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NOTICE OF PUBLIC MEETING 

 

A meeting of the Land Use and Zoning (LUZ) Committee and regular meeting of the City of 

Kentwood Planning Commission will take place as follows:  

 

Date:  Tuesday, June 8, 2021 

Time: LUZ Committee: 6:00 p.m. 

 Planning Commission: 7:00 p.m. 

Location: Due to health and safety concerns related to COVID-19, the Land Use and Zoning 

(LUZ) Committee and Kentwood Planning Commission meetings will be held 

electronically as permitted by Section 3a(1)(a) of the Open Meetings Act, PA 267 

of 1976. Members of the public and others wishing to attend or participate may do 

so electronically by joining the zoom meeting online or by phone. 

 

The public may participate via Zoom or Telephone: 

 

Join Zoom Meeting 

https://us02web.zoom.us/j/82867494147?pwd=RzRSMXpEV3hOOVFMcnVvK1FkMC9pdz09 

 

Meeting ID: 828 6749 4147 

Passcode: 768924 

One tap mobile 

+13017158592,,82867494147#,,,,*768924# US (Washington DC) 

+13126266799,,82867494147#,,,,*768924# US (Chicago) 

 

Dial by your location 

        +1 301 715 8592 US (Washington DC) 

        +1 312 626 6799 US (Chicago) 

        +1 929 436 2866 US (New York) 

        +1 253 215 8782 US (Tacoma) 

        +1 346 248 7799 US (Houston) 

        +1 669 900 6833 US (San Jose) 

Meeting ID: 828 6749 4147 

Passcode: 768924 

Find your local number: https://us02web.zoom.us/u/kdbtsWmUO8 

 

 

Written comments or questions may be submitted in lieu of or in addition to virtual attendance. 

Written comments or questions must be submitted to Kentwood Planning Department at 4900 

Breton Avenue no later than 6:00pm on May 25, 2021.  

https://us02web.zoom.us/j/82867494147?pwd=RzRSMXpEV3hOOVFMcnVvK1FkMC9pdz09
https://us02web.zoom.us/u/kdbtsWmUO8
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A copy of the full agenda for this meeting is available HERE.1 

 

A copy of this notice may be obtained by emailing ePlanning@kentwood.us  

 

The City of Kentwood does not discriminate on the basis of disability or any other protected class 

under federal, state, or local laws in its access to services, programs, or employment.  The Human 

Resources Director has been designated as the City’s Non-Discrimination Compliance 

Officer.  For more information concerning non-discrimination policies and procedures, including 

your rights under Title VI, or to request accommodations or file a complaint, please visit our 

website at www.kentwood.us or contact the Human Resources Director at 616-554-0732 or 

HR@kentwood.us.   

 

 

 

 

 

       CITY OF KENTWOOD 

       PLANNING COMMISSION  

 

 

 
1 https://www.kentwood.us/city_services/committees_and_boards/agendas_and_minutes/index.php 

 

https://www.kentwood.us/city_services/committees_and_boards/agendas_and_minutes/index.php
http://www.kentwood.us/
mailto:HR@kentwood.us
https://www.kentwood.us/city_services/committees_and_boards/agendas_and_minutes/index.php


 AGENDA 

CITY OF KENTWOOD PLANNING COMMISSION 

TUESDAY, JUNE 8, 2021 

ZOOM MEETING 

7:00 P.M. 

 

6:00pm LUZ Committee Meeting: Kape, Jones, Holtrop, Pemberton 

 
A. Call to Order 

 

B. Pledge of Allegiance (Darius Quinn) 

 

C. Roll Call 

 

D. Approval of the Minutes of May 25, 2021  

 

E. Approval of the Agenda for June 8, 2021 

 

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

 

G. Old Business 

 

Case#11-21 Aspen Pointe – Major Change to a Preliminary PUD located at 3345 52nd 

Street; (applicant has requested tabling to July 27, 2021) 

 

Case#12-21 Aspen Pointe – Site Condominiums and Final Site Plan Review Located at 

3345 52nd Street; (applicant has requested tabling to July 27, 2021) 

 

H. Public Hearing 

 

Case#14-21 – My New House -   Rezone .75 acres of land from C-2 Commercial to R1-C 

Single Family Residential Located at 1569 52nd Street SE  

 

Case#15-21 Woodsprings Suites – Request of Concord Hospitality– Final Site Plan 

Review of a Special Land Use Hotel– Located at 3781 – 32nd Street  

 

I. Work Session 

 

Case#16-21- Windy West Plat – Request of Bosco Development LLC for Preliminary 

Plat Review of Windy West Plat Located at 3491 52nd Street SE Conditionally zoned R1-

D Single Family Residential 

 

Case #17-21- Lakewood PUD-Request of Lakewood Homes for a Rezoning from R1-B 

Single Family Residential to RPUD-2 Low Density Residential Planned Unit 

Development and Preliminary PUD Site Plan Review for properties addressed: 2920 & 

2854 52nd Street, SE and 5253 & 5491 Wing Avenue, SE 
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J. New Business 

 

Set public hearing date of July 13, 2021, 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 

 

 

K. Other Business 

 

1. Commissioners’ Comments 

2. 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 (Members of the public wishing to speak or otherwise communicate with the 

Commission will be required to act in an appropriate manner given the public setting of the Meetings and 

offensive, intolerant or otherwise inappropriate comments or actions will not be permitted. Comments of 

members of the public and other participants (other than Commissioners) may be limited in duration to 

three (3) minutes. No person shall address the Commission until recognized and called upon by the  

Chair.) 

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. 

7. All votes by roll call 

 

 



PROPOSED MINUTES OF THE REGULAR MEETING 

OF THE KENTWOOD PLANNING COMMISSION 

MAY 25, 2021, 7:30 P.M. 

ZOOM MEETING 

 

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, Dan Holtrop, Sandra Jones, Ed Kape, 

Ray Poyner, Mike Pemberton, Darius Quinn 

Members Absent: Clarkston Morgan (with notification) 

Others Present: Community Development Director Terry Schweitzer, Economic 

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

Collier 

 

Motion by Kape, supported by Poyner, to excuse Morgan from the meeting. 

 

- Motion Carried (8-0) – 

- Yeas: Benoit, Brainerd, Holtrop, Jones, 

Kape, Poyner, Pemberton, Quinn 

- Nays: None 

- Morgan absent  

 

D. Approval of the Minutes and Findings of Fact 

 

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

the Minutes of May 11, 2021 and the Findings of Fact for: Case#6-21 - Tropical 

Smoothie Café - Special Land Use and Final Site Plan Review of a Drive-Through 

Restaurant Located at 3110 – 28th Street (Re-Noticed Meeting); Case#13-21 Zoning 

Ordinance Amendments – Relating to Menu Boards 

 

- Motion Carried (8-0) – 

- Yays: Benoit, Brainerd, Holtrop, Jones, 

Kape, Poyner, Pemberton, Quinn 

- Nays: None 

- Morgan absent  

E. Approval of the Agenda 

 

Motion by Commissioner Pemberton, supported by Commissioner Benoit,                              

to approve the agenda for the May 25, 2021 meeting.  

 

- Motion Carried (8-0) – 

- Yeas: Benoit, Brainerd, Holtrop, Jones, 

Kape, Poyner, Pemberton, Quinn 
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- Nays: None 

- Morgan 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 

 

Case#11-21 Aspen Pointe – Major Change to a Preliminary PUD located at 3345 52nd 

Street; (applicant has requested tabling to July 27, 2021) 

 

Case#12-21 Aspen Pointe – Site Condominiums and Final Site Plan Review Located at 

3345 52nd Street; (applicant has requested tabling to July 27, 2021) 

 

Jones public the public hearing. 

 

There was no public comment 

 

Motion by Kape, supported by Pemberton, to table Case#11-21 and Case# 12-21 

Aspen Pointe to July 27, 2021. 

- Motion Carried (8-0) – 

- Yeas: Benoit, Brainerd, Holtrop, Jones, 

Kape, Poyner, Pemberton, Quinn 

- Nays: None 

- Morgan absent 

 

Schweitzer explained that staff failed to get the required public notice out in advance of 

this meeting for Cases #14-21 and #15-21. 

       

Case#14-21 – My New House -   Rezone .75 acres of land from C-2 Commercial to R1-C 

Single Family Residential Located at 1569 52nd Street SE (re-noticed for June 8, 2021 

public hearing) 

 

Jones opened the public hearing. 

 

There was no public comment. 

 

Motion by Poyner, supported by Brainerd, to table Case#14-21 My New House to 

July 27, 2021. 

- Motion Carried (8-0) – 
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- Yeas: Benoit, Brainerd, Holtrop, Jones, 

Kape, Poyner, Pemberton, Quinn 

- Nays: None 

- Morgan absent 

 

Case#15-21 Woodsprings Suites – Request of Concord Hospitality– Final Site Plan 

Review of a Special Land Use Hotel– Located at 3781 – 32nd Street (re-noticed for June 

8, 2021 public hearing) 

 

Jones opened the public hearing. 

 

There was no public comment. 

 

Motion by Benoit, supported by Quinn, to table Case#15-21 Woodsprings Suites to 

July 27, 2021. 

- Motion Carried (8-0) – 

- Yeas: Benoit, Brainerd, Holtrop, Jones, 

Kape, Poyner, Pemberton, Quinn 

- Nays: None 

- Morgan absent 

I. Work Session 

 

There were no Work Sessions 

 

J. New Business 

 

Motion by Poyner, supported by Pemberton, to Set a public hearing date of June 22, 

2021, for:  Case#16-21- Windy West Plat – Request of Bosco Development LLC for 

Preliminary Plat Review of Windy West Plat Located at 3491 52nd Street SE 

Conditionally zoned R1-D Single Family Residential; and Case #17-21- Lakewood 

PUD-Request of Lakewood Homes for a Rezoning from R1-B Single Family 

Residential to RPUD-2 Low Density Residential Planned Unit Development and 

Preliminary PUD Site Plan Review for properties addressed: 2920 & 2854 52nd 

Street, SE and 5253 & 5491 Wing Avenue, SE  

- Motion Carried (8-0) – 

- Yeas: Benoit, Brainerd, Holtrop, Jones, 

Kape, Poyner, Pemberton, Quinn 

- Nays: None 

- Morgan absent 

K. Other Business 

 

1. City Line Flyer 
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Golder stated that the flyer that was in the Commissioners packet is Herman and Kittle project 

information regarding just in case they are asked a question as to how they can contact the 

property ownership located at 5090 Division and be notified when they are accepting application. 

 

2. Proposed Amendment to the Non-Motorized Facilities Plan 

Schweitzer noted the subsequent to the recent adoption of Capital Improvements Plan to secure 

some Covid related federal monies for road improvements. He stated we have had for 2023 -

2024 to upgrade Burton Street between Forest Hill and Patterson Avenue. He stated we were 

able to secure additional monies to undergo the mill and fill and narrowing down that roadway. 

He stated now we have the opportunity to connect the Forest Hill facility non-motorized trail 

with the soon to be completed connection with the Cascade Non-motorized trail system. Cascade 

is working with the Kent County Road Commission to build a non-motorized bridge over that I-

96 south of Burton. He stated we want to connect it with our system by putting a side path along 

either the north or south side of the street.  

 

Schweitzer stated we are asking the Planning Commission to consider an amendment to the non-

motorized plan to add the 10 foot wide non-motorized pathway along the stretch of Burton Street 

from Forest Hill to East Paris to create greater connectivity in that part of the community.  

 

Schweitzer stated part of the reason to extend the facility north along East Paris was to 

interconnect with the non-motorized trails on the Calvin University Campus. He stated we 

haven’t had direct contact with them yet, but we are working in that direction. He stated if the 

commissioners are inclined to consider this amendment then we will seek to see if we can 

formally or informally interconnect with Calvin. He stated this would not only benefit Kentwood 

citizens, but also Cascade Township and Calvin students. 

 

Motion by Benoit, supported by Holtrop, to amend the non-motorized facilities plan to add 

10 foot wide non-motorized pathway along the stretch of Burton Street from Forest Hill to 

East Paris as described in Schweitzer’s memo dated May 19, 2021 

- Motion Carried (8-0) – 

- Yeas: Benoit, Brainerd, Holtrop, Jones, 

Kape, Poyner, Pemberton, Quinn 

- Nays: None 

- Morgan absent 

 

3. Amend Planning Commission Bylaws 

 

Pung stated the Planning Commission expressed the desire to move the meeting start time from 

7:30pm to 7:00pm. He stated in order to do that we need to amend the Bylaws. 

 

Motion by Benoit, supported by Kape, to amend the Bylaws to establish a Planning 

Commission regular meeting start time of 7:00p.m. 

- Motion Carried (8-0) – 

- Yeas: Benoit, Brainerd, Holtrop, Jones, 

Kape, Poyner, Pemberton, Quinn 
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- Nays: None 

- Morgan absent 

 

4. Master Plan Implementation Update 

 

Golder stated there were a few things updated for May. She stated we have an upcoming joint 

City/Planning Commission meeting. She stated this focus on a discussion of the 70/30 policy. 

She Kentwood received Tree City USA status. She stated the EDC has updated their strategic 

plan.  

 

Schweitzer stated under the partnership section of the Master Plan Implementation Schedule, 

GVMC’s unified work program (UWP) will include re-establishing the East Beltline Advisory 

Board. It is an opportunity for us to meet with the surrounding communities and Kent County 

Road Commission and MDOT when we have development projects along the Broadmoor 

corridor. He stated the direction we are going this time, we are going to keep on the south end 

then there will be a separate one for the north end of the corridor. The new UWP starts in 

October. 

 

5. Commissioners’ Comments 

 

Brainerd stated she got her results back from her sons 15 month scans and he is still in remission. 

 

Benoit stated he and his wife will be grandparents for the first time. 

 

6. Staff’s Comments 

 

Staff offered no additional comments. 

 

L. Adjournment  

 

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

meeting. 

- Motion Carried (8-0) – 

- Yeas: Benoit, Brainerd, Holtrop, Jones, 

Kape, Poyner, Pemberton, Quinn 

- Nays: None 

- Morgan absent 

 

Meeting adjourned at 8:02pm 

 

 

     Respectfully submitted, 

 

     Ed Kape, Secretary 



Memorandum 

To:  LUZ Committee 

 

CC:  

 

From:  Joe Pung 

  pungj@kentwood.us 

 

Date:  June 2, 2021 

 

Re: Midwest United Indoor Facility 

 

Overview: 

The applicant is looking to utilize a 24,183 square foot tenant space at 3851 Model Court (floor area 

for the entire building is 49,574 square feet).  Based on the written description, it appears the intent 

would be to use the facility for training and competitive events for soccer and other sports. 

The property is zoned I1 Light Industrial and does makes allowance for small group fitness and 

rehabilitation training facilities as a special land use.  The requirements/restrictions for such facilities 

are as follows: 

• Cannot exceed twenty-five (25) percent of a building or 10,000 square feet (whichever is 

smaller) in area. 

 

Based on a building area of 49,574 square feet, the facilities cannot exceed 10,000 square 

feet in area.  A variance would have to be granted by the Zoning Board of Appeals to exceed 

the maximum allowable area. 

 

• The instructor to trainee ratio shall be no more than 1:4. 

 

The description provided by the applicant does not provide detail on the expected instructor 

to trainee ratio.  If the instructor to trainee ratio exceeds 1:4 then a variance would have to be 

granted by the Zoning Board of Appeals. 

 

Competitive events are not permitted under the small group and rehabilitation training facility use 

classification.  Competitive events, group training, and team practices, etc. would be permitted under 

an indoor recreation facility use classification.  Indoor recreation facilities are not a permitted in the 

I1 Light Industrial district.. 

Before exploring this location any further, the applicant is looking for feedback from the LUZ 

Committee on their proposed use. 
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Exhibit 1:  Site Location 

 

 
 







Memorandum 

To:  LUZ Committee 

 

CC:  

 

From:  Joe Pung 

  pungj@kentwood.us 

 

Date:  June 2, 2021 

 

Re: Adult Foster Care Facility Proposal 

 

Overview: 

The applicant is wishing to construct four (4) 5,000 square foot adult foster care facilities at 2802 – 

44th Street (SE corner of Walma Avenue and 44th Street) on the portion of the property currently 

zoned C4 Office (see Exhibit 2).  Each of the four (4) facilities would contain ten (10) 2-bed suites 

with a half-bath. 

The property is currently zoned C4 Office (see Exhibit 2) and such facilities are not permitted in the 

C4 Office district; adult foster care facilities are only permitted in residential districts in Kentwood.  

The applicant would rezone the property to a planned unit development designation. 

The future land use designation of property in the Master Plan is for office use (see Exhibit 3).  An 

amendment to the Master Plan to reflect a change from office development to residential development 

would need to be approved by the City for the proposed development. 

 The applicant has provided conceptual elevations for the proposed buildings. 

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 Homes (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) 
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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 four (4) buildings having more than one large group home located within it.  The facilities 

in Kentwood were originally approved by the City as something other than adult foster care large 

group homes but due to either licensing and classification changes at the state level or by the wish of 

the owner, the facilities are now licensed as adult foster care large group homes. 

If this project were to go forward following issues would need to be addressed: 

 

• The property is not properly zoned for the proposed use. 

• The Zoning Ordinance currently does not permit Adult Foster Care Large Group Homes in 

any zoning district. 

• The Master Plan future land use designation is for office development, not residential 

development. 

 

Exhibit 1:  Project Location 
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Exhibit 2:  Current Zoning 

 

 
 

Exhibit 3:  Future Land Use 

 

 











PLANNING STAFF RECOMMENDATION 

 

 

Schweitzer 06/01/21 

 

 

PROJECT:   My New House  

 

APPLICATION:  14-21  

 

LOCATION:   1569-52nd Street, SE 

 

HEARING DATE:  June 8, 2021 

  

REVIEW TYPE: Rezoning 

 

RECOMMENDATION: Recommend to the City Commission approval of the request of 

Dzung Tran to rezone property at 1569-52nd Street, SE from C-2 

Community Commercial to R1-C Single Family Residential as 

described in Case #14-21. 

 

 

BASIS:   1. The property has been zoned for commercial use for the past 50 years.  

According to city records, the only building to occupy property was originally 

built as a chicken coop and subsequently converted into a house. This building 

was demolished in 1999.  There have been many inquiries about placing a retail 

or office building on the property, but it has remained vacant likely due to the 

relatively narrow lot width in combination with commercial parking setback 

requirements adjacent to residential uses and the downslope of the property. 

  

2. The allowable uses under the proposed R1-C zoning should be compatible in 

terms of land suitability, impacts on the environment, density, nature of use, 

traffic impacts, aesthetics, infrastructure and potential influence on property 

values with the residential use and zoning of the properties to the north and west.  

The existing commercial uses to the east have had the opportunity to the purchase 

the subject site over the years and have obviously passed.  The planned 

commercial use of the property on the south side of 52nd Street is not anticipated 

to be impacted by the proposed rezoning. 

 

3. The city’s infrastructure is sufficient to serve this site. 

 

4. Given the dimension, slope and natural features of the site are comparable to 

the developed residential properties to the west as well as to the north across the 

Lyle branch of the Heyboer Drain, the requested zone district is more appropriate 

than any other zone district and it would not be desirable to amend the C-2 zoning 

to allow for single family detached homes.  
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STAFF REPORT:   May 5, 2021 

 

PREPARED FOR: Kentwood Planning Commission 

 

PREPARED BY: Terry Schweitzer 

 

CASE NO.:  14-21 My New House Rezoning 

 

GENERAL INFORMATION 

 

 

APPLICANT:   Dzung Tran 

    104 Colrain Street, SW 

    Wyoming, MI 49548 

 

STATUS OF 

APPLICANT:   Property Owner 

 

REQUESTED ACTION: Rezoning From C-2 Community Commercial to R1-C Single 

Family Residential   

 

EXISTING ZONING OF  

SUBJECT PARCEL:  C-2 Community Commercial 

 

GENERAL LOCATION: 1569-52nd Street, SE, North side of 52nd Street, just West of 

Kalamazoo Avenue 

 

PARCEL SIZEs:  .75 acre 

 

EXISTING LAND USE  

ON THE PARCEL: Vacant 

 

ADJACENT AREA 

LAND USES:   N- Bank, Vacant Land and Wetlands 

    S- Single Family Residential and Vehicle Repair Facility 

    E- Convenience Store/Gas Station, Office and Dry Cleaner 

    W-Single Family Residential and Vacant Land and Wetlands 

 

ZONING ON ADJOINING 

PARCELS:   N- C-4 Office 

S- Commercial Planned Unit Development 

    E – C-2 Community Commercial 

W- R1-C Single Family Residential 
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Compatibility with Master Plan: 

The proposed rezoning site carries a Master Planned commercial land use designation consistent 

with the existing commercial zoning and use immediately to the east.  However, the land 

immediately to the west carries a low-density residential land use designation consistent with its 

existing zoning and use.   

 

Zoning History: 

The site has been zoned for commercial use since at least 1970. 

 

Relevant Zoning Ordinance Sections: 

Section 13.03 of the Zoning Ordinance details the zoning amendment process and guidelines for 

evaluation. The Planning Commission conducts a public hearing review and forwards a 

recommendation to the City Commission where, after a second public hearing review, action is 

taken on the request. Chapter 5 contains the overall residential use and development regulations.   

 

Site Characteristics: 

The property is approximately 100 feet wide and 300 feet deep with a grade differential front to 

back of as much as 20 feet.  The front third of the property should accommodate the siting of a 

new house.  

 

Project Overview: 

The property owners wish to build their home on the property.  The property has been vacant 

since the 1999 demolition of the previous residential structure.   

 

Staff Analysis 

1. There have been many inquiries about placing a retail or office building on the property 

over the years but it has remained vacant likely due to the relatively narrow lot width in 

combination with the commercial parking setback requirements adjacent to residential 

uses and the downslope noted above. 

2. There have also been inquiries about the prospect of rezoning the site to place a 2-4 unit 

building on the site.  However, the future land use designation, the 70/30 Housing Policy, 

the relatively narrow lot width and downslope have discouraged any efforts to seek a 

zoning change.    

3. The commercial properties to the east were previously remediated due to groundwater 

contamination from a former gasoline sales and vehicle service station on the southwest 

corner of 52nd Street and Kalamazoo Avenue.  To our knowledge, there was no need to 

remediate the subject site. 

 

4. Section 13.03 C of the Zoning Ordinance specifies the flowing guidelines for the 

amendment of the official zoning map  

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 

Plan was adopted, the consistency with recent development trends in the area; 

As noted above, the future land use designation is commercial.  The prior 

designation was mixed use residential/office which was an effort to transition from 

the low-density residential uses to the west and the commercial uses to the east.   
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2. Compatibility of the site’s physical, geological, hydrological and other environmental 

features with the uses permitted in the proposed zoning district; 

The dimension, slope and natural features of the site are comparable to the 

developed residential properties to the west as well as to the north across the Lyle 

branch of the Heyboer Drain. 

   

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

permitted under the current zoning; 

As noted above, the property has been zoned for commercial use for the past 50 

years.  According to city records, the only building to occupy property was 

originally built as a chicken coop and subsequently converted into a house. This 

building was demolished in 1999.  As noted above, there have been many 

inquiries about placing a retail or office building on the property but it has 

remained vacant likely due to the relatively narrow lot width in combination 

with commercial parking setback requirements adjacent to residential uses and 

the downslope of the property.  

 

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; 

The allowable uses under the proposed R1-C zoning should be compatible in 

terms of land suitability, impacts on the environment, density, nature of use, 

traffic impacts, aesthetics, infrastructure and potential influence on property 

values with the residential use and zoning of the properties to the north and 

west.  The existing commercial uses to the east have had the opportunity to the 

purchase the subject site over the years and have obviously passed.  The planned 

commercial use of the property on the south side of 52nd Street is not anticipated 

to be impacted by the proposed rezoning. 

 

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 is sufficient to serve this site. 

 

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. 

Given the dimension, slope and natural features of the site the requested zone 

district is more appropriate than any other zone district and it would not be 

desirable to amend the C-2 zoning to allow for single family detached homes.  
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Aerial View of 1569 52nd Street 

 

























UTILITY INFORMATION

LOCATION MAP

THE EXISTING UTILITIES SHOWN ON THE FOLLOWING DRAWINGS HAVE BEEN

LOCATED FROM UTILITY RECORD DRAWINGS.   ACTUAL UTILITY LOCATIONS MAY

VARY FROM WHAT IS SHOWN.   ALL UTILITIES TO BE FIELD VERIFIED BY UTILITY

OWNER PRIOR TO CONSTRUCTION.

fishbeck.com

800.456.3824

1515 Arboretum Drive

Grand Rapids, Michigan

Concord Hospitality WP Col, LLC

Woodsprings Suites

3781 32nd Street

Kentwood, MI 49512

Issued for Final Site Plan Approval April 19, 2021
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E101

ACF

ACF

ARK

Luminaire Schedule
Symbol Qty Label Arrangement Description LLF Arr. Lum. Lumens Arr. Watts

9 A SINGLE LED, TYPE 5 DISTRIBUTION ON 18' POLE AND 2' RAISED BASE 0.93 18,000 149
1 B SINGLE LED, TYPE 3 DISTRIBUTION ON 18' POLE AND 2' RAISED BASE 0.93 12,000

Calculation Summary
Label CalcType Units Avg During Operating Hours Min Avg/Min
Parking Lot Area Illuminance Fc 1.92 0.7 2.74
Building Entrance Illuminance Fc 1.16 NA 1.93

93

CRI
70

Remarks
-

70 -

Residential Property Line Illuminance Fc NA
Commercial Property Line Illuminance Fc NA

Max
NA
NA
0.2
0.4

NA
NA

NA
NA



STAFF REPORT:  May 25, 2021 

 

PREPARED FOR:  Kentwood Planning Commission 

 

PREPARED BY:  Lisa Golder 

 

CASE NO.:   16-21 Windy West Preliminary Plat 

 

 

GENERAL INFORMATION 

 

 

APPLICANT:   Chris Vander Hoff 

    4910 68th Street 

    Caledonia MI 49316 

    

     

STATUS OF 

APPLICANT:   Owner 

  

REQUESTED ACTION:  

The request is for preliminary plat approval for a 14-lot single 

family development. 

 

 

EXISTING ZONING OF   

SUBJECT PARCEL: R1-D Single Family Residential (with Conditional Zoning 

Provisions) 

 

GENERAL LOCATION: 4391 52nd Street SE 

 

PARCEL SIZE: 11.9 acres 

 

EXISTING LAND USE Vacant 

 

ADJACENT AREA N: Consumers Energy right-of-way 

LAND USE S: Single Family Residential  

 E: Single Family Residential  

 W: vacant 

 

ZONING ON ADJOINING 

PARCELS: N:  R1-A Estate Residential 

 E:  RPUD-2 Low Density Residential PUD 

 W: RPUD-1 High Density Residential PUD 

 S:  R1-A Estate Residential and R1-C Single Family Residential 
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Case No. 16-21 Windy West Plat 
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Compatibility With The Master Plan 

The Master Plan recommends low density residential use for this property.  The proposed 

development creates a density of 1.176 units per acre. 

 

Relevant Zoning Ordinance Sections 

The provisions for the R1-D district can be found in Chapter 5 of the Zoning Ordinance.  

Subdivision Control Regulations are found in the City Code of Ordinances. 

 

 

SITE INFORMATION 

 

 

Project Overview 

The project involves the development into 14 lots.  Several of the lots include extensive wetlands 

and floodplain.  The lots have been divides such that 8 of the proposed lots include the floodplain 

and wetlands areas.  Through a Conditional Rezoning approval, the applicant has restricted lot 

width to 60 feet. 

. 

Zoning History of the Site 

The site had been zoned for Estate Residential use since at least 1980.  A Conditional Rezoning 

to R1-D was approved in 2021. 

 

Site Characteristics 

The lot that is proposed for rezoning is significantly encumbered by wetland and floodplain.  

 

 

Staff Review:  

Streets: 

1. The development is the extension of Breezewood Court.  The subdivision control regulations 

require public streets to have a 30-foot pavement width within a 60 foot right of way.  The 

proposed right of way is 50 feet; pavement width is proposed as 24’.  These will have to be 

amended to meet the current subdivision control regulations.  In addition, two sides of 

sidewalk are required. 

 

2. The applicant portrays an outlot extending north from the Breezewood Court cul-de-sac.  An 

outlot must meet the lot size requirements of the Zoning Ordinance. If a private road is to be 

extended to the north, an easement could be utilized, but it must meet the private road 

standards of Section 18.03 of the Zoning Ordinance.  In addition, lots 5 and 6 would become 

corner lots.  The applicant must show there would be adequate setbacks for houses placed on 

these lots. 

 

3.  Section 3.23 of the Zoning Ordinance sets lot width to depth ratios of 4:1. Section 3.23 B 

makes an exception for a depth of lot that exceeds four times the width when there is steep 

topography, unusual soil conditions, or drainage problems.  Therefore, with Planning 

Commission approval, lots 7-14 could exceed the width to depth ratio given the existence of 
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wetlands and floodplain on the site.  Lot 2 currently does not attain the width to depth ratio; 

this may be corrected when the street right of way width is widened to 60 feet. 

 

 

1.  

Attributes: 

• Proposed lot width is consistent with the adjacent development to the east. 

• Lot widths meet the Conditional Zoning restrictions imposed by the developer 

 

Issues: 

 

• Outlot is an unbuildable lot; an easement for future access is recommended.  Feet is 

required for an easement must meet the requirements of the Private Road regulations of 

Chapter 18 pf the Zoning Ordinance 

• Street width is inadequate; 60 feet is required for a street that provides access to 14 lots. 

Two sides of sidewalk required 

• Lots 5 and 6 must be large enough to allow setback from any future private road 

proposed on the private road easement. 

• Width to depth not met on Lot 2 

• Conditional Zoning Agreement must be executed between the city and the applicant 

 

 

 

 

 

 

 

 





STAFF REPORT:  May 25, 2021 

 

PREPARED FOR:  Kentwood Planning Commission 

 

PREPARED BY:  Lisa Golder 

 

CASE NO.:   17-21 Lakewood PUD  

 

 

GENERAL INFORMATION 

 

 

APPLICANT:   Lakewood Homes LLC rep. by:Nederveld Engineering 

3347 Sandy Beach  217 Grandville Ave SW   

    Wayland MI 49348              Suite 302 Grand Rapids 

 

STATUS OF 

APPLICANT:   Owner/Developer; Developer’s engineering representative 

  

REQUESTED ACTION:  

*Applicant is requesting a rezoning of 6.8 acres of land from R1-B 

Single Family Residential to RPUD-2 Single Family Residential 

Planned Unit Development.   

 

*Preliminary PUD site plan review is requested for the proposed 

15 lot development. 

  

EXISTING ZONING OF   

SUBJECT PARCEL: R1-B Single Family Residential  

 

LOCATION:        2920 52nd Street, 2854 52nd Street (part), 5453 Wing Avenue, 5491 

Wing Ave (part) 

 

PARCEL SIZE: 6.8 acres 

 

EXISTING LAND USE 

ON THE PARCEL: Vacant land  

 

ADJACENT AREA N: 52nd Street 

LAND USES: S: Single family residential 

 E: Single family residential 

 W:Vacant 

 

 

ZONING ON ADJOINING 

PARCELS: N: R1-C Single Family Residential (north of 52nd Street) 

 S, E, W:  R1-B Single family Residential 

  

  



Staff Report 

Case No. 17-21 Lakewood PUD Rezoning and Preliminary Site Plan 

Page 2 

  

Compatibility with Master Plan 

The proposed development is located on an overall 6.8 acre property located west of Wing 

Avenue and south of 52nd Street.  The proposed 2020 Master Plan recommends low density 

residential use for this area or less than 4 units per acre.  The proposed single family 

development is 2.2 units per acre, consistent with the Master Plan.  The proposed net density has 

not been provided to date. 

 

Relevant Zoning Ordinance Sections 

Chapter 12.01 of the Zoning Ordinance describes the purpose and intent of Planned Unit 

developments (PUDs) and Section 12.04 describes the Single Family Residential PUD 

specifically.  Site plan review standards are found in Section 14.05.   

 

Zoning History 

The site has been zoned R1-B at least 40 years. 

 

 

SITE INFORMATION 

 

 

Street and Traffic 

The 6.86 acre site is located west of Wing Avenue, and south of 52nd Street.  52nd Street is a 5 

lane arterial road within a 100 foot right of way.  Wing Avenue is a two lane road within a 66 

foot right of way.  The Four Corners Study, adopted as a compendium to the 2020 Master Plan, 

recommends the eventual construction of a non-motorized trail along 52nd Street, possibly in 

addition to the existing 5’ sidewalk that currently is located within the right of way.  The Four 

Corners Study also recommends various options for the provision of non-motorized path and 

sidewalk that can be incorporated over time.  

 

Breton Avenue, further to the west of the development is planned to be extended south from its 

current terminus at 52nd Street.  Breton extended in not part of the proposed development.   

    

Trip Generation 

According to the report Trip Generation by the Institute of Traffic Engineers, he proposed 15 

homes are estimated to generate approximately 142 trips per day.   

 

Site Information 

The site is partially wooded and drops to the northeast.  The northeast corner of the property 

contains wetlands.  The development can generally be built without disruption of the wetland 

areas, with the exception of the small wetland areas within the proposed private road right of 

way.  

 

Staff Review 

Rezoning 

 

1. The 6.8 acre development is proposed to be rezoned from R1-B to RPUD-2 Single Family 

Residential Planned Unit Development, with a total of 15 housing units planned. 
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2. The Planning and City Commissions should review the following in considering the merits of 

the rezoning: 

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 Plan was adopted, the consistency with recent development trends in the area; 

 

The proposed 2020 Master Plan recommends low density residential for this site.  

The development is proposed at a density of 2.2 units per acre, consistent with 

the Master Plan. 

 

Section 12.04 A of the Zoning Ordinance establishes density standards for  

RPUD-2 developments. The section suggests that net density should be 

calculated to determine its consistency with the Master Plan. Net density is 

calculated by excluding rights of way, public utility easements, and private road 

easements from the gross acreage. Net density has not been provided to date. 

 

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

features with the uses permitted in the proposed zoning district; 

 

The sites features are appropriate for the proposed uses. 

 

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

permitted under the current zoning; 

 

The property is currently zoned R1-B, primarily because until recently it would 

have been difficult to extend utilities in this area. 

 

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; 

 

The use is compatible with the surrounding uses.  It should be noted that the 

area to the west of the proposed single family homes is master planned for high 

density residential development.   

 

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 infrastructure is adequate to accommodate the proposed uses. 

 

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 RPUD-2 Zoning District is the most appropriate district to allow the 
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proposed single family homes.  The PUD zone allows for city approval of 

building elevations for the development. 

 

 

PUD Plan-General 

  

3. The Applicant’s PUD Statement details the reasoning behind the rezoning and the 

operational aspects of the development that relate to the PUD objectives of Chapter 12 of the 

Zoning Ordinance. 

 

4. The proposed PUD involves the development of 15 detached site condominiums.  

Preliminary and final site plan review for the site condominium development will also be 

required.   

 

5. The PUD-2 sets the following minimum requirements for lots within a development: 

 

Lot area:    6,500 square feet 

Front yard setback: 20 feet 

Side yard setback:  5’; 12 between properties 

Rear yard setback:  30 feet 

Minimum living area: 950 square feet, minimum of 624 square feet on main floor 

Open Space:  25% 

 

6. The development is served with a private road that extends from Wing Avenue.  The road 

meets the private road standards of the Zoning Ordinance.  One side of sidewalk is provided 

along the private road, consistent with the private road regulations.  In addition, the applicant 

has provided a sidewalk connection from 52nd Street to the proposed private driveway.  In the 

future, it is anticipated that a sidewalk would be extended the west side of Wing Avenue to 

60th Street along the watermain easement, in order to minimize the loss of significant trees.   

 

Section 12.01 PUD Intent and Purpose 
 

7. Section12.01 allows for the mixture of housing types that would not otherwise be permitted 

within a traditional zoning district, while still allowing uses that are consistent with the 

surrounding areas.  The proposed development is for 15 homes on 6.8 acres of land.  The 

PUD regulations allow the city to approve building elevations, which would otherwise not be 

required in a standard plat or site condominium.  

 

8. Section 12.01 C of the Zoning Ordinance also references a package of amenities that are 

available throughout the PUD including preservation of natural resources, pathways, 

improvements to public roads, and high quality architectural materials.  The development 

will include open space or a conservation area adjacent to each unit.  For lots 10-15, this 

conservation area is not part of the site condominium unit.  However, the conservation area 

for lots 1-9 appear to be part of each individual lot.  The developer shall make the 

maintenance responsibilities of the lots 1-9 clear.  Ideally, all of the conservation areas, 

private road and sidewalks should be maintained by the condominium association.   In 

addition, if the conservation areas are open to all residents, it should be clear how residents 

can access the areas.   
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Section 12.04 RPUD-2 Specific Regulations 
 

9. Section 12.04 D 5 indicates that the city may require architectural diversity between adjacent 

single family buildings.   The applicant is proposing 5 different building elevations.  The 

PUD Statement shall include language to indicate how the developer intends to ensure that 

the same house plan/building elevation is not used for adjacent structures. 
 

10. Section 12.04 D 8 indicates that accessory building size and locations may be varied from 

those found in Sections 3.15 and 3.16 of the Zoning Ordinance.  The applicant shall clearly 

state their intent for the allowance of accessory structures within the development. 

 

 

 

Attributes: 

• Preserves over 37% open space 

• Development’s gross density is consistent with the Master Plan 

• Private road meets standards 

• Sidewalk along Wing provided 

 

Issues: 

• Address issue of lots extended into conservation areas 

• Provide access to conservation areas, if they are open to all residents 

• Make a determination regarding accessory buildings 

• Address how diversity of architecture will be addressed for adjacent lots. 

• Information on net density needed 

 

 

 

 
Master Plan Sub Area plan for Section 34 
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Section 34- Lakewood PUD 

 
 

 


























































	PC Notice Virtual Public Meeting 6-08-21
	PC Agenda 6-8-21
	Plan.com.Minutes 5-25-21
	Midwest United Memo
	Midwest United Applicant Memo
	Walma AFC Facility LUZ Memo
	Walma AFC Project Description
	Walma AFC Architectural Concepts
	14-21 Recc
	14-21 Staff Report
	15-21 Recommnedation
	15-21 Site Plan
	16-21 Staff Report
	16-21 Site Plan
	17-21 Staff Report 
	17-21 Applicant Info

