it on the east side and this one would be on the west side.  
 
Schweitzer stated when the non-motorized facilities plan was approved back in 2017 specific 
action was taken to eliminate a non-motorized facility along Wing Avenue, but that was in 
response to the conversation that took place between the City and the homeowners. Schweitzer 
stated he explained to the residents that we check things periodically to check trends and shared 
the comments.  
 
Schweitzer stated this is also an opportunity to adopt the non-motorized plan into our Master 
Plan. Schweitzer stated he had a brief discussion with attendees about the prospect of a side path 
along the south side of 52nd Street from Kalamazoo Avenue east and a lot of discussion about the 
4 Corners Study where bike lanes are recommended in the long term. He acknowledged previous 
discussion with the Planning Commission about issues on the 3 lane section of 52nd Street, 
Division to Kalamazoo. He stated the interim measure would be to take 5 foot wide of sidewalk 
on the south side of 52nd street make it 10 foot wide to allow for both pedestrian and cyclist.We 



Proposed Minutes 
Planning Commission 
October 22 ,2019 
Page 4 
can gage then over time if there is enough cyclist traffic in that corridor to warrant taking a look 
at a bike lane thereafter. 
 
Discussion ensued regarding bicycle usage in this area of the community.  
 
Golder stated an area where trails have come up with the non-motorized plan is on Breton 
Extended. The plan has always called for one side of non-motorized and because of the planning 
commission discussion we have started to tell developers that they also have to provide sidewalk. 
We are asking them to put sidewalk on the east side and the non-motorized is going on the west 
side.  
 
Schweitzer stated it would be desirable to discuss and specify what constitutes enhanced 
demarcation of crosswalks. He stated we have the impression that the markings we have right 
now are minimal. He stated after the Master Plan is adopted staff will have conversation with 
engineering and get a better understanding of the options. Safety was very important to the 
residents that took part in the open house. 
 
Jones stated she is highly in favor of doing something to heighten people’s awareness of the 
existence of cross walks.  
 
Schweitzer stated on the 28th and 29th Street corridor there are recommendations for better 
sidewalk connections better vehicular connections between the properties as well as to include 
street lighting in areas currently lacking. Schweitzer stated we need to look at street lights going 
forward. It is a safety issue and some priority should be given to taking a look at street lighting in 
the public ROW. MDOT will be part of the conversations.   
 
Fox suggested looking at solar powered street lights. Benoit stated LED lights are nice lights and 
cheap to run. 
 
Pemberton stated he received a comment card from one of the attendees that said please no more 
apartments in Kentwood. He reassured her that the City has been actively working on that and 
we have been careful. We are an evolving community. We have affordable housing issues and to 
have a retirement community affordable to seniors that want to get out of their homes, opens up 
their homes for opportunities for young families to come in and start to build their families. The 
attendee had no problem building apartments for seniors. 
 

2. Bylaws 
 
Pung stated we made a couple of corrections suggested by the commission. The commissioners 
were ok with the Bylaws 
 
Motion by Benoit, supported by Kape, to approve the City of Kentwood Planning 
Commission Bylaws 

- Motion Carried (8-0) – 
- Quinn absent -  
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3. Commissioners’ Comments 
 
Kape stated the Parks and Recreation Advisory committee had a meeting and they were able to 
put together a rough draft of a resolution to present to the City Commission to prioritize the 
parks and which parks get what and how to pay for it. 
 
Benoit stated urged the Commission to vote Tuesday November 5. 
 
Fox stated October 31 they will have a harvest festival at New Hope Baptist Church 6-8pm. 
 
Jones stated she noticed a new flooring store at 52nd and Eastern. 
 
 

4. Staff’s Comments 
Schweitzer stated Trinity Health on 44th have been remodeling over the past year and they are 
going to increase their workforce from 270 employees to a little over 800 employees. He stated 
because of the increase this triggers a traffic analysis. Staff is working with their consultant 
Progressive AE to take a look at the impact on the roadways and getting them connected with 
transit and possibly adjusting their proposed shift times  
 
L. Adjournment  
 

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

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

 
Meeting adjourned at 8:30pm 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

NOVEMBER 12, 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 Little. 
 
C. Roll Call: 

Members Present: Bill Benoit, Garrett Fox, Dan Holtrop, Sandra Jones, Ed Kape, 
Timothy Little, Mike Pemberton,  
Members Absent: Catherine Brainerd, Darius Quinn (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 one citizen. 
 
Motion by, supported by to excuse Commissioners Brainerd and Quinn from the 
meeting. 

- Motion Carried (7-0) – 
- Brainerd and Quinn absent - 

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Kape, supported by Commissioner Fox, to approve the 
Minutes of October 22, 2019.  

- Motion Carried (7-0) – 
- Brainerd and Quinn absent -  

 
E. Approval of the Agenda 
 

Motion by Commissioner Benoit, supported by Commissioner Fox, to approve the 
agenda for the November 12, 2019 meeting.  
 

- Motion Carried (7-0) – 
- Brainerd and Quinn 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#29-19 – L & J Service Centers – Special Land Use and Site Plan Review Major 
Vehicle Repair Establishment Located at 3765 Broadmoor Ave Suites B&C 
 
Pung stated the request is for Special land use and site plan review for vehicle repair in 
the industrial district.  The parcel is 3.53 acres in area and is the site of an existing 46,560 
square foot multi-tenant industrial building (the proposed use would occupy 
approximately 9,234 square feet).  
 
Pung stated in their operations description they will be working exclusively on United 
Stated Postal Service Trucks. He stated there will be no retail work. People from off the 
streets can’t come in and have their car serviced. He stated all work will be done indoors 
and all vehicles that they are working on will also be stored indoors. No outdoor storage 
of vehicles. There will be no body work or paint work. 
 
Pung stated there were no issues at the work session, they still have to meet all the 
applicable building code requirements and requirements from the fire department.  
 
Pung stated he is recommending conditional approval of the special land use and site plan 
review as described in his memos. 
 
Jason Langley, Owner of L& J Services was present from Montgomery Alabama. He 
stated they service only the mail vehicles that deliver the mail. He stated the mail trucks 
have to get serviced twice per year with a preventative maintenance service and break 
down service. He stated they bring them in on a scheduled maintenance to keep the 
vehicles up. The post office has their own garages.  He stated he currently has 6 
nationwide locations and they only deal with the post office. He stated they work 
Monday-Friday and ½ days on Saturday’s. Langley stated they are very careful with who 
they hire, they follow the same guidelines as the post office. He stated his staff get two 
weeks vacation per year, 401K and he pays Blue Cross Blue Shield for their insurance. 
He stated his staff generally makes between $60,000-$80,000 per year. He stated he 
doesn’t have a big turn over in staff.  
 
Jones opened the public hearing. 
 
There was no public comment. 
 
Motion by Kape, supported by Pemberton, to close the public hearing. 
 

- Motion Carried (7-0) – 
- Brainerd and Quinn absent – 

 
Pemberton stated he is good with the request. 
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Fox questioned the number of employees. Langley stated about 10 employees. 

 
John Classen, National Manager for L&J Service Centers was also present. He stated he opens 
up the shops for Mr. Langley and gets them going. He stated he train staff and gets everybody 
hired. He stated they will be hiring a Manager, Secretary, Parts Person, 8 Technicians and have a 
Record driver who will shuttle the vehicles back and forth.About 10-12 full time employees. 

 
Holtrop, Benoit, Little and Jones were all ok with the request. 
 
Kape questioned if they met with the Fire Chief. Maat Abraham with First Companies was 
present. He stated they met with the Fire Inspector and the Inspector said everything seemed to 
be in place, but when they add lifts they need to pull appropriate permits to put those in but he 
didn’t see any issues at this moment. 
 
Motion by Holtrop, supported by Benoit, to grant conditional approval of the vehicle 
repair operation as described in Case 29-19.  The approval is conditioned upon conditions 1 
–8 and basis point 1 –4 as described in Pung’s memo dated November 7, 2019. 
 

- Motion Carried (7-0) – 
- Brainerd and Quinn absent -  

 
Motion by Holtrop, supported by Fox, to grant conditional approval of the site plan dated 
March 3, 1999 and received September 30, 2019 as described in Case 29-19.  Approval is 
conditioned upon conditions 1 – 6 and basis point 1 – 5 as described in Pung’s memo dated 
November 7, 2019. 

- Motion Carried (7-0) – 
- Brainerd and Quinn absent - 

I. Work Session 
 

There were no work sessions 
 
J. New Business 
 

Motion by Benoit, supported by Fox, to set public hearing date of December 10, 
2019, for: Case#30-19 – Mosley School of Cosmetology Expansion – Major Change 
to a Site Plan and Special Land Use Located at 4345 Breton Rd SE; Case#31-19  
Hotel - Major Change to an Approved PUD Site Plan and Final Site Plan review of a 
PUD Phase Located at 4580 28th Street SE Case#32-19 – Hotel - Special Land Use 
for a Hotel Located at 4580 28th Street SE  
 

- Motion Carried (7-0) – 
- Brianerd and Quinn absent - 

 
 
K. Other Business 
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1. Request for an Exterior Sign at the Woodland Mall 
 
Pung stated the applicant is requesting a special exemption to allow for the installation of a 45 
square foot exterior wall sign to identify a tenant (Tricho Salo) which operates approximately 
2,170 square foot tenant space at the Woodland Mall and lack a separate exterior customer 
entrance. Pung stated 3 zoning ordinance standards would have to be met to grant a waiver. 
 
Rebecca Jones, Owner of the Salon was present. She stated there are 5 sconces that frame the 
windows on the exterior. She stated this is a high-end salon and their biggest concern is that they 
are a new vendor at Woodland Mall. She stated they already have a lot of customers who are 
already coming who have a hard time finding the new location. Having an exterior sign will tell 
their customers where they need to park because they are so close to a very large public access 
door. 
 
Kape, Little Benoit, Holtrop, Fox, Pemberton and Jones were all ok with the request 
 
Motion by Holtrop supported by Fox, to grant the special exemption request to allow for 
the installation of a 45 square foot exterior wall sign to identify a tenant (Tricho Salo) per 
the rational in Pung’s memo dated November 7, 2019. 
 

- Motion Carried (7-0) – 
- Brainerd and Quinn absent - 

2. Master Plan Discussion 
 
Schweitzer discussed the site specific land use analysis that have been discussed by the Planning 
Commission over the past 3 years. He highlighted the following:  
 
**North of 52nd Street near the intersection of 52nd and East Paris the retail area in front of 
Bailey’s Grove (3800 52nd Street). Schweitzer stated the plan submitted to the city and approved 
for condos hasn’t been built. It is zoned CPUD, land use designation is Office. He stated what we 
have discussed is to go to medium density residential. Golder had a discussion with owner Pat 
Fenton and they want to keep it as Office. In October there was in inquiry about the site being 
used for elderly housing. The consensus of the Commission was the medium density residential 
designation for elderly apartments or condominiums. They also reasoned that the property owner 
can still develop it under the current PUD zoning.  
 
**4789 Burton this site was master planned for mixed use in 2012. Schweitzer stated we have 
had no request for that type of a use. He stated staff had received a request for mini storage/man 
caves which was not formerly submitted for rezoning. Recommendation from the Planning 
Commission was low density residential. The owner would like to see it designated for Office. It 
is zoned single family residential right now. 
 
Pemberton stated he thought there were quite a bit of wetlands on the property. Schweitzer stated 
the analysis shows that they have soil conditions that would lend itself to a wetland mitigation 
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area. It is not currently wetland but it has all the characteristics. Pemberton questioned if there 
was any discussion about an exit to Patterson off I-96. Schweitzer stated there was discussion a 
number of years ago prior to the 36th Street interchange. Cascade Township passed a resolution 
of support for a partial interchange. MDOT policy does not support partial interchanges. 
 
Schweitzer stated the recommendation from the staff level is to go with an office future land 
use.The consensus of the Commissioners was to favor the office designation. Pemberton stated 
he doesn’t see this as an office location.  
 
*** 2510 44th Street Schweitzer stated this whole area was master planned mixed use 
commercial residential. It is zoned CPUD now, what was discussed with the commissioners is 
high density residential.  He stated for the time being the property owner is ok with changing the 
land use designation to high density residential provided they still have their rights to develop it 
consistent with the current zoning. Staff stated we would like for it to be senior living or 
condominium ownership. The consensus supported the staff recommendation. 
 
***1409 60th Street this property was mixed use commercial/residential and zoned C2. 
Schweitzer stated there was discussion about a commercial classification and the property 
owners want to retain the mixed use designation. He stated our recommendation is to identity the 
vacant area on the east portion of the site for medium density residential with the notation of no 
apartments. The commission consensus was in support of  this recommendation. 
 
**City owned property on the north and side of 44th street between Jefferson and Madison. 
Schweitzer stated this is zoned R1-D master planned low density residential. On the far western 
portion. On the north side that would be an open space area. The balance on the north side and 
the south side would be medium density residential. Schweitzer stated staff has had Dan Burrill 
give some perspective, and given the sanitary sewer leads on the property it would lend itself to 
attached housing.  There was a consensus support for this approach. 
 
***52nd and Kalamazoo the southeast corner. Schweitzer stated it is currently zoned C4 Office 
and master planned Office. Schweitzer stated this has been vacant for a long time. The 
conversations that have taken place was to allow for commercial use but with limitations. Low 
impact commercial that generates limited amount of traffic volumes and heavy screening for 
Princeton Estates. He stated the owners seem to be ok with the land use change and if it were to 
change they would ask for a rezoning to C5 Neighborhood Commercial and we would work 
within those parameters. There was consensus support for this approach. 
 
Schweitzer discussed an overview of section 13 and what has been going on and discussions 
with property owners.  He stated we have had a meeting with the Patterson family to discuss 
their desires. Staff suggested maintaining the Conservation Oriented Development (COD) 
designation until they are ready. Given the COD or discussion with the 36th Street frontage 
property-owners office designation may be the approach.  
 
Schweitzer stated when we have to Open House, we will invite the Commissioners and staff will 
offer a recommendation. 
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Fox stated as he is looking at the Master Plan as a whole he noticed in the site specific 
recommendations that there were only 5 recommendations for low density, about 15 for 
commercial and then 24 for high density. He stated this disparity is concerning to him because in 
general it feels like if we are going to medium density then the interest is to satisfy builders who 
want to put something up cheaply and get as many up and sell as many as possible. Whereas 
when you are looking at low density it tends to be more about the person who is actually going to 
be living there.  
 
Golder stated a lot were changed to medium density from commercial or from mixed use. She 
stated we mostly cut out commercial from that designation, the mixed use never seemed to work 
out. Schweitzer stated a lot of these sites are along arterial frontages that are either vacant or 
underutilized and the tougher ones to deal with and that is why most we initially designated a 
mixed use to generate some interest and as we found out we never did end up with mixed use.  
 

3. Commissioners’ Comments 
 
Fox questioned if there was an ordinance for trucks to have to wipe the snow from off of the top 
of their trailer. He stated he was behind a truck on 131 that almost caused three accidents due to 
the amount of snow coming off of the truck when it was no longer snowing. 
 
Little stated he attended the ribbon cutting ceremony of Old Farms Park along with Kape. 
 
Kape questioned if there has been any more discussion at Mercy Health and the increase in 
traffic associated with the significant increase in on site employment. Schweitzer stated they are 
moving forward they are looking at being fully operational in Spring of 2020. He stated we are 
having conversations about adjusting their shifts and hopeful they will work with us on that. 
 
Jones questioned if we have heard any more from Thomson about the property on Kalamazoo 
near 60th. Schweitzer stated we are on a common ground and it would be up to him or a 
perspective buyer to seek a rezoning consistent with the medium density residential land use 
designation. 
 
Jones stated it is nice to see activity going on at 52nd and Eastern. 
 

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 (7-0) – 
- Brainerd and Quinn absent - 
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Meeting adjourned at 8:40p.m. 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 
OF THE KENTWOOD PLANNING COMMISSION 

NOVEMBER 26, 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 Brainerd. 
 
C. Roll Call: 
 

Members Present: Bill Benoit, Catherine Brainerd, Garrett Fox, Dan Holtrop, Sandra 
Jones, Ed Kape, Mike Pemberton, Darius Quinn  
Members Absent: Timothy Little,   
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 Fox, to excuse Little from the meeting. 
 

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

 
D. Approval of the Minutes and Findings of Fact 
 

Motion by Commissioner Pemberton, supported by Commissioner Fox,  to approve 
the Minutes of November 26, 2019 and the Findings of Fact for:  Case#29-19 – L & J 
Service Centers – Special Land Use and Site Plan Review Major Vehicle Repair 
Establishment Located at 3765 Broadmoor Ave Suites B&C 
 

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

E. Approval of the Agenda 
 

Collier stated the address is incorrect on Case#30-19 and it should be 4450 Breton Ave 
SE 
 
Motion by Commissioner Holtrop, supported by Commissioner Pemberton, to 
approve the agenda for the November 26, 2019 meeting with change noted.  
 

- Motion Carried (8-0) – 
- Little absent - 
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F. Acknowledge visitors wishing to speak to non-agenda items. 
 
There were no public comments. 
 
G. Old Business 
 
There was no Old Business 
 
H. Public Hearing 
 
There were no public hearings 
 
I. Work Session 
 
Case#30-19 – Mosley School of Cosmetology Expansion – Major Change to a Site Plan and 
Special Land Use Located at 4450 Breton Rd SE;  
 
Senior Planner Pung introduced the request and reviewed the items contained in his staff report.   
In 2017 the Planning Commission approved the special land use for a cosmetology school at this 
location; the school was approved at 1,360 square feet in area and with a maximum of 28 students 
on site at any one time.  In 2018 Planning Department staff approved a 1,260 square foot expansion 
to the school (total area of 2,620 square feet); it was determined to be a minor change based on the 
fact that the number of students on-site at any time would remain consistent with the 2017 special 
land use approval.  The applicant now wishes to expand the area of the cosmetology school to 
4,605 square feet and increase the number of students on-site at any given time from 28 students 
to 80 students.  The proposed increase in floor area and increase in the number of students 
constitutes a major change requiring review and approval by the Planning Commission. 
 
The applicant will be vacating the existing suite where the school is located and moving to a larger 
adjacent suite.  No exterior changes to the building or site are proposed.  He noted a revised 
narrative need be provided to reflect the proposed increase in the number of students and any other 
changes in the operation of the school. 
 
Commissioner Quinn inquired about the reasons for the planned expansion.  The applicant, 
Sincerae Mosley, indicated that there are a growing number of people wishing to enroll, in part, 
because they are the only school in the Grand Rapids area offering nail technology certification.   
 
Commissioner Fox inquired whether she plans to adjust the original planned hours of operation.  
The applicant indicated the class scheduling is changing so they intend to transition a 7:30pm daily 
closing time. 
 
Chair Jones whether there is opportunity for the public to receive services from students in training.  
Ms. Mosely confirmed these services are open to the public 10:00am-5:30pm daily. 
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Several commissioners commended the applicant for her success and her expansion plans that will 
provide greater opportunities for careers in cosmetology. 
  
 
Case#31-19  Hyatt Place Hotel - Major Change to an Approved PUD Site Plan and Final Site 
Plan Review of a PUD Phase Located at 4580 28th Street SE  
 
Case#32-19 – Hyatt Place Hotel - Special Land Use for a Hotel Located at 4580 28th Street SE 
 
Golder introduced the requests and reviewed the items contained in her staff reports.   
Major Change to PUD 
She briefly highlighted the history of the development of the overall commercial planned unit 
development including the more recent Jakes Fireworks new retail building approval 
immediately east of the proposed Hyatt Place Hotel and the approval and construction of the Tru 
Hotel located just to the south.  She noted that even though the site is within the larger PUD there 
is no formal PUD agreement between the city and the various property interests.  Provisions for 
pedestrian circulation within the site and out to 28th Street was identified as a deficiency as well 
as parking lot and overall site landscaping. 
 
Special Land Use Hotel 
The proposed development is intended to replace the Chili’s Restaurant building and site 
improvements with a new 100 room four story hotel with no restaurant.  Golder noted that the 
parking layout falls 26 spaces short of the minimum requirements.  The applicant indicates a 
desire to seek a variance from the Zoning Board of Appeals (ZBA) seeking to allow remote off-
site valet parking to compensate for the on-site parking deficiency.  The proposed building 
components have varied heights and staff is still evaluating its compliance with the zoning 
regulations.  However, the building design includes parapet walls up to 10 feet in height (the 
ordinance standard is no more than 4 feet) so the applicant will also be seeking relief from the 
ZBA on this count.  Golder went on to note that a PUD waiver will ultimately be required from 
the City Commission due to the proposed orientation of the building on the site as well as the 
sufficiency brick in the exterior design of the building.  The applicant has expressed a desire to 
seek another ZBA variance on the minimum 25-foot parking setback along 28th Street. 
 
The project applicant, Grand Hospitality, was represented by Amy Manley (Bosch Architecture), 
Dennis Brovont (Pel Construction) and Matt Piromari. They indicated that they met with city 
staff on November 25 to discuss the project commentary provided by Engineering, Fire and 
Planning. 
 
Discussion ensued amongst the Planning Commission regarding: ability of the applicant to 
address the lengthy detailed engineering report, the shortfall of required on-site parking, building 
height, exterior building materials and design, building orientation, pedestrian circulation within 
the PUD as well as connection to the 28th Street sidewalk, landscaping, ZBA variances, 
prospective PUD deviations, limited food and beverage service offerings to hotel patrons.  The 
consensus of the commission was a desire for the building front to be oriented to 28th Street, 
pedestrian connections within the development and out to 28th Street and an improved landscape 
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plan.  There was also an expectation that patrons of this hotel and the adjacent Tru Hotel will 
wish to have pedestrian access within the PUD to access the re-occupation of the former Steak 
and Shake building by another restaurant. 
 
 
 
J. New Business 

 
Motion by Commissioner Holtrop, supported by Commissioner Quinn,  to set the 
public hearing date of  January 14, 2020, for: Case #1-20 – Wildflower Plat – Major 
Change to an Approved Site Plan Located at 2802 44th Street; Case #2-20 -
Wildflower Plat – Final PUD Plan Located at 2802 44th Street; Case #3-20 – 
Wildflower Plat – Preliminary Plat Located at 2802 44th Street; Case #4-20 – 3070 
Shaffer Rezoning – Rezoning of 7.89 acres of land from C2 - Commercial to I1 - 
Light Industrial Located at 3070 Shaffer Ave SE.  

        -Motion Carried (8-0) 
        Little absent 
K. Other Business 
 

1. Commissioners’ Comments 
The Commissioners shared Thanksgiving greetings.  Brainerd indicated she would be 
unable to attend the December 10 meeting.  Quinn complimented the leadership Kape 
provided to the Parks, Trails and Recreation Advisory Committee over the past 6 
months.  Kape briefly described the recommendation formulated by the Advisory 
Committee of a schedule of park and recreation programming improvements as well 
as a proposed financing plan to undertake the improvements over the next 10 years. 
Fox noted the recent recognition Quinn received from the County of Kent.   
 

2. Staff’s Comments 
No comments offered. 

 
L. Adjournment  
 

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

- Motion Carried (8-0) – 
Little absent 

Meeting adjourned at 8:30pm 
 
 
     Respectfully submitted, 
 

     Ed Kape, Secretary 
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