
 AGENDA 
CITY OF KENTWOOD PLANNING COMMISSION 

TUESDAY, JULY 27, 2021 
KENTWOOD COMMISSION CHAMBERS 

4900 BRETON AVENUE 
7:00 P.M. 

 
 
A. Call to Order 
 
B. Pledge of Allegiance (Mike Pemberton) 
 
C. Roll Call 
 
D. Approval of the Minutes of  July 13, 2021 and Findings of Fact for: Case#18-21 

Cobblestone at the Ravines Phase 3 – Request of Redstone Land Development LLC for a 
Major Change to a PUD Phase and Preliminary Site Plan Review Located at 4333 Shaffer 
Avenue SE 

 
E. Approval of the Agenda for July 27, 2021 
 
F. Acknowledge visitors and those wishing to speak to non- agenda items. 
 
G. Old Business 

 
H. Public Hearing 

 
Case#19-21 –32nd Street Townhomes – Final Site Plan Review Located at 2918 32nd 
Street 
 

I. Work Session 
 
Case#20-21 – DMR Transportation – Rezoning of 16.4 acres of land from R1-C Single 
Family Residential to IPUD Industrial Planned Unit Development Located at 4251,4375 
and 4401 36th Street, 
 
 Case#21-21 DMR Transportation – Special Land Use Review of a Vehicle Repair 
Establishment Located at 4251,4375 and 4401 36th Street;  
 
Case#22-21 – Windy West Two - Request of Bosco Development LLC to conditionally 
rezone 8.91 and 8.86 acres of land from RPUD-1 High Density Residential Planned Unit 
Development and R1-A Estate Residential respectively to R1-D Single Family 
Residential. Located at 3345 – 52nd Street and 3281 Nature View Drive 
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J. New Business 

 
Set public hearing date of August 24, 2021, for:  Case#23-21 – Speedway – Special Land 
Use and Site Plan Review for a Vehicle Fuel Station – Located at 4384 Kalamazoo; 
Case#24-21 -West Michigan Auto Glass – Special Land Use Minor Auto Repair and Site 
Plan Review Located at 5630 Division Ave SE; Case#25-21 – Cobblestone at the 
Ravines Phase 3 –Final PUD Site Plan Review Located at 4333 Shaffer Ave SE; 
Case#26-21 – WoodHaven Condominiums – Final PUD Site Plan Review – Located at 
4624 Walma Avenue SE 
 

K. Other Business 
 

1. Master Plan Amendment – Division United 
2. Zoning Ordinance Amendment Discussion 
3. Commissioners’ Comments 
4. Staff’s Comments 

 
L. Adjournment 
 
 
 
 
 
 
 
 
 
 
*Public Hearing Format: 

1. Staff Presentation – Introduction of project, Staff Report and Recommendation                      
Introduction of project representative 

2. Project Presentation – By project representative 
3. Open Public Hearing (please state name, address and speak at podium. Comments are limited to five 

minutes per speaker; exceptions may be granted by the chair for representative speakers and 
applicants.) 

4.    Close Public Hearing 
5.    Commission Discussion – Requests for clarification to project representative, public or staff 
6. Commission decision – Options 
a. postpone decision – table to date certain 
b. reject proposal 
c. accept proposal 
d. accept proposal with conditions. 























CITY OF KENTWOOD 
PROPOSED 

FINDINGS OF FACT 
JULY 24, 2021 

 
Golder 7/7/21 
 
 
PROJECT:   Cobblestone 3 
 
APPLICATION:  18-21 
 
REQUEST: Major Change of an Approved PUD Phase 
 
LOCATION:   North of 44th Street, Stratton Boulevard extended 
 
HEARING DATE:  July 13, 2021 
 
MOTION: Motion by Benoit, supported by Pemberton, to 

recommend to the City Commission approval of the 
Major Change to a Preliminary Site Plan dated July 2, 
2021 as described in Case No. 18-21. Approval is 
conditioned upon conditions 1 -7 removing condition 3 
and basis points 1-5 as described in Golder’s memo 
dated July 7, 2021. 

 
- Motion Carried (6-2) – 
- Jones, Holtrop - Opposed 
- Poyner absent - 

     
CONDITIONS: 

1. Review and approval of the site plan by the Kentwood City Engineer 
and Fire Marshal. 
 

2. The Master Deed and Bylaws for the development and condominium 
association must be approved by the Kentwood City Attorney and 
City staff. 
 

3. Condition deleted 
 

4. Planning and City Commission approval of the waiver for rear yard 
setback for Buildings 1 and 2. Applicant shall amend the site plan to 
reflect the correct building setbacks for the RPUD-1 zone. 
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5. Applicant shall provide a grading and access easement, in a form to be 
approved by the City Attorney, to allow for the future construction of 
Stratton Boulevard to serve the property north of Cobblestone 3. 

 
6. Staff review and approval of building elevations. 

 
7. Staff approval of the landscaping and lighting plan for the site. 
 

 
BASIS:           1. The PUD is part of the overall Ravines development and subject to any 

applicable conditions of the original approval and conditions.  
 

2.  Cobblestone 3 has seven buildings with 6 attached townhouses.  The 6-unit 
buildings represent about half of the total condominium units proposed in 
Phase 3.  The townhouses are three bedroom units, which may increase the 
likelihood of multiple drivers living within each condominium. Additional 
parking near these 6-unit condominiums is needed.   

 
3.  Buildings 1 and 2 have a setback of 20 feet; 30 is required per Section 

12.03 C 3 c of the Zoning Ordinance.  The site plan must be amended to 
reflect the correct setback requirements. 

 
4. Stratton Boulevard was approved to extend north into the B-2 

Neighborhood of the Ravines development.  The road stops short of the 
common property line, since grading easements on the B-2 property would 
be required to continue the road to the north property line. The requirement 
for grading and access easements will allow a future developer to construct 
the connection to Stratton Boulevard, as required by the Preliminary PUD 
Plan. 

 
5. Discussion during the work session and public hearing. 



PLANNING STAFF RECOMMENDATION 
 
 
 
 
 
 
Pung 07/21/21 
 
 
PROJECT:   32nd Street Townhomes 
 
APPLICATION:  19-21 
 
LOCATION: 2918 - 32nd Street 
 
HEARING DATE:  July 27, 2021 
 
REVIEW TYPE: Site Plan Review for a 4-unit apartment building 
 
RECOMMENDATION: Recommend conditional approval of the site plan received 

June 16, 2021, as described in Case 19-21.  Approval is 
conditioned on the following: 

 
CONDITION: 1. Staff approval of a landscape plan. 
 

2. Staff approval of a lighting plan. 
 

3. Planning Commission approval of a waiver from the 
landscaping and screening requirements along the west 
property line. 

 
4. Compliance with all applicable Engineering Department 

regulations and requirements 
 

5. Compliance with all applicable Fire Department regulations 
and requirements. 

 
BASIS: 1. The proposed development is consistent with the R4 High 

Density Residential zoning district and replaces a previous 
4-unit apartment building located on the property. 

 
 2. Ensure appropriate landscaping for the site consistent with 

the requirements of the Kentwood Zoning Ordinance. 
 
 3. Ensure that lighting is consistent with the requirements of 

the Kentwood Zoning Ordinance. 
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 4. Section 3.05.A of the Zoning Ordinance allows for a front 

yard building setback of twenty-three (23) feet 
 

5. Section 10.04.A of the Zoning Ordinance makes allowance 
for the approval of waivers to the landscaping and screening 
requirements of the Zoning Ordinance.  The waiver allows 
for the provision of additional on-site parking and along with 
decks for each of the units. 

 
 6. The use otherwise meets the requirements of the Kentwood 

Zoning Ordinance. 
 

 7. Applicant’s representation at the work session and public 
hearing. 

 
8. Discussion at the work session and public hearing. 



PROJECT SUMMARY 1
SITE & DISTURBANCE PLAN 2
PLOT PLAN AND SURROUNDING
PROPERTIES

3

TOPO, ZONING, SURROUNDINGS 4
FRONT ELEVATIONS 5
SIDE  ELEVATIONS 6
MAIN FLOOR PLAN 7
BASEMENT FLOOR PLAN 8
FOUNDATION PLAN 9
CEILING PLAN 10
1ST FLOOR FRAMING 11
WALL FRAMING 12
ROOF & FRAMING PLAN 13
3D SECTIONS & SECTIONS 14
SECTIONS & DETAILS 15
DOOR & WINDOW SCHEDULE 16
INTERIOR ELEVATIONS 17
INTERIOR PERSPECTIVES 18
ELECTRICAL PLAN 19
PLUMBING & HVAC PLAN 20
BATH SUITE PLAN & ELEVATIONS 21
KITCHEN PLAN & ELEVATIONS 22
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GENERAL NOTES: 

  
THIS PLAN SET, COMBINED WITH THE BUILDING CONTRACT, PROVIDES BUILDING DETAILS FOR THE RESIDENTIAL

PROJECT.  THE CONTRACTOR SHALL VERIFY THAT SITE CONDITIONS ARE CONSISTENT WITH THESE PLANS BEFORE

STARTING WORK. WORK NOT SPECIFICALLY DETAILED SHALL BE CONSTRUCTED TO THE SAME QUALITY AS SIMILAR WORK

THAT IS DETAILED. ALL WORK SHALL BE DONE IN ACCORDANCE WITH INTERNATIONAL BUILDING CODES AND LOCAL

CODES. CONTRACTOR SHALL BE RESPONSIBLE AND BEAR ANY FINES OR PENALTIES FOR CODE, ORDINANCE, REGULATION

OR BUILDING PROCESS VIOLATIONS.  INSURANCES SHALL BE IN FORCE THROUGHOUT THE DURATION OF THE BUILDING

PROJECT. 

    

WRITTEN DIMENSIONS AND SPECIFIC NOTES SHALL TAKE PRECEDENCE OVER SCALED DIMENSIONS AND GENERAL NOTES.

THE ENGINEER/DESIGNER SHALL BE CONSULTED FOR CLARIFICATION IF SITE CONDITIONS ARE ENCOUNTERED THAT ARE

DIFFERENT THAN SHOWN, IF DISCREPANCIES ARE FOUND IN THE PLANS OR NOTES, OR IF A QUESTION ARISES OVER THE

INTENT OF THE PLANS OR NOTES. CONTRACTOR SHALL VERIFY AND IS RESPONSIBLE FOR ALL DIMENSIONS (INCLUDING

ROUGH OPENINGS). 

ALL TRADES SHALL MAINTAIN A CLEAN WORK SITE AT THE END OF EACH WORK DAY. 

  

PLEASE SEE ADDITIONAL NOTES CALLED OUT ON OTHER SHEETS. 

RENDERING 

FOR ILLUSTRATION ONLY

OWNER: Daniel Holland 

 

PROJECT: 32nd ST Townhomes

ADDRESS: 2918 32nd ST SE, Kentwood, Michigan 49508

LEGAL: Parcel 41-18-15-404-009

FIRE DISTRICT _______________

WATER/SEWER: _______________

 

STORM WATER PERMIT:   _____________________

BUILDING PERMIT: _____________________

 

DESIGNER: Michael Brown Castle Creek Construction,

LLC (616)427-8943

DESIGN CONSULTANT: Daniel Holland Castle Creek

Construction, LLC (616) 493-4900

BUILDER: Daniel Holland Castle Creek Construction,

LLC (616) 493-4900

SITE DISTURBANCE: _____________________

ENGINEERING: _____________________
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PROJECT STATISTICS:
LOT SIZE:  18,937 Sq. Ft. (Minus ROW) 

BLDG. ENVELOPE: 9,218 Sq. Ft.  

ROOF SURFACE AREA: 4310 Sq. Ft.  

FRONT/REAR HEIGHT: 34'/ 27.5'

LIVABLE* SF (Per unit): 2027 Sq. Ft.     

FOUNDATION: 683 Sq. Ft.   

MAIN: 684 Sq. Ft.

UPPER: 660 Sq. Ft. 

DECK: 146 Sq. Ft.       

Total lot Coverage of all structures:

     Total of all structures foot prints - 4,062 Sq. Ft.

     Total lot area (minus ROW) - 18,937 Sq. Ft.

     4,062/18,937= 0.2145 or 21.45%

*Finished living area of 4 bed unit as defined by 

City of Kentwood Zoning Ordinance Chapter 2 page 2-9.
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SITE PLAN
1"=10'

THIS SITE IS LOCATED AT 2918 32ND ST. SE, KENTWOOD, MICHIGAN 49512. THE PROPOSED PROJECT INCLUDES

4 ATTACHED TOWNHOUSE RESIDENCE, WITH ONE GARAGE AND TENANT STORAGE UNITS WITH FURTHER

STORAGE ABOVE THE GARAGE.

PROJECT NARRATIVE

SITE PLAN NOTES
SOIL: 1,500 PSF MINIMUM (ASSUMED) TO BE AT TIME OF

EXCAVATION. THE PERMEABILITY IS ESTIMATED TO BE GOOD.

FROST DEPTH: 42"

SEISMIC ZONE: A

WIND: 90 MPH (115 MPH 3 SEC GUST) 

EXPOSURE: B

CONTRACTOR TO VERIFY LOCATION OF ALL EXISTING

UTILITIES. ALL FINISH GRADES SHALL BE SMOOTH AND

UNIFORM

CALL BEFORE YOU DIG: 1-800-482-7171
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EROSION CONTROL NOTES:  
1. INSTALL SILT FENCE PRIOR TO ANY EXCAVATION OR CONSTRUCTION 

2. MINIMIZE SITE DISTURBANCE BY TIGHT CONTROL OF EXCAVATION LIMITS. 

  
GRADING NOTES: 
1. CONTRACTOR TO VERIFY LOCATION OF ALL EXISTING UTILITIES. 
2. ALL FINISH GRADES SHALL BE SMOOTH AND UNIFORM. 
3. PROVIDE POSITIVE DRAINAGE AWAY FROM BUILDING. 
4. FINAL GRADE TO CONVEY SURFACE DRAINAGE AWAY FROM STRUCTURES AND/OR TOWARD IN GROUND

FRENCH DRAIN SYSTEM TO PERIMETER THE STRUCTURE.

5. AREAS TO BE FILLED SHALL BE CLEARED, GRUBBED TO REMOVE TREES, VEGETATION, ROOTS AND OTHER

OBJECTIONABLE MATERIAL AND STRIPPED OF TOPSOIL. 

6. PLACE FILL SLOPES WITH A GRADIENT STEEPER THAT 3:1 IN LIFTS NOT TO EXCEED 8 INCHES, AND MAKE

SURE EACH LIFT IS PROPERLY COMPACTED. 

LANDSCAPE NOTES: 
1 OWNER RESPONSIBLE FOR LANDSCAPING - SUCH AS LAWN, TREES, SHRUBS, ETC

UTILITY LEGEND
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COMMON DESCRIPTION: 
2918 32nd Street SE, Kentwood, MI 49512 

Tax Parcel #41-18-15-404-009 

LEGAL DESCRIPTION: 
The Part of the Northwest ¼ of the Southeast ¼, Section 15, Town 6 North, Range 11 West, City of Kentwood,

Kent County, Michigan, described as: Commencing at the Northwest corner of said Southeast ¼; thence North

90 degrees 00 minutes East 742.68 feet along the North line of said Southeast ¼ to the point of beginning;

thence North 90 degrees 00 minutes East 132.00 feet; thence South 3 degrees 21 minutes East 170.34 feet

parallel with East line of the Northeast ¼ of said Southeast ¼; thence South 84 degrees 30 minutes West

131.87 feet; thence North 3 degrees 21 minutes West 183.00 feet to the point of beginning. 

ZONING CLASSIFICATION: 
              R-4. All abutting parcels to the east, west, and south Zoned R-4. Parcels to the north across from

32nd ST Zoned R-2. 

NET ACREAGE (minus right-of-way): 
              0.434 ACRES 

PROJECT DESCRIPTION: 
              The property lies on 32nd ST SE approximately 0.65 miles east of Breton Road SE and 0.35 miles

west of Shaffer Ave SE. The proposed use of the property is 4 single family attached townhouses with one

garage (for the owner occupant) and storage units for each townhouse on the south side of the building. The

parking lot would be expanded from its current size to accommodate a total of 17 parking spaces as well as a

new dumpster enclosure on the south side of the parking lot. There will be one contiguous Deck on the back of

the building stretching most of the east side of the building (north to south), with privacy divider walls between

each. A retaining wall will be placed south of the 5 existing large pine trees going west to east, north of the main

building. On the north, east, and south side of the main building there will be a French drain system to collect

ground water and route it away from neighboring properties and into the storm drain system that currently exists

on the property. 

LOT, YARD AND BUILDING REQUIREMENTS: 
      R-4 12 units per acres max 

      0.434 ACRES x 12 units per acre = 5.208 Max of 5 units 

      Front yard setback 23ft, Side yard setback 15ft one side/30ft total, rear yard setback 30ft 

      Maximum lot coverage 40% 

        +3277.1 sq ft building / (18,937 sq ft lot area minus ROW) = 17.3% coverage 

           +Total lot Coverage of all structures:

               -Total of all structures foot prints - 4,062 Sq. Ft.

               -Total lot area (minus R.O.W.) - 18,937 Sq. Ft.

               -4,062/18,937= 0.2145 or 21.45%

      2 parking spots required per unit 

      2 x 4 units = 8 required spaces 

         +Proposed 17 parking spaces 

Finished living area of each 4 bed unit as defined by City of Kentwood Zoning Ordinance 

Chapter 2, page 2-9.  =  2,026.41 Sq. Ft. per unit

LIGHTING REQUIREMENTS:

RESIDENTIAL LIGHTING EXEMPT PER KENTWOOD ZONING ORDINANCE UNDER SECTION 20.08 PARA. E

-EXTERIOR LIGHTING SHALL BE STANDARD OUTDOOR WALL MOUNTED FIXTURES AT BUILDING EXITS AND WALKING PATHS

-PARKING LOT LIGHT - 15 FOOT POLE MOUNTED DIRECTIONAL 80 WATT LED DUSK TO DAWN

LANDSCAPING NOTES:

ONLY EXISTING PLANTS TO BE SAVED SHALL BE THE 5 PINES ALONG 32ND ST. 

EXISTING ELEVATION CONTOURS ALONG THE NORTH, EAST AND SOUTH PROPERTY LINES WILL BE MAINTAINED WITH

EXISTING PLANTS AND GRASSES.

BETWEEN FRONT OF BUILDING AND SIDE WALK WILL BE RESERVED FOR SMALL PERENNIALS AND SIMILAR. 

ALL EXPOSED SOIL SHALL BE SEEDED OR SODDED 
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NOTES:
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3. A 6 INCH DEPTH IS REQUIRED AT LOCATIONS OF DRIVEWAY CROSSINGS, AT STREET INTERSECTIONS

(ALONG THE LENGTH OF RADIUS CURB RETURNS), AND IN THE HANDICAP RAMPS.
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SIDE WALK AND CURB DETAIL

ASPHALT PARKING SURFACE



















































































STAFF REPORT:  July 22, 2021 
 
PREPARED FOR:  Kentwood Planning Commission 
 
PREPARED BY:  Joe Pung 
 
CASE NO.:   22-21 Windy West Two Rezoning 

 
 
GENERAL INFORMATION 
 
 
APPLICANT: Chris Vander Hoff 
 4910 – 68th Street 
 Caledonia, MI 49316  
 
STATUS OF 
APPLICANT:   Property Owner 
 
REQUESTED ACTION: Request to conditionally rezone 17.77 acres at 3281 Nature View 

Drive and 3345 – 52nd Street from R1-A Estate Residential & 
RPUD-1 High Density Residential Planned Unit Development to 
R1-D Single Family Residential 

  
EXISTING ZONING OF 
SUBJECT PARCEL: R1-A Estate Residential & RPUD-1 High Density Residential 

Planned Unit Development 
 
GENERAL LOCATION: 3281 Nature View Drive & 3345 – 52nd Street 
 
PARCEL SIZE: 17.77 acres (8.86-acre parcel and an 8.91-acre parcel) 
 
EXISTING LAND USE 
ON THE PARCEL: Single Family Home & Vacant Land 
 
ADJACENT AREA 
LAND USES: N: Consumers Energy Transmission Lines 
 S:  Single Family Home/Vacant Land/52nd Street Right-of-Way 
 E: Single Family Home/Vacant Land (recently rezoned with 

preliminary approval for residential subdivision) 
 W: Single Family Home Subdivision 
 
ZONING ON ADJOINING 
PARCELS: N: R1-A Estate Residential 
 S: R1-B & R1-C Single Family Residential 
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 E: R1-A Estate Residential/R1-C & R1-D Single Family 

Residential 
 W: RPUD-2 Low Density Residential Planned Unit Development 
 
Compatibility with Master Plan 
 
The Master Plan recommendation is for low density (<4 units per acres) residential development.  
Development under the proposed zoning will likely be low density in nature and consistent with 
the Master Plan recommendation.  The applicant has presented a concept plan depicting a forty-
three (43) lot development with a gross density of 2.4 units per acre (net density will be  higher 
once easements, streets, floodplain, etc. are factored into the density calculations). 
 
Relevant Zoning Ordinance Sections 
 
Section 3.29 describes the intent and purpose of conditional zoning along with the process and 
requirements.  Section 13.03.C outlines the guidelines for a rezoning.  Section 13.08 outlines the 
general review standards. 
 
Zoning History 
 
The west property (3281 Nature View Drive) has been zoned R1-A Estate Residential since at 
least 1980. 
 
The east property (3345 – 52nd Street) was part of the 50.66-acre Quail Meadows Planned Unit 
Development; the city approved the rezoning and preliminary site plan for the Quail Meadows 
Planned Unit Development in 2005 (see Exhibit 2 and 3 for the 2006 approved Final PUD plan).  
In 2013 the City approved a Preliminary PUD plan for the Aspen Pointe development (Case 15-
13) for the property (see Exhibit 4 for the Preliminary PUD Plan).  No development on the Quail 
Meadows PUD nor the Aspen Pointe PUD was ever initiated and all approved plans for the PUD 
have expired.  The original Quail Meadows PUD depicted eighteen (18) lots with minimum lot 
width of eighty (80) feet and minimum lot area of 10,078 square feet. 
 
 
SITE INFORMATION 
 
 
Site Characteristics 
 
3345 – 52nd Street: 

The property is approximately 8.91 acres in area.  Plaster Creek runs through the northern 
end of the site.  There are number of mature trees throughout the site.  Approximately 2.43 
acres (27 %) is within the floodplain.  There is an existing curb cut onto 52nd Street. 

 
3281 Nature View Drive: 

The property is approximately 8.86 acres in area.  There is an existing home on the site.  
Plaster Creek runs through the northern end of the site and the area to the north/northeast 
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of the home is encumbered by floodplain & wetlands.   There are number of mature trees 
throughout the site  The property is accessed off an existing stub street from the adjacent 
residential development to the west. 

 
Traffic & Circulation 
 
The properties are accessed from an existing stub-street from an adjacent residential development 
to the west and from an existing access onto 52nd Street. 
 
Engineering 
 
Any development would have to meet all applicable standards and requirements of the Kentwood 
Engineering Department. 
 
Fire 
 
Any development would have to meet all applicable standards and requirements of the Kentwood 
Fire Department. 
 
 
Staff Comments 
 

 
 
1) The applicant has requested a conditional rezoning of the two (2) properties to R1-D Single 

Family Residential.  Under conditional zoning, an owner of land may voluntarily offer in 
writing, use and development restrictions regarding the land as a condition of rezoning.  
The restrictions would be incorporated into a Conditional Rezoning Agreement. 

 
For the proposed rezoning the applicant has offered the following conditions: 
 

1. Minimum lot width of 60 feet. 
2. 7,000 square feet minimum lot area 
3. Minimum of 1,100 sq. feet on the main floor. 
4. Brick or stone on front facades. 
5. Roof pitch of 5/12 or greater. 
6. Minimum side/rake overhang of 8”. 
7. Front windows to have grills and shutters where they permit. 
8. Front porches (stoop) to be covered with a roof, to have a porch entablature, and 

decorative cedar post. 
9. Plat to have a minimum of 3 home designs and 5 different facades. 

 
The restrictions, with the addition of a minimum lot area of 7,000 square feet, are identical 
to the restrictions approved with the rezoning of an adjacent property to the east also owned 
by the applicant (Case 10-21: Windy West) 
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In contrast to the Windy West development, this development has the potential for more 
than forty (40) single family lots.  Windy West was only eleven (11) lots located on a cul-
de-sac.  Even with the proposed number of home designs and facades there is the concern 
for a significant number of the homes to be of a garage forward design and garages will 
end up being the dominant feature of the streetscape (see Exhibits 7 and 8). 
 

2) Section 13.03.C of the Zoning Ordinance outlines the guidelines for a rezoning.  The 
guidelines are as follows: 

 
13.03.C.1 Consistency with the goals, policies and future land use map of the Master 

Plan, including any subarea or corridor studies.  If conditions have changed 
since the Master was adopted, the consistency with recent development trends 
in the area. 

 
 The area is Master Planned for low density residential development.  

Assuming the proposed minimum 60-foot-wide lots yield a low-density 
residential development, then the requested rezoning is consistent with 
the Master Plan recommendation. 

 
13.03.C.2 Compatibility of the site’s physical, geological, hydrological and other 

environmental features with the uses permitted in the proposed zoning 
district. 

 
 The site is encumbered by wetland and floodplain on both properties.  

The wetland and floodplain can be compatible with single-family 
development creating attractive home sites. 

 
13.03.C.3 The applicant’s ability to develop the property with at least one (1) of the uses 

permitted under the current zoning. 
 
 The property at 3281 Nature View Drive is currently zoned R1-A Estate 

Residential.  There is an existing single-family home on the property; 
with a five (5) acre minimum no further residential development can 
occur. 

 
The property at 3345 – 52nd Street is zoned RPUD-1 and could be 
developed as single-family residential but would require review and 
approval of preliminary and final PUD plans along with a PUD 
agreement. 

 
13.03.C.4 The compatibility of all the potential uses allowed in the proposed zoning 

district with surrounding uses and zoning in terms of land suitability, impacts 
on the environment, density, nature of use, traffic impacts, aesthetics, 
infrastructure and potential influence on property values. 
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 The proposed use is single-family homes on sixty (60) foot wide lots.  This 
appears to be compatible with the single-family development to the west 
with lot widths of around sixty-five (65) feet.  The recently approved 
Windy West development to the west was approved with similar lot 
widths. 

 
13.03.C.5 Whether the City’s infrastructure and services are sufficient to accommodate 

the uses permitted in the requested district without compromising the “health, 
safety and welfare” of the City. 

 
 The City’s infrastructure and services are sufficient to accommodate the 

uses permitted in the R1-D Single Family Residential district. 
 
13.03.C.6 Where a rezoning is reasonable given the above guidelines, a determination 

that the requested zoning district is more appropriate than another district or 
amending the list of permitted or Special Land Uses within a district. 

 
 The requested zoning district is appropriate given adjacent land use and 

the proposed restrictions offered by the applicant. 
 
3) If the city approves the conditional rezoning, the conditions shall be incorporated into a 

formal written conditional zoning agreement.  The agree shall: 
 

a. Contain a legal description of the land to which it pertains. 
b. Contain a statement acknowledging that the conditional rezoning agreement runs 

with the land and is binding upon successors. 
c. Incorporate by attachment or reference any diagram, plans, or other documents 

submitted or approved by the owner that are necessary to illustrate the 
implementation of the conditional rezoning agreement.  If any such documents are 
incorporated by reference, the reference shall specify where the documents may be 
examined. 

d. Contain a statement acknowledging that the conditional rezoning agreement may 
be recorded by the City with the Register of Deeds. 

e. Contain the notarized signatures of all the owners of the subject land preceded by 
a statement attesting to the fact that they voluntarily offer and consent to the 
provisions contained within the conditional rezoning agreement. 

 
Attributes 
 
• Voluntary restriction by the property owner on lot dimensions and home design/architecture. 
• Compatible with existing residential use in the area. 
• Allow for reasonable use of the property. 
 
Issues 
 
• Variety of building elevations and number of homes with a garage forward design. 
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Exhibit 1:  Project Location (2020 Aerial Photo) 
 

 
  

3281 Nature View 
Drive Case 10-21:  

Windy West 
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Exhibit 2:  2006 Final Overall Quail Meadows PUD Plan 
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Exhibit 3:  2006 Final Quail Meadows PUD Plan for Single Family Detached Lots 
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Exhibit 4:  Case 15-13 Aspen Point Preliminary PUD Plan 
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Exhibit 5:  April 2020 Pictometry Photo (view from the south) 
 

 
 

Exhibit 6:  April 2020 Pictometry Photo (view from the east) 
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Exhibit 7:  September 2019 Jefferson Farms Google Street View 
 

 
 
Exhibit 8:  June 2011 Windy Ridge Google Street View 
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Memorandum 
To:  Planning Commission 
 
CC:  
 
From:  Joe Pung 
  (616)554-0810 
  pungj@kentwood.us 

 
Date:  July 21, 2021 
 
Re: Zoning Ordinance Update (RPUD-1 & RPUD-2 Descriptions) 

 
The current residential planned unit development districts in Kentwood are: 
 

• RPUD -1 High Density Residential 
• RPUD-2 Single Family Residential. 

 
To describe the intent and purpose of the districts more accurately, the suggestion it to rename 
them as follows: 
 
Potential name change 

• RPUD-1 Attached Residential 
• RPUD-2 Detached Residential 
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Memorandum 
To:  Planning Commission 
 
CC:  
 
From:  Joe Pung 
  (616)554-0810 
  pungj@kentwood.us 

 
Date:  July 13, 2021 
 
Re: Section 90-38: Variances to the Subdivision Control Ordinance 

 
The City Attorney has recommended that the following amendments be made to the subdivision 
control ordinance. 
 
Current Language 
 
(b) Other subdivisions. 

 (1) Demonstration of need. If the proprietor can clearly demonstrate that literal enforcement 
of the terms of this article is impractical or will impose undue hardship in the use of his 
land because of peculiar conditions pertaining to his land, the zoning board of appeals 
may at its discretion, permit such variances it finds reasonable and within the general 
policy and purpose of this article. No variance shall be granted unless the zoning board of 
appeals finds that:  
a. There are special circumstances or conditions affecting the property such that the 

strict application of the provisions of this article would deprive the proprietor of the 
reasonable use of his land.  

b. The variance is necessary for the preservation and enjoyment of a substantial property 
right of the proprietor.  

c. The granting of the variance will not be detrimental to the public welfare or be 
injurious to property in the area in which the property is situated.  

(2) Conditions. The zoning board of appeals, in granting approval of variances, may require 
such conditions as will secure substantially the objectives of the requirement varied or 
modified.  

(3) Application. An application for any such variance shall be submitted to the zoning board 
of appeals at the time the preliminary plat is filed with the community development 
department. The application shall fully state the grounds for such a variance.  

 

mailto:pungj@kentwood.us


  Page 2 

  2 

Proposed Language 
 
(b) Other subdivisions. 

 (1) Demonstration of need. If the proprietor can clearly demonstrate that literal enforcement 
of the terms of this article is impractical or will impose undue hardship in the use of his 
land because of peculiar conditions pertaining to his land, the zoning board of appeals 
may at its discretion, permit such variances it finds reasonable and within the general 
policy and purpose of this article. No variance shall be granted unless the zoning board of 
appeals finds that:  
a. There are special circumstances or conditions affecting the property such that the 

strict application of the provisions of this article would deprive the proprietor of the 
reasonable use of his land.  

b. The variance is necessary for the preservation and enjoyment of a substantial property 
right of the proprietor.  

c. The granting of the variance will not be detrimental to the public welfare or be 
injurious to property in the area in which the property is situated.  

(2) Conditions. The zoning board of appeals, in granting approval of variances, may require 
such conditions as will secure substantially the objectives of the requirement varied or 
modified.  

(3) Application. An application for any such variance shall be submitted to the zoning board 
of appeals at the time the preliminary plat is filed with the community development 
department. The application shall fully state the grounds for such a variance.  

 
 



Memorandum 
To:  Planning Commission 
 
CC:  
 
From:  Joe Pung 
  (616)554-0810 
  pungj@kentwood.us 

 
Date:  July 19, 2021 
 
Re: Zoning Ordinance Update (Adult Foster Care Facilities) 

 
Over the past year, the Land Use and Zoning (LUZ) Subcommittee has met with two (2) applicants 
looking at developing adult foster care large group homes. 
 
In Michigan, Adult Foster Care (AFC) homes are licensed residential settings that provide 24-hour 
personal care, protection, and supervision for individuals who are developmentally disabled, 
mentally ill, physically handicapped or aged who cannot live alone but who do not need continuous 
nursing care.  AFC Homes are restricted to providing care to no more than 20 adults. 
 
The State of Michigan currently defines five (5) types of adult foster care homes: 
 

• Adult Family Home (Capacity of 1-6) 
• Adult Small Group Home (Capacity of 1-6) 
• Adult Medium Group Home (Capacity of 7-12) 
• Adult Large Group Home (Capacity of 13-20) 
• Adult Congregate Facility (Capacity >20/per Public Act 218 the licensure of new AFC’s for 

more than 20 persons is prohibited) 
 

The Kentwood Zoning Ordinance makes allowance for adult foster care family homes (capacity 
of 1-6) and adult foster care small group homes (capacity of 1-12), the ordinance does not allow 
for adult foster care large group homes.  Based on information on the Michigan Department of 
Licensing and Regulatory Affairs website, there are eleven (11) licensed adult large group homes 
in Kentwood and with all, but one located in the same building with at least one other large group 
home. 
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The adult large group homes, as identified by the State, in Kentwood are as follows: 
 
 
AHSL Kentwood Cobblestone 
AHSL Kentwood Cobblestone 
AHSL Kentwood Fieldstone 
AHSL Kentwood Fieldstone 
AHSL Kentwood Riverstone 
AHSL Kentwood Riverstone 

6 separately licensed facilities located within 2 
building (2 facilities in one building and 4 in 
the other building).  Received SLU approval 
from the City in 1986 as an adult foster care 
facility (at that time a group home was any 
facility caring for 7 or more persons) 

Oxford Manor East 
Oxford Manor West 
Windsor Manor North 
Windsor Manor South 

4 facilities located within 2 buildings (2 
facilities in each building).  The facilities were 
approved by the city in 1994 as “Congregate 
Care”.  The city approved ordinance 
amendments (which are no longer in existence) 
in 1994 to make allowance for “congregate 
care” facilities. 

Holland Home Breton Extended Care Approved by the City in 2019 as an adult 
caring institution 

 
 
Current Ordinance Language: 
 
Section 2.02 Definitions 

 

Adult Care Facilities:  A facility for the care of adults, over eighteen (18) years of age, as licensed 

and regulated by the State under Michigan Public Act 218 of 1979, as amended, and rules 

promulgated by the State Department of Consumer and Industry Services.  The organizations shall 

be defined as follows: 

 
1. Adult foster care facility: A governmental or non-governmental establishment that 

provides foster care to adults.  It includes facilities and foster care homes for adults who 

are aged, mentally ill, developmentally disabled, or physically handicapped who require 

supervision on an ongoing basis but who do not require continuous nursing care.  An adult 

foster care facility does not include nursing homes, homes for the aged, hospitals, alcohol 

or substance abuse rehabilitation center, or a residential center for persons released from 

or assigned to a correctional facility. 

2. Adult foster care small group home: A private home with the approved capacity to receive 

twelve (12) or fewer adults who are provided supervision, personal care, and protection in 

addition to room and board, for twenty-four (24) hours a day, five (5) or more days a week 

and for two (2) or more consecutive weeks for compensation. 

3. Adult foster care family home: A private home with the approved capacity to receive six 

(6) or fewer adults to be provided with foster care for five (5) or more days a week and for 

two (2) or more consecutive weeks.  The adult foster care family home licensee must be a 

member of the household and an occupant of the residence. 
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Adult caring institution. A state licensed adult residential facility which provides care and 

supervision on a 24-hour basis for the treatment of mental health, alcohol or substance abuse or 

other long-term illness or rehabilitation program. The terms "institutions for mentally 

handicapped," "drug or alcohol patients," "correctional institutions" or "mental health facilities" 

shall mean the same, with regard to persons 18 years of age or older. 

 

  Section 3.20 Residential Child and Adult Care Facilities 

 

As defined in Chapter 2 Definitions, the following uses are allowed only as provided for in the 

following Table of Facilities and Zoning Districts.  Refer to Chapter 15 Approval Standards for 

Special Land Uses for applicable conditions. 

 

  P:  Land and/or buildings may be used for the purposes listed by right. 

 SLU: Land and/or buildings may be permitted by obtaining Special Land Use approval when all 

applicable standards as cited in Chapter 15 and elsewhere are met: 

SLU as accessory:  Land and/or buildings may only be allowed as an accessory to an approved 

use, such as a church, school, recreation facility, office or other similar use upon review 

and approval of a Special Land Use approval, in accordance with general and specific 

standards. 

 

Type of Facility per 

District 

R1-A,  B, 

C, D 

R-2, 3, 4, 

5 
C-2, 3, 4 OS 

Form Based 

Code (FBC) 
I-1, I-2 

Adult foster care 

family home 
P P -- -- 

P 
-- 

Adult foster care 

small group home 
SLU SLU -- -- 

SLU 
-- 

Adult day care 

facility 
-- SLU SLU -- 

SLU 
-- 

Foster family home P P -- -- P -- 

Foster family group 

home 
SLU P -- -- 

SLU 
-- 

Family child day 

care home 
P P -- -- 

P 
-- 

Group child day 

care home 
P P -- -- 

SLU 
-- 

Child Care Center SLU  SLU  P -- 

 

SLU 

SLU as 

accessory 

and 

freestand

ing 

Child Caring 

Institution 
-- SLU -- -- 

SLU 
-- 

Adult Caring 

Institution 
-- SLU -- -- 

-- 
-- 



  July 22, 2021 

  4 

A. Requirements Pertaining to Group Child Day Care Homes 

 

1. There shall be sufficient on-site outdoor play area to meet state regulations. All required 

outdoor play areas shall be fenced with a minimum of four (4) foot tall fence, provided that 

no such fence shall be located in the front yard. 

2. Ingress and egress shall be provided as far as possible from two (2) intersecting streets and 

shall be at least one hundred (100) feet from two through streets. 

3. A group child day care shall not be located within a twelve hundred (1,200) foot radius of 

any other group child day care. 

4. For the purpose of this Section, the measurement of a radius shall be measured in a straight 

line from the actual location of the use to the nearest property line of the other group day 

care home. 

5. An on-site drive shall be provided for drop offs/loading. This drive shall be arranged to 

allow maneuvers without creating a hazard to traffic flow on the public street. 

 

Staff Comments 
 

As noted earlier, the State of Michigan has five (5) classifications for adult foster care facilities 
while the City’s current Zoning Ordinance has only two (2) classifications and neither one makes 
allowance for large group homes.. 
 
If the city does wish to make allowance for adult foster care large group homes, staff had outlined 
two (2) options: 
 
Option 1 
 

Amend both Section 2.02 Definitions and Section 3.20 Residential Child and Adult Care 

Facilities to add the following classifications and definitions as defined by the State: 
 

• Adult Family Home (Capacity of 1-6) 
• Adult Small Group Home (Capacity of 1-6) 
• Adult Medium Group Home (Capacity of 7-12) 
• Adult Large Group Home (Capacity of 13-20) 

 
Amend Section 3.20 Residential Child and Adult Care Facilities to permit Adult Family 
Homes and Adult Small Group Homes as permitted uses in the R1-A, R1-B, R1-C, R1-D, 
R2, R3, R4, R5, and Form Based Code (FBC) districts while Adult Medium Group Homes 
and Adult Large Group Homes would be special land uses in the aforementioned districts.  
Adult foster care facilities would continue to be prohibited in commercial, office, 
industrial, and open space districts. 

 
Amending the ordinance to include Adult Congregate Facility (Capacity >20) is not 
recommended as there are no facilities located in the Kentwood (based on the Michigan 
Department of Licensing and Regulatory Affairs website) and per Public Act 218 stating 
that the licensure of new AFC’s for more than 20 persons is prohibited. 
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Option 2 
 
Amend Section 2.02 Definitions and Section 3.20 Residential Child and Adult Care Facilities to 
include Adult Small Group Home and Adult Medium Group Home.  Adult Small Group Homes 
would be permitted uses in the R1-A, R1-B, R1-C, R1-D, R2, R3, R4, R5, and Form Based Code 
(FBC) districts while Adult Medium Group Homes would be a special land use in the 
aforementioned districts.  Adult foster care facilities would continue to be prohibited in 
commercial, office, industrial, and open space districts.  To allow for adult foster care large group 
homes, the definition of Adult Caring Institution would be amended to include adult foster care 
facilities with a  capacity of thirteen (13) or more adults. 
 
 
Issues/Items to Discussion 
 
• Should the city require a separation between large group home facilities. 
• Should the city allow multiple facilities within the same building. 

 



Memorandum 
To:  Planning Commission 
 
CC:  
 
From:  Joe Pung 
  (616)554-0810 
  pungj@kentwood.us 

 
Date:  July 22, 2021 
 
Re: Zoning Ordinance Update (Recreational Facilities in Industrial Districts) 

 
Recently the Land Use and Zoning (LUZ) Subcommittee met with an applicant looking at locating 
an indoor recreation facility within an existing building in the I1 Light Industrial district. The 
Zoning Ordinance currently does not permit recreation facilities (indoor or outdoor) in industrial 
districts. The request was not the first heard by the city and at least one variance had been granted 
in the past to permit an indoor recreation facility in an industrial building. 
 
Currently indoor recreation facilities are allowed either by right or as a special land use within all 
zoning districts in Kentwood except R5 Manufactured Housing, I1 Light Industrial, and I2 Heavy 
Industrial. 
 
To facilitate discussion on the subject, staff researched what other communities allow with respect 
to recreational facilities in their industrial districts.  The results are as follows: 
 

Community Allowance 
Grandville Permit indoor recreation centers and health or fitness 

centers as a special land use in the I-1 & I-2 districts 
Wyoming No allowance for indoor recreation centers in industrial 

districts but do allow Athletic Training Facilities as a 
SLU (allows for competitive events) 

Grand Rapids Not allowed in IT – Industrial Transportation district 
City of Walker Minor recreation (commercial indoor), major recreation 

(commercial indoor) and outdoor recreation 
(commercial) are a SLU in the ML Light Industry district 

Cascade Township No allowance 
Alpine Township No allowance 
Byron Township Indoor recreational facilities and health clubs are 

permitted in the D1 Light Industrial district, outdoor 
recreation facilities are not permitted. 

City of Greenville Indoor recreation establishments are a permitted use in 
the IND Industrial District 

mailto:pungj@kentwood.us
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City of Portage No allowance 
City of Kalamazoo Allowance for participant sports and recreation (indoor & 

outdoor) in the manufacturing districts (M1 & M2) 
Canton Township Private indoor recreation is a permitted use in the L1 

Light Industrial district.  Private outdoor recreation is a 
SLU in the LI Light Industrial districts 

 
 
An item to consider is that if allowance is made for indoor recreation facilities in industrial 
districts, are there any restrictions, requirements, etc. that should be included as part of any 
amendments.  Currently, the only use specific for indoor recreation facilities are: 
 

1. The principal and accessory uses and buildings shall be be located within one-hundred 
(100) feet of any residential district or use. 

2. All uses shall be conducted completely within a fully enclosed building. 
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