
APPROVED MINUTES OF THE REGULAR MEETING 

OF THE KENTWOOD PLANNING COMMISSION 

DECEMBER 13, 2022, 7:00 P.M. 

COMMISSION CHAMBERS  

 

 

A. Chair Jones called the meeting to order at 7:00 p.m. 

 

B. The Pledge of Allegiance was led by Commissioner VanderMeer. 

 

C. Roll Call: 

Members Present: Bill Benoit, Dan Holtrop, Sandra Jones, Ed Kape, Ray Poyner, Mike 

Pemberton, Darius Quinn, Doug VanderMeer, Sarah Weir 

Members Absent: None 

Others Present: Economic Development Planner Lisa Golder, Senior Planner Joe Pung, 

Planning Assistant Monique Collier, and the applicants.  

 

D. Approval of the Minutes and Findings of Fact 

 

Motion by Commissioner  Kape, supported by Commissioner Pemberton, to 

approve the Minutes of November 22, 2022 and the Findings of Fact for: Case#25-22 

– Kum & Go – Special Land Use and Site Plan Review for a Vehicle Fuel Station – 

Located at the southeast corner of 52nd Street SE & Eastern Avenue 802 52nd Street 

plus adjoining properties (5202 Eastern Ave SE, 846 52nd Street, 860 52nd Street, 

5244 Eastern Ave SE); Case#26-22 – Zoning Ordinance Text Amendments Relating 

to Short Term Rentals   

- Motion Carried (9-0) – 

E. Approval of the Agenda 

 

Motion by Commissioner Quinn, supported by Commissioner Poyner, to approve 

the agenda for the December 13, 2022 meeting.  

 

- Motion Carried (9-0) – 

 

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

 

There was no public comment. 

 

G. Old Business 

 

H. Public Hearing 

 

There are no Public Harings 

 

I. Work Session 
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Case# 1-23 – Steelcase– Major PUD Change and Preliminary Site Plan – Located at 

4308 52nd Street SE 

 

Golder stated the property was zoned for agriculture and low density residential prior to 1980.  In 

the 1980s the land was rezoned from Agricultural and R1-B Low Density Residential to I-1 

Light Industrial and later to an Industrial PUD. At one 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. Over time, Steelcase found they 

did not need as much land or manufacturing space as was previously thought. 

 

In 2014 a Major Change to the approved Steelcase site plan was approved through the Planning 

and City Commissions to allow for other business to utilize portions of the Steelcase PUD.  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 amendment to the Steelcase PUD was approved to allow a the construction of a 

credit union and to allow for the increase of square footage of several of the buildings in the 

southeast corner of the PUD.   

 

Golder stated with each of these revisions there was a change to the PUD plan and a change to 

PUD the agreement between the City and Steelcase. Among other things the agreement laid out a 

procedure asking for additional curb cuts onto the public streets. The agreement it states that key 

provision of the PUD is to reasonably limit access points to the public rights-of-way. She stated 

each building cannot have its own individual driveways. She stated is considered a major change 

to the approved PUD. She stated in addition, any new proposed buildings are also a major 

change to the PUD. 

 

Golder stated with the 2014 and 2017 PUD amendments two former Steelcase plants became 

Roskam Baking Company. Eto Magnetic and Kentwood Distribution Cener. Now we are looking 

at the area off of 52nd Street. It is about 30 acres in size, it is the current Steelcase Fleet and 

Maintenance Facility. She stated it currently includes a truck washing facility and a truck 

maintenance facility and the vacant property has a future 80,000 square foot building. She stated 

the applicant is proposing as many as 3 curb cuts onto 52nd Street. She stated Steelcase wants to 

sell about 27 acres to Transport Properties and they would like to lease or sell the property to 

other entities. She stated the applicant will likely sell or lease the entire 27 acres to 3 separate 

owners.  

 

Golder stated from a staff perspective, if the maintenance facility is integral to the operation then 

that is consistent with what Steelcase was already doing. She stated if it is a separate entity and 

they are looking for customers to come off the street, then that would be a vehicle maintenance 

major repair and that is a special land use. A special land use would have to be reviewed by the 

Planning Commission if that were the case. 
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Golder stated what is being proposed are 3 potential sites and 3 potential curb cuts. The curb cuts 

were an issue for both Engineering and Planning and 3 additional curb cuts more than what the 

PUD envisioned and as per the PUD agreement a traffic study was completed.   

 

Golder stated the traffic study looked at both Broadmoor and 52nd Street. The proposal would not 

have an impact on the functioning of that intersection. At 52nd Street and East Paris there is also 

no expected impact from this proposal. In addition, the study looked at whether the traffic 

generated from this proposal would have an impact on 52nd Street traffic. Study did not. He study 

showed that there is not a lot of traffic generated from the potential proposed uses. However, it 

does bring up the question as to whether three driveways are needed. 

 

Golder stated the driveways should align if they are allowed to be constructed. There is about 

100-foot separation between the center driveway and the driveway on the north side of 52nd 

Street. She stated trucks would be vying for the same turn area and that is an issue. She stated 

there is an existing large berm along 52nd Street and when you put in the curb cuts it would 

remove a portion of that large berm and the screening would be gone. Also, the applicant 

indicated it is possible that the driveways would be gated and the concern with that would be 

trucks backing up onto the public street. 

 

David Meek, Land Use Counsel for Transport Properties was present. He stated they do 

industrial outdoor storage facilities; anything from surge yards that a FedEx would use to provide 

space for its additional trucks and trailers during the holiday periods, to fleet storage yards, fleet 

maintenance and repair. He stated there are a variety of types of tenants, but it is all in that 

sector. He stated this site is a very opportunistic site for them because it is large, but it is also 

divisible by lease or by ownership into one or more facilities customized for particular tenants.  

 

Meek stated they are seeking is a concept plan approval. The curb cuts are a concept that would 

be implemented by them through the regular site plan approval process to be justified by the 

particular tenant. He stated, for example, if they are doing a single use facility, they may only 

need one curb cut. But if they thought that the first tenant that came in wants 8acres on the east 

side of the property, it would be beneficial to them to provide them their own secure access. 

These business want to have secure facilities. They are going to want fencing and gates, and they 

need to be able to give companies their own independent access points. He stated the need for 3 

curb cuts is not driven by the traffic volume of the facilities.  

 

Meek stated that they are proposing the concept of three curb cuts but each one would need to 

come in for site plan approval. He stated they may end up with one or two curb cuts for this 

facility. He stated they really need for leasing purposes the ability to ask for the third curb cut to 

be engineered and designed through the site plan review process. 

 

Meek stated staff mentioned the 80,000 square foot building that wasn’t built, it was planned in 

the 2014 PUD for the western third of the 27 acres. He stated they are proposing to not build an 

80,000 square foot building, but rather follow the same utilization of the property in terms of the 

amount of the impervious area. He stated they would make sure the storm water capacity the 

drainage and storage capacity is there. They think the can achieve that since the footprint is 
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substantially similar to what was provided for previously. He stated they want to make sure the 

landscaping and the berm along 52nd Street is maintained as much as possible. He stated curbs 

cuts mean some loss of landscaping but he thinks there are some strategies keeping as much of 

the screening as possible. He stated it is an interesting site because it is a bit lower than the street 

elevation and that affects the visual scale from many points on 52nd Street.  

 

Meek stated he thinks that having 3 curb cuts is justified. They have looked at internal 

driveways, but there would be a loss of leasable land area. But also then it potentially presents 

some conflict with efficient use of the land because there are two existing buildings there that 

they have to work around in terms of drive aisle and where the larger vehicles could be parked. 

 

Tim McCahill, Transport of Properties was also present. He stated their goal is one tenant. When 

you look at the buildings that Steelcase designed, they were put very close together. Ideally, if 

they could rebuild they would be spread apart. He stated what they have realized is that the City 

of Kentwood is vastly growing in distribution and manufacturing. When you grow in both 

distribution and manufacturing, trucks come, equipment comes, storage needs come and they 

would rather have it in a controlled environment. He stated they do this throughout the Midwest 

this is a very big growth market for them. They like to go where population is booming. He 

stated they always want to have it in a controlled environment. He stated when you do it the right 

way it tends to be much better than truck parking in vacant shopping malls and people parking in 

different areas where you don’t want them. He stated what they are proposing is a class A 

venture. Full paving, higher end fencing, secure lots off the street where it is right off the 

highway, trucks don’t want to go where residences are, trucks don’t want to go where there is too 

much traffic.  He stated they are trying to take something that was built a long time ago below 

replacement cost value and make it work for todays standards. Their goal is not to create issues 

and create curb cuts unnecessarily. Their goal is to find a way to serve the users that are here 

today. Discussion ensued.  

 

Kape questioned with the addition of all the black top what is the drainage plan. Eric Calcateraa, 

Director of Facilities at Steelcase was present. He stated similar to all the properties that have 

been developed, they have a Master Plan storm water retention design that accounts for all the 

development in the future. He stated since the PUD was amended and they sold the building to 

Roskam, the two new buildings have been built, and the credit union has been built. These all 

continue to drain into ponds 1,2,3,4,5 and 6. Discussion ensued where stormwater will drain. He 

stated they will work with the engineers to make sure everything is ok. 

 

Poyner questioned if the retention pond will be Steelcase’s responsibility. Calcatera described 

the ponds and stormwater easement on the site. Discussion ensued regarding stormwater and 

easements. Poyner questioned why 3 curb cuts. Meek stated it comes down to use size. 

Kentwood is growing and 60,000 square feet is a big building. He stated 2 of the buildings are  

close to each other and a bunch of users want the middle building but it is tough because then 

you leave two building sites on each side so the reason they determine 3 curb cuts is necessary is 

that most people don’t need the existing buildings. Most will need one building and parking or 

one building and outdoor storage for contractor equipment. It comes down to functionality. He 

stated they are comfortable as an investor with 3 curb cuts. Discussion ensued. Golder stated the 
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curb cuts will have to align. Meek stated that is something they can adjust. Poyner stated he is ok 

with the 3 curb cuts. 

 

Benoit stated he doesn’t have that much of a problem. We need to go back and look at when this 

PUD was going to be all Steelcase and it didn’t work out. If they had not bought the property, we 

would have a lot more curb cuts than having the luxury of Steelcase owning everything. Benoit 

stated we need to start looking at these individual parcels and start making accommodations for 

them. 

 

VanderMeer questioned if there were any contingencies from a previous approval. Golder stated 

there is nothing from the previous approval to be completed. Golder stated that when things 

change in a PUD you just have to go through a process. VanderMeer stated he wants to make 

sure from a trucks cannot go onto East Paris Avenue.  

 

VanderMeer questioned if Steelcase was getting out of the trucking business. Calcatera stated 

they are getting out of their highway fleet vehicles. He stated right now they have 6 remaining 

drivers and they also have some which are part of a union which is set to expire March 31. 

Discussion ensued.  

 

Holtrop questioned if people will come in off the street and have their truck repaired. Meer stated 

that is not what they are doing. They understand that they would have to come back to the 

Planning Commission to make sure it is permitted. They are not looking to put a sign out front 

saying repair your truck here, however, they could come back for that for as a special land use. 

Discussion ensued. 

 

Holtrop stated the Steelcase facility has a exiting double lane to the east and there is a guard gate. 

You can probably stack 2-3 semis maybe even 4-6. How would that fit on their facility. Meek 

stated most of these facilities will be open from 7am-5pm. The gate will be open during the day. 

The only time the gates will be closed would be after business hours. Meek stated it is tough to 

answer this question because they don’t know who is coming. Ariana Jeske o, Spalding 

DeDecker was present. She stated when they do have the details of what kind of tenant is coming 

in and what type of security system they have if it is a transponder or a guard shack, they can do 

a study to determine what a service rate would be to make sure traffic doesn’t back up onto 52nd 

Street. Discussion ensued. 

 

Golder stated we have to think about the overall PUD how to get access to the site long term and 

where does there need to be truck access. Holtrop stated this is his concern. The 3 curb cuts for 

this parcels and limit potential access in the future. 

 

Meek raised the question of land use and the outdoor storage of equipment. The land use for 

what they are proposing in Kentwood’s code is a motor freight terminal. He stated this is not the 

same type of storage that a contractor’s yard will have. He stated they want to get clarity on 

whether a United Rental type of use would be best put in the motor freight terminal category or 

is it something else, or is it prohibited.  He stated they can control by lease whether an equipment 

company is even allowed. 
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Pemberton stated when he looked at this particular piece all he saw was blacktop and wondered 

where the water would go. He stated he thinks the 3 curb cuts makes total sense for 3 parcels. If 

it evolves and it isn’t necessary to have 3 parcels, then they don’t need 3 curb cuts. He stated he 

is ok with being flexible with the concept that this would evolve into 3 separates tenants and 

each needing their own driveway. He stated he is on board and thinks it is doable. He stated as 

long as the water is controlled, and traffic is controlled he thinks it would be ok. 

 

Jones stated she agrees with Pemberton. She is fine with the concept and echoes Benoit’s 

comment that we need to consider this to be potentially 3 separate parcels.  

 

J. New Business 

 

Motion by Pemberton, supported by Benoit, to Set public hearing date of January 

24, 2023, for: Case# 2-23 – Zoning Ordinance Text Amendments Relating to: 

Childcare provisions; sign provisions; PUD procedures 

 

- Motion Carried (9-0) - 

K. Other Business 

 

1. Updated Draft Zoning Ordinance Amendments Architectural Design Standards  

 

Pung reviewed some of the changes from the ordinance amendment discussion. We 

made sure the FBC district is exempt from these new requirements. He stated under 

the design elements there is discussion regarding how many designs elements should 

be the minimum requirement. He stated there were some specific ones that were 

going to be required no matter what.  

 

There has also been changes to the section on garages for attached single family, 

duplex and multi family. Some of the proposed changes applied only to multi family, 

therefore when we talk about unenclosed parking area we have added the language  

that this applies to multi family developments  

 

Pemberton stated this is a work in progress and we have made tremendous strides. 

Poyner and Jones agreed. Jones stated she doesn’t like the snout houses.  

 

Quinn’s concern was if the developers will get another look at this before this is 

finalized. He doesn’t want this to be too restrictive. Golder stated we have been 

forwarding the minutes to developers.  

 

Commissioners were ok 

 

 

2. Commissioners’ Comments 

 



Approved Minutes 

Planning Commission 

December 13, 2022 

Page 7 

Weir thanked everyone who donated gifts to the Kentwood Public Schools  

 

The Commissioners wished Pemberton a farewell for his services and best of luck and 

happy holidays.  

 

Pemberton thanked the commissioners and stated its been an honor to serve on the 

Commission the last 10 years.  

 

Jones stated she wishes there was an IKEA on this side of the state.  

 

3. Staff’s Comments 

 

Staff offered no additional comments. 

 

L. Adjournment  

 

Motion by Commissioner Pemberton, supported by Commissioner Benoit,                             

to adjourn the meeting. 

 

- Motion Carried (9-0) – 

 

Meeting adjourned at 8:30p.m.  

 

 

     Respectfully submitted, 

 

     Ed Kape, Secretary 


