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Set public hearing date of , for:

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 (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.)
Close Public Hearing
Commission Discussion — Requests for clarification to project representative, public or staff
Commission decision — Options
postpone decision — table to date certain
reject proposal
accept proposal
accept proposal with conditions.
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PROPOSED MINUTES OF THE REGULAR MEETING
OF THE KENTWOOD PLANNING COMMISSION
OCTOBER 26, 2021, 7:00 P.M.
COMMISSION CHAMBERS

Chair Jones called the meeting to order at 7:00 p.m.
The Pledge of Allegiance was led by Commissioner Benoit.

Roll Call:

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

Members Absent: Catherine Brainerd and Darius Quinn (with notification)

Others Present: Community Development Director Terry Schweitzer, Economic
Development Planner Lisa Golder, Senior Planner Joe Pung, Planning Assistant Monique
Collier, the applicants and about 9 citizens.

Motion by Kape, supported by Pemberton, to excuse Brainerd and Quinn from the
meeting.

- Motion Carried (7-0) —

- Brainerd and Quinn absent -

Approval of the Minutes and Findings of Fact

Motion by Commissioner Holtrop, supported by Commissioner Pemberton,
Minutes of October 12, 2021.

- Motion Carried (7-0) —

- Brainerd and Quinn absent -
Approval of the Agenda

Motion by Commissioner Holtrop, supported by Commissioner Poyner, to
approve the agenda for the October 26, 2021 meeting.

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

Acknowledge visitors wishing to speak to non-agenda items.

There was no public comment.

Old Business

Case#28-21 — Kum & Go Store 2604 — Rezoning of 1.653 acres of land from C-4 Office

to C-5 Neighborhood Commercial located at the southeast corner of 52 Street and
Kalamazoo Avenue (Tabled Indefinitely)
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Schweitzer stated the owner of the property expressed his desire to have the rezoning
tabled until there is a consideration of an ordinance amendment and then he will come
forward. Schweitzer stated that he recently communicated with the owner that the
commissioners did not see making changes to the C-5 lighting or hours of operation
zoning ordinance provisions to be desirable. He stated he also communicated that if there
is a rezoning that comes forward, it is the desire of the planning commission that the
prospective use and proposed rezoning be in the form of a conditional rezoning or a
CPUD. Property owner stated they will hold off until they have a prospective use.

Public Hearing

Case#29-21 — Equine Assisted Development (EAD)- Major Change to Site Plan —
Located at 3220 32™ Street SE;

Golder introduced the request. She stated the site is 8 acres in area. She stated the site
used to be 23 acres when the commissioners reviewed it in 2013. She stated 15 acres was
split off for the Venue 3Two. It is owned by the same person but separate uses.

Golder stated the special land use was approved in 2015. She stated we need to make sure
the elements of the new part of the plan are consistent with the previously approved
special land use. She stated we are looking at the site plan as a major change. She stated
EAD had a tragic fire and lost 10,000 square feet of the building that they used for the
horse stable.

Golder stated at the work session we looked at a new 14,800 square foot building. This
has been reduced in size to 12,800 square feet, (60x180) a little smaller to accommodate
the parking that they have proposed as well as the fire lanes.

Golder stated EAD still has the same activities, team building, one on one counseling,
midsize events and occasional large events. She stated the events might be 2-4 times per
year.

Golder stated an issue discussed at the work session was that the stable part of the
building has to at least be 60 feet away from the residential property immediately to the
east. She stated with respect to the large event they said that the adjacent owner has
allowed them to use that parking area for the larger events, they can share parking.

Golder noted another issue that came up was with the fire department fire lane
requirements. She stated typically for a building this size we have two fire lanes along the
long side of the building and the entre short side. Golder stated the applicant appealed
that decision to the Fire Chief and he has approved that the proposed lane configuration
on the site plan is acceptable to the fire department.
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Golder stated she is recommending conditional approval as stated in her memo. She did
indicate that she would like an additional letter from the 3 Two Ranch owner to indicate
that the Equine Assisted Development can use that additional parking.

Jones opened the public hearing.

There was no public comment.

Motion by Kape, supported by Pemberton, to close the public hearing.

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

The commissioners offered no additional comments and were ok with the request.

Motion by Benoit, supported by Holtrop, to grant conditional approval of the site
plan dated October 20, 2021 for the Equine Assisted Development (EAD) as
described in Case No. 29-21. Approval is conditioned upon conditions 1-6 and basis
points 1-5 as described in Golder’s memo dated October 21, 2021.

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

Case#30-21- Zoning Ordinance Text Amendments Relating to: RPUD-1 & RPUD-2
Descriptions; Subdivision Control Ordinance Variance Requests; Adult Foster Care
Facilities

Zoning Ordinance Update (Subdivision Control Ordinance Variance Requests)

Pung stated this recommendation is from the City Attorney just to clarify the standards
for granting a variance and remove the restriction that any variances to the subdivision

control ordinance must be filed at the same time as the preliminary plat application is
filed.

Consensus of the commissioners were ok with the request.
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.

Pung stated the proposal is to remove the terms “High Density” and “single family
residential” and replace with RPUD-1 Attached Residential and RPUD?2 Detached
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residential. This is explaining more directly what is allowed under those zoning districts.
He stated when you hear High Density residential, the first thing you think about are
apartments, but the majority of the RPUD1 developments are attached condominiums

Consensus of the commissioners ok with the request.

Update (Adult Foster Care Facilities)

The State of Michigan defines Adult Foster Care (AFC) homes as 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 identifies five (5) types of adult foster care homes:

» Adult Foster Care Family Home (Licensed for 3-6 residents/licensee must live in the
home)

» Adult Foster Care Small Group Home (Licensed for 3-6)

» Adult Medium Group Home (Licensed for 7-12 residents)

» Adult Large Group Home (Licensed for 13-20 residents)

« 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 currently makes allowance for adult foster care family
homes and adult foster care small group homes, the ordinance does not currently make
allowance for adult foster care medium and large group homes. The recommendation out
of the Zoning Ordinance Subcommittee is to expand the use allowances to permit
medium and large adult foster care group homes based on information on the Michigan
Department of Licensing and Regulatory Affairs website.

Consensus of the commissioners ok with the request.

Jones opened the public hearing.

There was no public comment.

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

- Motion Carried (7-0) —
- Brainerd and Quinn absent -
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Motion by Holtrop, supported by Benoit, to recommend to the City Commission
approval of the Subdivision Control Ordinance relating to Zoning Ordinance
Update (Subdivision Control Ordinance Variance Requests)

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

Motion by Holtrop, supported by Poyner, to recommend to the City Commission
approval of the Zoning Ordinance No. 9-02 relating to Description of RPUD
Districts

- Motion Carried (7-0) —

- Brainerd and Quinn absent -

Motion by Holtrop, supported by Benoit, to recommend to the City Commission to
amend the Kentwood Zoning Ordinance No. 9-02 relating to Definition of Adult
Care Facilities

- Motion Carried (7-0) —

- Brainerd and Quinn absent -

1. Work Session

Case#31-21 Abra (Auto Body Repair of America) — Special Land Use Major Vehicle
Repair Establishment and Site Plan Review Located at 3165 29" Street; (applicant has
withdrawn their request)

Golder explained that the applicant is changing his plan to build a new building for a car
audio installment use which does not require special land us approval. However, they do
plan to set aside as many as 25parking spaces for the existing Abra building to the west.

Case#t 32-21 — Master Plan Amendment Request — Change from Institutional to Medium
Density Residential Land Use Located at 2400 Forest Hill

Schweitzer stated 2400 Forest Hill Avenue is currently the location for Christ Community
Church. He stated it appears that the church will no longer exist at this location and they have the
property up for sale. For that reason Cypress Partners has come forward to the City to seek a
change in the Master Plan for this property. He stated the surrounding uses are low density
residential, medium density residential and high density residential. He stated they would like to
change the land use designation from institutional to medium density residential land use.

Schweitzer discussed the background of the property at 2400 Forest Hill Avenue, SE. He stated
it has been zoned RPUD-1 High Density Residential Planned Unit Development since 1992.

The property is phase 2 of the 80-acre Embassy Park PUD located south of Burton Street and
along the east side of Forest Hill Avenue. The plan original specified that the 10.3-acre property
be developed into 37 condominium units made up of an assortment of 2, 3- and 4-unit buildings.
The approval of the overall PUD plan included 182 attached condominium units as well as a plat
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with up to 64 single family detached homesites. The overall density of the project was less than
4 units per acre consistent with the low-density residential land use classification in 1992.
Schweitzer stated in 1995, phase 2 of the PUD plan was changed to allow for the construction of
the current place of worship. In that same year the 56 lot Forest Meadows single family
detached subdivision to the east and the 32-unit Forest Meadows Condominium development to
the south were initiated and both have developed largely consistent with the original PUD plan.

The plans and development of the properties on the west side of Forest Hill Avenue have
changed more substantially since the original plan in terms of the types of housing and
ownership. In 1995 the overall PUD was expanded by .97 acres to the northwest as part of the
development of two 40-bed assisted living facilities (eventually licensed as adult foster care). In
2003 the overall PUD was expanded again by 1.17 acres to the southwest to accommodate 23
attached townhouse condominium units where two office buildings had originally been planned.
In 2018 Clark at Keller Lake received approval to build 70 independent living units of which 52
have been constructed.

The 2012 update of the Kentwood Master Plan changed the land use designation for the Christ
Community Church site from Low Density Residential to Institutional to reflect its projected
long-term use.

On June 22, 2021, the Land Use and Zoning Committee reviewed a concept for the
redevelopment of the Christ Community Church site. The concept consisted of 87 units of senior
independent living apartment housing. The attached housing design involved two story
dwellings. The Committee indicated that they desired that any residential use of the site should
be for home ownership and they felt the plan was under parked. The developer is now seeking an
amendment to the Master Plan land use designation of the site from Institutional to Medium
Density Residential to accommodate an attached housing concept for senior home ownership.
The dwellings would all be single story with pitched roofs.

Schweitzer stated in the packet was the 2020 Master Plan of the square mile section of
Kentwood. Schweitzer stated most of the surrounding land area is master planned for Low
Density Residential use.

Schweitzer stated at the conclusion of the September 28, 2021 Master Plan Committee meeting it
was the consensus of the Committee to recommend to the full Planning Commission to amend
the master planned designation of the 10.32 acre property at 2400 Forest Hill Avenue from
Institutional to Medium Density Residential provided: the overall Embassy Park PUD area
remains low density residential (no more than 4 units per acre net residential density); at least
25% of the 2400 Forest Hill Avenue site is dedicated open space; and its 10.32 acre area does not
exceed a net residential density of 6 units per acre.

Schweitzer stated from a zoning perspective, residential condominium re-development of 2400
Forest Hill Avenue represents a major change to the Embassy Park PUD plan requiring Planning
Commission review and recommendation to the City Commission for approval. Two central
aspects of the original approval of the overall PUD were home ownership and consistency with
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the city’s master planned low density residential land use designation. The reclassification of the
subject site from institutional to medium density residential can be consistent with the overall
Embassy Park PUD provided the overall density does not exceed 4.5 units per acre.

The Master Plan Committee also expressed concern about the potential impact the re-
development would have on the roadway network.

Mike Parks, Cypress Partners, 280 West Maple Suite 230 Birmingham, MI was present. He
stated they listened to the needs of the community and they understood rental property was
not desirable in Kentwood. Therefore, they immediately went back to the drawing board and
came back with a product everyone can be very happy with which is a villa. He stated it is
1,800 square feet plus or minus of air conditioned space with a two car garage. It is marketed
towards buyers ages 60-80. He stated these would be residents that do not require any
assistance. He stated this would be a deeded property for sale involving homes with 3
bedrooms, 2 ¥ baths, master bedroom on the ground floor that will provide for a no step
environment.

Parks stated these homes in particular, they are trying to accommodate seniors intending to
move out of 2 story homes. He stated there is just not enough of this type of home anywhere.
He stated his early demand studies in this area show that there is a demand for 500-700
buyers that are looking for this kind of product. Parks displayed the elevations of the street
views. He stated the price points for these would be about $450,000 dollars. He states these
homes are a higher end product.

Parks stated they like the homes for the area because it provides a bit of a buffer to the
adjoining neighborhoods. He stated the residents would be predominantly retirees that are
not putting the strain on the streets during rush hour.

Parks stated the site plan has heavy topography. He noted on the east side of the property
would be developed with walk outs. Parks stated Christ Community Church is not operating
and the building is being rented out.

Marc Daneman, 2557 Forest Bluff Dr. SE, a board member of the Forest Meadows
Condominium Association, was present. He displayed a graphic identifying the various
density’s for surrounding development. He suggested the commissioners look at the request
from a Master Plan standpoint. He stated he thinks this is not the time to make a rush
decision based on one initial request. He stated they would like to leave this as is. He stated
he would like to not see it medium residential. He stated everything around there is low
density residential. '

Kape questioned sidewalks portrayed on the graphics. Schweitzer stated we are looking at the
relative intent of the development as it fits in the surrounding area. Schweitzwer stated the
advantage of the concept plan is just to give them a sense of what it might look like. Details
like sidewalk would be addressed at a later stage in the development process.
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Poyner questioned what is the estimated gross per density per acre. Schweitzer stated it would be
around 8 units per acre. Poyner stated he is interested in the 2015 traffic study. He would like to
see what the peak hour traffic looks like, that will be an important consideration. Schweitzer
stated the intent of the 2015 study was to see what type of improvements were needed at the
intersection of Forest Hills and Burton. Schweitzer stated options they were looking at were the
prospect of putting a roundabout in there or to upgrade the intersection and still maintain a traffic
signal. Schewitzer stated the recommendation that the consultants offered to the City was the that
the single lane roundabout would not be sufficient to deal with the traffic projected 20 years
forward. Instead the recommendation was to go with the traffic signal, but the design would
incorporate a dedicated right run lane in each of the four quadrants. In 2015 there was not a
dedicated right turn lane for the Forest Hill traffic approaching the intersection. Schweitzer stated
in 2019 the City did improve the intersection to include right turn lanes in all four quadrants. It is
a two phase signal to allow protected left turn movement on Burton. They also had upgrades to
pedestrian crossing and more up to date traffic signals. He stated with those improvements it was
projected to accommodate traffic 20 years forward. Discussion ensued. Schweitzer stated in this
case an additional 65 dwelling units it doesn’t qualify as needing a traffic impact analysis.
Poyner stated he is concerned with the density of 8 units per acre.

Benoit stated this is a no brainer to him. He stated this should not be medium density it is
completely surrounded by low density. He stated he doesn’t see it. He stated it would make him
feel better if the commissioners can regulate the density.

Holtrop stated he tried to take the view of the whole PUD and back in 1992 it was a 37 unit
proposal. He stated at the conclusion of the September 28, 2021 Master Plan Committee meeting
it was the consensus of the Committee to recommend to the full Planning Commission to amend
the master planned designation of the 10.32 acre property at 2400 Forest Hill Avenue from
Institutional to Medium Density Residential provided: the overall Embassy Park PUD area
remains low density residential (no more than 4 units per acre net residential density); at least
25% of the 2400 Forest Hill Avenue site is dedicated open space; and its 10.32 acre area does not
exceed a net residential density of 6 units per acre. He stated he is ok if this corner went up to 6.
He stated it would be medium but maybe conditional medium and some open space. Holtrop
stated he is in favor of it being residential as opposed to institutional but with some limitations
Schweitzer stated the initial request was 73 units then the applicant came back with 65 hoping
that would be a more acceptable range which is closer to the 8 units.

Morgan stated he would like to see low density.

Pemberton stated this is going to come down to the overall density he would lean to lower
density but this site is going to take a lot of work. He noted the upgraded intersection
accommodates traffic very well. He stated speed could be an issue adding more traffic could be a
problem. He stated there is a demand in the community there just isn’t enough housing and he
thinks they are trying to service that demand.

Jones stated she echoes what has been said in particular relating to demand. She stated density is
something that needs to be discussed but being a realist and knowing what our community is
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experiencing, we need to be open to a higher level of density. There is a need, there is a demand
and our community currently cannot meet it. She stated she would be hesitant to suggest that 8
units per acre is appropriate. She stated she is open to 6 units per acre and questioned if there is a
way to change the Master Plan so that we could move from institutional to medium density for
this land use and say that it could be no more than 6 units per acre. Schweitzer stated we could
put it in the Master Plan text detailing the desire to have a good fit with the surrounding area.

Doug Todd with Brookshire Hathaway was present representing the church. He stated they have
had this listed for 15 months and have heard zero inquires for a church or congregation or a non
profit. He stated on hundred percent of the inquiries were for apartments rental property.

J. New Business

Motion by Holtrop, supported by Benoit, to set a public hearing date of November
23, 2021, for: Case#33-21 Master Plan Request - Change from Institutional to Low
Density Residential Land Use- located at 2802 44" Street; Case#34-21 — Union @
Silver Station — Site Plan Review for an Apartment Development — located at 5844
Division Ave SE

- Motion Carried (7-0) —

- Brainerd and Quinn absent -

K. Other Business

1. Commissioners’ Comments

Morgan stated he will follow up with staff regarding the information that he has regarding the
AT&T boxes. He also stated the election will be November 2, 2021, encouraged everyone to
vote.

Holtrop stated IUZ met there was a project on Burton and East Paris. He stated there is a very
narrow parcel. The developer is the owner of the adjacent medical facility and they were
wondering about putting some residential there. He stated a couple of years ago it was changed
from residential to office. He stated with our current guidelines, residential does not fit unless
you change the whole parcel to a mixed use PUD. Holtop encouraged the commissioners to go
vote on Tuesday.

Kape encouraged everyone to get out and vote.

Pemberton, Poyner and Jones stated Kentwood is a very viable community and we want to make
sure that others can move in Kentwood so we have to be mindful as we make decisions.

Jones questioned if Abra has a time frame for when they cleanup their site with the additional
parking spaces from the car audio use. Golder stated they are looking at a new development on
that corner which would be the Extreme Car audio and as part of that they would dedicate spaces
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for Abra. She stated we don’t have a time frame, they indicated that it will be soon. Golder stated
she will have an answer for them next time.

2. Staff’s Comments

Pung stated we want further discussion on the Zoning ordinance text amendment relating
to athletic training facilities. At the work session the current way would be to limit the
use to just athletic training facilities with no competitive events and also limiting the size
to 25,000 square feet. Pung stated some of the commissioners wanted to make it more
open and allow for competitive events. Some wanted to allow more recreational type
overall, He stated right now we are now proposing a limit of 25,000 square feet so you
don’t have large industrial buildings going to a commercial type recreation use.

Poyner stated allowing larger than 25,000 square foot building will take up industrial
space that is currently in high demand.

Benoit stated he would think the times the facilities get used would be when the industrial
facilities aren’t working. He stated then he might feel comfortable saying this are okay

‘because they are going to be used when the factories are typically closed and not a lot of
traffic.

Holtrop stated he would be open to greater than 25,000 square feet.

Pung stated he would like to know if we should just limit it to athletic training or open up
to all types of recreation.

Pemberton stated in order to make these work you have to have concessions and lots of
bathrooms then it becomes commercial. It would be a tough squeeze to put into any
vacant industrial building and make it work, doable but a stretch. He stated what uses
need to do like this is figure out how to build their own maybe through some
partnerships. But this is something this community could really use.

Schweitzer stated the owner of the property on the south east corner of 52" and
Kalamazoo has inquired whether a for vehicle repair establishment might be ab option to

consider. The consensus of the commission was that it wouldn’t be a good fit.

Holtrop stated he is not against that but we need to make them comply with our
ordinances.

Poyner stated maybe traffic could be a concern.

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

- Motion Carried (7-0) —

- Brainerd and Quinn absent -

Meeting adjourned at 9:05pm

Respectfully submitted,

Ed Kape, Secretary






BASIS:

. The applicant’s description of the operation details the representations

made by the EAD with respect to the use of the proposed building and the
therapy sessions/events offered. These details ensures that the use will
remain appropriate for the area and will not have a negative effect on
adjacent properties.

. The applicant has submitted a site plan that shows the location of fire

lanes for the proposed new EAD barn and associated uses. Fire lanes
generally must extend the length of the building; the applicant is
portraying a partial fire lane along the north side of the proposed building.
The applicant is asking the Fire Department for an appeal of the fire lane
requirement due to the proposed use and construction of the building.

. The applicant has identified the location of parking that is adequate for the

day-to-day operation of the EAD. Larger events (2-4 per year) are also
identified in the description of operations dated October 20, 2021. The
applicant has indicated that the owner of the Venue3Two would allow the
EAD to park on the Venue3Two site for large events. A letter from the
Venue 3Two must be provided to establish this commitment. If the
ownership of the Venue3Two changes, the applicant will need to establish
anew agreement to allow for large event parking.

. The applicant has provided some detail on the location of light poles and

landscaping. Additional information on height of poles, location of wall
packs and species of landscape plantings will be required for building
permit approval. The applicant must also provide elevations for the
proposed building.

. Discussion during the work session and public hearing.
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4. Adult foster care large group home: A adult foster care facility with the approved
capacity to receive thirteen (13) to twenty (20) 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.

5. 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.

(The proposed amendments modify the definition of small group home and add
definitions for medium and large adult foster care group homes consistent with the
State of Michigan classifications.)

Amend Section 3.20 to read as follows:
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 L.and 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 L.and 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.

. Form
ypeotfacilityper | RIA B, | R23:4 | 0.2,3,4 | 0S| Based Code | 11,12
’ (FBC)
Adu.lt foster care p P _ - P -
family home
Adult foster care p p . - P -
small group home
Adu%t foster care SLU p p
medium group home
Adult foster care SLU SLU
large group home
Ad}ﬂ.t day care _ SL.U SL.U . SLU —
facility
Foster family home P P -- -- P -
Foster family group SLU p . _ SLU _
home
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Family child day care P
P P - - -
home
Group child day care SLU
P P - - -
home
SLU as
SLU accessory
Child Care Center SL.U SLU P -- and
freestandi
. ng
Chﬂ.d C;arlng B SLU . . SLU _
Institution
Adult Caring --
Institution B SLU B - B

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.

(The proposed amendments make adult foster care small group homes a permitted
use in all residential districts and the Form Based Code district. Classifications for
medium and large adult foster care group homes have been added with medium
group homes a special land use in R1 residential districts and a permitted use in all
other residential districts and the Form Based Code district and large group homes
not permitted in R1 residential districts and a special land use in all other residential
districts and the Form Based Code district. Section 2.06 (1) of the Michigan Zoning
Enabling Act states: Except as otherwise provided in subsection (2), a state licensed
residential facility shall be considered a residential use of property for the purposes
of zoning and a permitted use in all residential zones and is not subject to a special
use or conditional use permit or procedure different from those required for other
dwellings of similar density in the same zone.)

Amend Section 15.03.A to read as follows:
A. Adult Care. Adult foster care medium and large group homes.

Amend Section 15.04.A to read as follows:
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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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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 appeal. The application shall fully state the grounds for
such a variance.
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I-1 Light Industrial 10
1-2 General Industrial 10
(0N Open Space, Public, Semi-Public 11
RPUD-1 Attached Residential PUD 12
RPUD-2 Detached Residential PUD 12
CPUD Commercial PUD 12
MPUD Mixed Use PUD 12
IPUD Industrial PUD 12
OPUD Office PUD 12
FBC Form Based Code 23

Amend Section 12.02.C to read as follows:

C. The following minimum project sizes shall apply
1. RPUD-1 Attached Residential: Five (5) acres
2. RPUD-2 Detached Residential: Five (5) acres
3. Commercial PUD: Five (5) acres
4. Mix Use PUD: Five (5) acres
5. Office PUD: Five (5) acres
6. Industrial PUD: Ten (10) acres

Amend Section 12.03 to read as follows:
Section 12.03 RPUD-1 ATTACHED RESIDENTIAL PUD

Residential development under this category shall promote the high-quality character of
the community and contribute to the variety of housing option for City residents. To ensure
RPUD-1 projects meet this intent and the described intent of the PUD designation, the
following design requirements shall apply in addition to all other regulations set forth in
this Ordinance.

Amend Section 12.04 to read as follows:
Section 12.04 RPUD-2 DETACHED RESIDENTIAL PUD

Residential development under this category shall promote the high-quality character of
the community and contribute to the variety of detached housing option for City residents.
To ensure RPUD-2 projects meet this intent and the described intent of the PUD
designation, the following design requirements shall apply in addition to all other
regulations set forth in this Ordinance.












Case 30-18
Findings of Fact (Description of RPUD Districts)

Page 2
I-1 Light Industrial 10
I-2 General Industrial 10
OS Open Space, Public, Semi-Public 11
RPUD-1 Attached Residential PUD 12
RPUD-2 | Detached Residential PUD 12
CPUD Commercial PUD 12
MPUD Mixed Use PUD 12
IPUD Industrial PUD 12
OPUD Office PUD 12
FBC Form Based Code 23

Amend Section 12.02.C to read as follows:

C. The following minimum project sizes shall apply
1. RPUD-1 Attached Residential: Five (5) acres
2. RPUD-2 Detached Residential: Five (5) acres
3. Commercial PUD: Five (5) acres
4. Mix Use PUD: Five (5) acres
5. Office PUD: Five (5) acres
6. Industrial PUD: Ten (10) acres

Amend Section 12.03 to read as follows:
Section 12.03 RPUD-1 ATTACHED RESIDENTIAL PUD

Residential development under this category shall promote the high-quality character of
the community and contribute to the variety of housing option for City residents. To ensure
RPUD-1 projects meet this intent and the described intent of the PUD designation, the
following design requirements shall apply in addition to all other regulations set forth in
this Ordinance.

Amend Section 12.04 to read as follows:
Section 12.04 RPUD-2 DETACHED RESIDENTIAL PUD

Residential development under this category shall promote the high-quality character of
the community and contribute to the variety of detached housing option for City residents.
To ensure RPUD-2 projects meet this intent and the described intent of the PUD
designation, the following design requirements shall apply in addition to all other
regulations set forth in this Ordinance.















Forest Hill site it is feasible to consider a medium density residential classification restricted to
no more than 6 units per acre that when aggregated with the balance of the Embassy Park PUD is
within 4.3 units per acre.

PUD Net Density Consideration

Section 12.03.C.1 of the Zoning Ordinance specifies that the “Allowable density for the RPUD-1
district shall be dictated by the city's master plan and shall be determined by the Planning
Cominission at the preliminary PUD plan stage. Net density shall be consistent with the
definition in chapter 2 except that up to 25 percent of the acreage of preserved floodplain may be
computed in the PUD zones.” The definition of net density is as follows: “The numerical value
obtained by dividing the total number of dwelling units in a development by the area of the
actual tract of land (in acres) upon which the dwelling units are proposed to be located and
including common open space and associated recreational facilities within the area; the result
being the number of dwelling units per net residential acre of land. Net density calculations
exclude rights-of-way of publicly dedicated streets and utilities, private road easements, and
floodplain (see section 12.03.C.1 for the computation of up to-25 percent of preserved floodplain
in PUD zones).”

Since 2400 Forest Hill Avenue is zoned RPUD, its ultimate development will be gauged
according to the master planned density applied to the net size of the site. Currently the net size
of the property is 10.09 acres due to a 10-foot-wide public utility easement along the Forest Hill
Avenue frontage. While the site does not contain any designated floodplain on this site, we
anticipate that there will be other public utility easements and either private street easement or
public right-of-way that would be netted out of the site. We have included a conservative
estimate of the net site in the attached table considering in part, the provision in the city’s private
street regulations that provide the Planning and City Commissions discretion regarding the
specified dimension of the private street easement.

Traffic Considerations

The city hired a traffic consultant in 2015 to conduct a study to determine what type of
improvements were needed at the intersection of Forest Hills and Burton. The options under
consideration were a one lane roundabout or an upgrade to the intersection and traffic signal. The
consultants indicated that the single lane roundabout would not be sufficient to deal with the
traffic projected 20 years forward. Instead, the recommendation was to go with the traffic signal,
but the design would incorporate a dedicated right run lane in each of the four quadrants of the
intersection. In 2019 the City did improve the intersection to include right turn lanes in all four
quadrants. It is a two-phase signal allowing protected left turn movements. The pedestrian
crossing and traffic signals were also updated.

A review of the 1997 edition of the Institute of Transportation Engineers (ITE) Trip Generation
report suggests that the Residential Condominium/Townhouse generate, on an average weekday,
5.86 trips per dwelling unit. The respective peak am and pm trip generation per dwelling unit
project to be .44 and .54. Given these projections, development of 65 attached dwelling units on
this 10.32 acre site would not be of sufficient number to require a traffic impact analysis.






2021 Subareas of Original Gross Net Site- Open | # Gross Net

Embassy Park PUD Site- acres* Space- | Dwelling | Density- Density-

(11-4-2021) acres acres | Units Units per Units per
acre acre

Clark at Keller Lake 32.63 28.44 9.1 106 - 142 | 3.62-4.35 4,15-4.99

Forest Meadows Condos 10.18 9.54 4.7 32 3.14 3.35

2500 Forest Bluff Dr

Forest Meadows Plat 25 20.4 2.42 56 2.24 2.74

Dentist Office Site 1.96 1.96 - - - -

2565 Forest Hill Ave

Sub Totals 69.77 60.34 16.22 | 194-230 | 2.78-3.3 3.22-3.81

Christ Community Church 10.32 7.75%% 2.5 37-65 3.58-6.29 4.77-8.38

Grand Total 80.09 68.09 18.72 | 242-295 | 3.02-3.68 3.55-4.33

*Density, net. The numerical value obtained by dividing the total number of dwelling unitsin a

development by the area of the actual tract of land (in acres) upon which the dwelling units are
proposed to be located and including common open space and associated recreational facilities
within the area; the result being the number of dwelling units per net residential acre of land.
Net density calculations exclude rights-of-way of publicly dedicated streets and utilities, private
road easements, and floodplain (see section 12.03.C.1 for the computation of up to 25 percent

of preserved floodplain in PUD zones).

** Estimated net site







FOREST MEADOWS CONDOMINIUM

2576 FOREST BLUFF DR., SE * KENTWOOD, Ml 49546 * (616)914-6402
KEN VAN SOLKEMA, PRESIDENT
GRANDMARK PROPERTY MANAGEMENT — (616) 3655033

November 2, 2021

TO: Kentwood Planning Commission
FROM: Forest Meadows Condominium Association

RE: Cypress Partners LLC's Project, Case # 32-21
Christ Community Church Property (2400 Forest Hill) Master Plan Designation

On behalf of the Forest Meadows Condominium Association, we ask that the Planning Commission
defer any further consideration of the Cypress Partners LLC's request to change the Kentwood Master Plan’s
designation of the Christ Community Church’s property from Institutional to Medium Density Residential. We
understand that your review at this point is for the Master Plan alone and will confine our comments to what
the Master Plan calls for and not the likely zoning request that may follow (as shown on Cypress’ proposals).

We believe the applicant’s request is premature; and further, that if the Planning Commission is to
review the property, that you look at the approximate 10 acres as if it were vacant -- not as proposed by

Cypress Partners. Your role as a Planning Commission is to look at what is best for the entire area, not just
what may benefit the current landowner,

Our question to you is — What would you do if you had a blank slate here? [Like what you did just a
couple years ago with the property at Patterson and Burton.] As your staff has already indicated all the
adjacent property surrounding the church are low density residential, in the two to three units per acre range
(2.72 ufa overall). This includes all the surrounding subdivisions, our condo complex, and the residential uses
along Burton, east and west. Even Clark’s property, as currently developed, is just over 2.5 units per acre (see
below). At most if the Master Plan designation is to change, it should be to Low Density. Your Master Plan
alsa calls for maintaining strong home ownership for this area. If you were to approve a project with densities
exceeding 4 units per acre it would be similar to what you find in rental situations. In addition, there needs to
be adequate open space. Even the higher intensity Clark properties and our complex still have significant open
spaces to insure the low density actual use. The Church, Clark, and our properties all have at least 40% open
space. Allowing a Medium Density designation for that 10 acres would not provide the same open space that
is found in adjacent properties. And even if the Planning Commission was to call for Medium Density, limited
to 6 units per acre, there is no guarantee that a future Planning Commission or City Commission would hold to
that figure. The Master Plan is not zoning and to plan for “Limited Medium Density” could be challenged as an
arbitrary and capricious action just to serve a specific project and not the entire area (community).

Finally, do not let the existing 30-year-old Embassy PUD dictate how the uses should be developed
now. That plan has changed radically since it was initially approved. Although parts of our condo complex and
the Forest Meadows Plat {subdivision) have developed as planned, the rest of the properties have not. After
30 years, it would be better planning to look at the individual components and develop your plan based on

what exists now. And even if you are considering that 1992 plan as a guide, the 10.3 acre Church property was
scheduled for 37 units, still low density.






Memorandum

To: Planning Commission
CC:
From: Joe Pung

(616)554-0810
pungj@kentwood.us

Date: November 4, 2021

Re: Zoning Ordinance Update (Athletic Training Centers)

Based on discussion at the Planning Commission meetings on October 12" and 26", staff has
revised the proposed ordinance language relating to athletic training facilities in industrial
districts.

Proposed Ordinance Language

Amend Chapter 2 Definitions to add the following:

Athletic training facility: A specialized indoor facility provided for the training needs and related
activities of athletes. Unlike a health club, these facilities are primarily for the prearranged use
of specific teams and programs, rather than for public walk-in use. This includes specialized
sports facilities, such as ball courts, hockey rinks, gymnasiums, gymnastics, and pools, and may
include weight rooms, classrooms, and meeting space. Activities may include training sessions,
practices and competitive or spectator events.

Amened Section 10.2.A Table of Use to add the following:

Athletic Training Facility as a special land use in the 11 Light Industrial and 12 Heavy Industrial
district.

Amend Section 15.03 Special Land Use Specific Approval Standards to add the following:
KK: Athletic Training Facility
Amend Section 15.04 Site Design Standards to add the following:

KK: Athletic Training Facility
1. Maximum area of 25,000 square feet.


mailto:pungj@kentwood.us
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2. The principal and accessory uses and buildings shall not be located within one hundred
(100) feet of any residential district or use.
3. All uses shall be conducted completely within a fully enclosed building.

Comments
1) The proposed amendments would make allowance for athletic training facilities but would
prevent other indoor recreational uses such as go-cart tracks, trampoline parks, etc. from

locating within industrial districts.

2) The amendments would limit the size of such facilities in an industrial district to 25,000
square feet.

3) Limitations on competitive or spectator events could be imposed as part of the special land
use review process.



STAFF REPORT:

November 3, 2021

PREPARED FOR: Kentwood Planning Commission

PREPARED BY: Terry Schweitzer
CASE NO.: 33-21 Cardinal Senior Living
GENERAL INFORMATION

APPLICANT: Wheeler Development Group PA
32 Market Ave, SW Suite 500
Grand Rapids, MI 49503

STATUS OF
APPLICANT:

REQUESTED ACTION:

EXISTING ZONING OF
SUBJECT PARCEL:

GENERAL LOCATION:

PARCEL SIZEs:

EXISTING LAND USE
ON THE PARCEL:

ADJACENT AREA
LAND USES:

1l7|55;geA e+ e =

REP BY: Michael Maier
32 Market Ave, SW Suite 500
Grand Rapids, MI 49503

Buy and Sell Agreement

Change in Master Planned Land Use Designation from Office to
Low Density Residential

C-4 Office

2802-44% Street, SE, Southeast Corner of 44 Street and Walma
Avenue

4.72 acres

Vacant

N- Low Density Residential Attached Condominium Development
(Cobblestone at the Ravines) and High-Density Residential
Apartments (Hidden Lakes Apartments)

S- Low Density Residential Single Family Detached Subdivision
(Wildflower Estates Plat)

E- Low Density Residential Single-Family Detached Subdivision
(Kentwood Acres Plat)

W- Medium Density Residential Apartments (Landing Place
Apartments) and High Density Residential Apartments (Hunters
Ridge Apartments)



ZONING ON ADJOINING

PARCELS: N- RPUD-1 High Density Residential Planned Unit Development
and R-4 High Density Residential
S- RPUD-1 High Density Residential Planned Unit Development
E —R1-C Single Family Residential
W- R-3 Medium Density Residential

Compatibility with Master Plan:

The proposed Master Plan Land Use designation of Low Density Residential is consistent with
the existing and developing Low Density Residential Developments to the north, south and east.
However, the land use intensity designation on the west side of Walma Avenue is medium to
high density residential.

Zoning and L.and Use History:

In 2004 the 29-acre area on the southeast corner of 44™ Street and Walma Avenue was zoned
R1-C Single Family Residential and Master Planned for Medium Density Residential use. That
summer the property owner sought and secured rezoning of the southernmost 24 acres to RPUD-
1 to accommodate a plan for a low density attached condominium development at 4 units per
acre. The northernmost balance of the site was rezoned to Office (Exhibit 1). The subsequent
update of the city’s Master Plan in 2005 reflected the changes in land use associated with the
approved rezonings.

While securing the rezoning of the 44™ Street frontage property the developer was also granted
site plan approval of a four-lot site condominjum project (Exhibit 2). The developer subsequently
recorded protective covenants, restrictions, and conditions to assure office use of the site with not
more than 4 pitched roof single story office buildings. The exterior building materials were
specified to be at least eighty percent brick, stone or decorative masonry on the fronts (side
facing the parking lot) and the other sides were required to be at least twenty-five percent brick,
stone or decorative masonry. The site condominium project plan was conditioned to provide a
minimum 50-foot building setback and 30-foot greenbelt buffer along the east lot line of the site.

In the past two years the city has approved changes to the development plans for the RPUD-1
zoned properties. The northernmost 12.83 acres is being developed to accommodate the 38-lot
Wildflower Estates single family detached plat (Exhibit 3). Along the north edge of the plat
there is a designated wetland area common to the subject site. The southernmost 11.82 acres,
Woodhaven Condominium, has received final site plan approval to construct 41 single family
attached dwellings (Exhibit 4). However, the 4.7-acre subject site fronting on 44™ Street is still
zoned office and is vacant.

Staff Analysis:

1. On June 8, 2021, the Land Use and Zoning Committee reviewed the adult foster care
concept for the subject site. The proponents envisioned a two-phase development, each
phase containing two buildings consisting of ten (10) 2-bed suites (Exhibit 6). Like the
office site condominium concept, they planned single story, slab-on-grade construction
with sloped shingled roofs (Exhibits 7, 8 and 9). Joe Pung had informed the Committee
that he was working on zoning ordinance amendments with the intent to align our
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regulations with the State allowances for adult foster care facilities. These changes
would benefit the adult foster care services envisioned by the developer.

The consensus of the committee was that due to the lack of interest in office development
of this site since the 2004 rezoning and the trend away from office development with the
onset of COVID, low density residential use of the site was reasonable. There was also
some conversation about the perceived benefits of accessing the site from Walma
Avenue to take advantage of the signalized intersection.

2. At the conclusion of the October 8, 2021, Master Plan Committee meeting it was the
consensus of the committee to recommend to the full Planning Commission to amend the
master planned designation of the northernmost 4.7-acre property addressed 2802-44™
Street, SE from Office to Low Density Residential. The committee asked staff to
identify the availability of office zoned and/or developed properties in this area of the
community.

3. Inthe Zoning Ordinance definition of dwelling unit, every six beds are considered
equivalent to one dwelling unit in residential child or adult care facilities. Therefore the
80 total adult foster care beds associated with the concept plan equates to 13 dwelling
units. On the 4.7-acre site this would yield an approximate net density of 2.9 units per
acre which is within the Low Density Residential (0-4 units per acre) land use
designation.

4. Since office uses are allowed by right in all the commercial zones as well as in the
industrial zones, the conversion of this 4.7-acre site to a low-density residential land use
designation still provides ample opportunity for continued office development within the
remainder of the community.

5. The Zoning Plan portion of the city’s overall Master Plan identifies the four R1 single
family residential zone districts, the RPUD-2 Residential Planned Unit Development and
the R-2 Single and Two Family Residential zones to be compatible with the Low Density
Residential land use classification.

6. If the land use designation is changed to Low Density Residential and rezoned to a
compatible zoning classification, it may be desirable to amend or delete the 2004
recorded protective covenants, restrictions, and conditions that assured office use of the
site.

7. Exhibit 10 portrays the gross units per acre for developments in the immediate vicinity of
the subject property. The Wildflower Estates Plat and Woodhaven Condominium
numbers reflect their net units per acre.
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STAFF REPORT: October 22, 2021

PREPARED FOR: Kentwood Planning Commission
PREPARED BY: Lisa Golder
CASENO.: 34-2021 Union at Silver Station Apartments Site Plan Review
GENERAL INFORMATION
APPLICANT: Annex Group
409 Massachusetts Ave, Suite 300
Indianapolis, IN 46204
STATUS OF
APPLICANT: Option Holder
REQUESTED ACTION:
Site Plan Review
EXISTING ZONING OF
SUBJECT PARCEL: Form Based Code (FBC) Corridor General
GENERAL LOCATION: 5844 Division Avenue
PARCEL SIZE: 6.7 Acres
EXISTING LAND USE Vacant
ON THE PARCEL:
ADJACENT AREA N: Family Dollar and used car sales
LAND USE S: Silverline Park and Ride lot
E: Brentwood Mobile Home Park
W: Commercial (City of Wyoming)
ZONING ON ADJOINING
PARCELS: N, S: Form Based Code

E: R-5 Manufactured Housing District
W: Form Based Code (City of Wyoming)

Compatibility With Master Plan

The Master Plan recommends Form Based Code (FBC) along Division Avenue to include a
mix of commercial and residential uses of varying intensities. Multifamily units (within a flex
building) are permitted with Site Plan Review. While the Master Plan does not establish a
density for the FBC, the density of 22.68 units per acre proposed seems somewhat dense
considering the adjacent uses and the density permitted for the Cityline Apartments, also on
Division Avenue. One distinction between the two apartments, however, is that the Cityline
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Apartments were developed in the FBC Corridor Edge, and the proposed Union at Silver
Station Apartments are proposed in the Corridor General Context Zone.

Relevant Zoning Ordinance Sections

Chapter 23 contains the Form Based Code Regulations. The proposed Union at Silver Station
Apartments are located in the Corridor General Context Zone. The building types proposed
in the development are considered the Flex Building Type; the facade type is proposed is a
Dooryard Facade.

General Standards for the Corridor General Context zone can be found in Section 23.04.09,
Pages 4.6-4.12 of the FBC. This includes setbacks for each building type, including the Flex
Building.

Standards for Building Site Placement, Off Street Parking Placement and Parking Access can
be found in Section 23.04.09, Page 4.11.

Building Height Requirements are found in Section 23.04.09, Page 4.12.

Flex Building standards are found in Section 23.05.12, Pages 5.24-5.25. Flex Building
standards for Dooryard Facades are found in Section 23.05.12 C, Pages 5.30-5.31.

Site Plan Review Standards can be found in Section 14.05 of the Zoning Ordinance.

SITE INFORMATION

Project Overview

The applicant is requesting site plan review of a 152-unit apartment development located on
6.7 acres of property. Fight buildings are proposed; a community room is proposed in
Building B, adjacent to Division Avenue. Of the 152 proposed apartments, 40 are one
bedroom units, 84 are two bedroom units, and 28 are three bedroom units. The one bedroom
units are 730 square feet in area, the two bedroom units are 950 square feet in area, and the
three bedroom units are 1,127 square feet in area.

History of the Zoning Request

The City rezoned properties along Division Avenue from Commercial to Form Based Code in
2017. Properties fronting directly on Division Avenue and properties that were currently
zoned for commercial use were rezoned. The Family Dollar building was permitted in 2000
as part of a CPUD development. See attached regarding the Family Dollar development.

Technical Information

Traffic:

Section 13.02 of the Zoning Ordinance requires a Traffic Impact Assessment if a project is
expected to generate 50-99 directional trips during peak hour or up to 750 directional trips
within a typical day. If traffic generated exceeds this amount, a more in-depth Traffic Impact
Study is required. Using the Institute of Traffic Engineers trip generation data, a 152 unit
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apartment development generates 834 daily trips and 74-82 peak hour trips. However, this
data does not take into account the existence and use of the Silverline BRT, which may reduce
the number of trips generated by the development significantly. The most recent traffic count
for this area totaled a daily count of 19,189 vehicle trips per day (2020). The applicant shall
provide a best estimate of vehicle trips anticipated based on other locations in communities
adjacent to a BRT line or to light rail.

Access

The development is accessed from Division Avenue on the southern edge of the site. This
driveway aligns with the auto sales drive driveway across Division Avenue (City of
Wyoming). In addition, it is possible that the apartment development can be accessed through
the Family Dollar parking lot. When the Family Dollar was developed in 2000, it was part of
an overall PUD development that included the proposed Union at Silver Station Apartments.
A mobile home sales lot, restaurant with drive through, and retail store were planned for the
site. Only the retail store (Family Dollar) was developed. Cross access between the two
parcels was a condition of the approval of the original development; a cross access easement
was recorded. The original cross access easement is located 60” from the proposed cross
access for the apartment development. The easement will have to be amended in order to
allow cross access between the uses.

Internal driveways

Page 4.8 of the FBC details the setback requirements for Flex Building Types. Primary and
secondary walls for Flex Buildings require a 5°-20” Build to Zone (BTZ). The build-to zone
for a public street (Division Avenue) is measured from the edge of the street right-of-way and
Buildings A and B meet the build-to requirement. The interior “roads” do not appear to be
private roads but are driveways. Setbacks along the driveways should be measured from the
edge of pavement. Given these parameters, several of the buildings in the interior of the
development are setback slightly farther than 20°. The E Buildings on the east side of the
development are about 27’ from the pavement. Moving these buildings toward the private
drive will also increase the distance between these buildings and the mobile home community
to the east.

Proximity of uses:

The site is located to the west of Brentwood Mobile Home Park. The mobile homes adjacent
to the proposed development are within 21-35” of the common property line. The proposed
apartments are two story buildings in this location and are setback approximately 10’ from the
common lot line. Therefore, the mobile homes near the apartment would be 31°-45° from the
two story apartment buildings. There is a chain link fence along the property edge and some
mature trees exist along the property line. It appears that some of the mature trees are located
on the mobile home property and some are located on the apartment property. The site plan
shows the removal of trees on the apartment property. The applicant shall provide detail on
the actual location of significant vegetation along the common lot line to determine whether
screening in this area is adequate, or whether additional screening will be required. No
landscaping screening is being proposed by the developer along the common lot line.

On the southern end of the apartment property a detention pond is proposed. The developer
will regrade the area to accommodate the detention pond and all vegetation would be
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removed. The proposed landscaping plan provides shrubs to replace the trees and other
vegetation removed, offering very little screening.

Division United Plan:

The Division United Plan is a strategy that seeks to improve the economic vitality, quality of
life, and long term character of the Division Avenue Corridor by leverage the Silverline Bus
Rapid Transit (BRT) service as an agent for catalytic investment. A wide variety of strategies
were developed for the corridor, including strategies and station plans for each of the eleven
stations served by the BRT. The Station Plans identify recommendations for housing and
development for these station areas and incorporate other recommendations for other parts of
the Division United Study. The Station Plan for the 60™ Street station includes
recommendations for the acreage included in the Union at Silver Station Apartments site plan
approval request. The recommendations from the Division United study include the
following:

o Allow for shared parking with the ITP Park and Ride lot

e Provide amenities within the housing development and access to Buck Creek

e Provide a variety of multifamily options and increase housing density by adding
options like townhomes, 3 flat style apartments, duplexes or triplexes.

e Provide a connection between the Park and Ride lot and the adjacent development.
The Park and Ride lot is anticipated support a mix of uses such as a mobility hub,
retail, etc.

e The example TOD (transit oriented development) plan for the BRT Station at 60™
Street envisions mainly two story housing units.

¢ The plans for 60 Street also recommend amendments to the Zoning Ordinance in
order to increase density around the BRT Stations.

The TOD Station Plan for the 60 Street BRT Station is attached.
Staff Review

1. Use and setback/build-to: Section 23.04.09 (Page 4.8)
The Corridor General Context Area makes provision for the Flex Building Type as a
permitted use. The Context Area also makes provision for Large Multiplex Building
types; however, the Multiplex requires a flat roof with a parapet and the developer
prefers a sloped roof. The only other option to allow apartment-type buildings is the
Flex Building type.

2. Building Site Placement, Off Street Parking: Section 23.04.09, Pages 4.10-4.11.
Side and rear yard setback appear to be met for all buildings. The 5’ side yard setback
for Building D on the southern portion of the site will bring the building to within 5° of
parking spaces. The shifting of Buildings E will also allow a greater rear yard setback
between the apartments and the mobile home community. It should be noted that all
of the buildings, with the exception of Buildings A,B and F are two story buildings.

Parking requirements under the FBC refer back to Chapter 17 of the Zoning
Ordinance. Multifamily developments require 2 parking spaces per unit, thereby
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requiring 304 spaces outside of the FBC. However, the FBC allows for a 25% parking
reduction under certain circumstances, thereby only requiring 288 spaces. The
applicant has provided 288 spaces within the site.

The plan provides 90 degree parking along the driveways that serve the development.
A total of 102 carports have also been shown. Some of the carports are located in
front of buildings. This seems inappropriate given the proximity of the buildings to
the parking area. The carports should be located in areas that are not immediately
adjacent to the apartments.

Building Height: Section 23.04.09 (Pages 4.12 and 5.25)

The FBC specifies building height for the first floor based on the building type. For a
Flex Building, the ground floor is required to be 14 feet from finished floor to finished
ceiling. The other floor heights are a minimum of 8 feet. The proposed ground floor
height is approximately 10°, requiring a variance. The other floors meet the building
height requirement. The proposed height of the three-story buildings is 37° 5”. The
proposed height for the two-story buildings is 26° 8”.

Flex Building standards: Section 23.05.12 (Pages 5.24-5.25)

Building Size and Massing:

The FBC requires that when the lot width is more than 50 feet, the primary building
wall must be at least a minimum of 50% of the width of the primary street property

line. The primary street is Division Avenue, and the proposed buildings span more
than 50% of the width.

Section 23.05.12 restricts the building widths to 150 feet. Buildings A, B, and D are
160 feet each. A variance is required. The other buildings in the development meet the
building width requirement.

The building meets the other building size and massing requirements.

Ground Floor Pedestrian Access and Activation:
The proposed access doors into the building meet the requirements of this section.

Flex Building standards for Dooryard Facades: Section 23.05.12 C (Pages 5.30-
5.31)

Dooryard Requirements:
The dooryard fagade must be placed within the Build to Zone. The proposed fagade
generally meets this requirement throughout the development,

The entry door for the apartment units is at the elevation as the adjacent sidewalk.

Facade Composition Requirements, Section 23.05.12.C, Page 5.31
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Section A allows a dooryard building to have a pitched roof or a flat roof with a
cornice. A pitched roof is being provided for all of the buildings within the
development.

The dooryard fagade requires 20% clear glass on the first floor, and at least 15% on the
upper floors. The applicant must provide this information on transparency to ensure
compliance with is regulation.

The entry door must be a minimum 50% transparency. It is not clear whether this
standard has been met within the proposed development.

The entry door that face primary and secondary streets must have either a covered
roof, a cantilevered canopy, be uncovered, or be recessed. A covered roof is provided.
There are several buildings with secondary frontage (Buildings B, D, C). These
secondary frontages are required to meet the dooryard fagade requirements of Section
23.05 12 C (Page 5.31).

A horizontal expression line is required between the first and second floor. The
expression line is required to be between 24” and 42” and extend the entire width of
the fagade. Trim board appears be used but does not meet the 24-42” of the form
based code. A variance is required.

A 16” to 32” inch pilaster or wall surface is required every 20 to 50 feet along the
primary and secondary wall, beginning at the building corner. The building fagade
does appear to meet this requirement.

Section 23.05.12 C. Fagade Location Requirements E sets the requirements for the
ground area between the building fagade and the public sidewalk, establishing
landscaping requirements for the front yard area. If the distance between the ground
area and the property line is greater than 15 feet, for example, the following options
are available: a 24”7-36” high garden wall, a decorative metal fence of 42” high
maximum, or a contiguous hedge that is maintained at 42” maximum height. This
requirement will apply to the Division Avenue frontage as well as to Buildings E.

Lesser standards are required if the distance is less between the front door and the
property line.

6. Lighting Sections 23.03.09 (Page 3.4), and (Pages 20-4 and 20-5 Kentwood Zoning

Ordinance)

The lighting requirements in Chapter 20 of the Zoning Ordinance shall apply. The
light fixtures are limited to a 20” height within 150 feet of Division Avenue and a 25’
fixture height limit beyond 150” of Division. The paved parking area of the site must
be lit with a required Average to Minimum uniformity ratio of 4:1, and a minimum
footcandle reading between 0.2 and 0.7. The proposed plan appears to meet the
uniformity ratio on the site, but the minimum footcandle reading and the height of the
light fixtures is unclear.
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Additional Comments;

7.

10.

11.

12.

13.

The proposed development includes 40 one bedroom units, 84 two bedroom units, and
28 three bedroom units. The one bedroom units are 730 square feet in area, the two
bedroom units are 950 square feet in area, and the three bedroom units are 1,127
square feet in area. It appears that there are 14 units proposed for people with
disabilities.

The site is developed at a density of 22.68 units per acre. By comparison, the Cityline
apartments were developed at a density of 21 units per acre. Although there is no
stated density maximum, if the development were as dense as Cityline, only 141 units
would be permitted.

Although the density of the development is 22.68 units per acre, only three of the
proposed eight buildings (Buildings A, B,and F) are three stories. The other buildings
in the development are 2 stories.

A clubhouse for the development is located on the south side of Building B. The
office for the manager is also in this building. Union at Silver Station will be staffed
by a full-time Property Manager as well as Leasing Consultant. The property will have
a full-time maintenance technician as well as a housekeeper. Outside of conventional
office hours, the management and maintenance staff would be on-call and available to
the residents as well as public safety officials. The developer/owner currently manages
two other properties in Grand Rapids with similar staff positions. The company
envisions having on-call pool of staffing for the three properties with 24-hour
answering service dispatch.

The proposed driveway extending between Buildings A and C continues into the
parking area for the Family Dollar Store. There appears to be a 4> gap between the
proposed apartment driveway and the asphalt parking lot for Family Dollar.

The proposed development includes a clubhouse (within Building B), a dog park, a
playground, and an “amenity space”. The applicant shall detail what is included in the
amenity space and playground. With 28 three bedroom apartments, there are likely to
be a number of children living within the development; the location of play area/open
space is limited within the development.

The applicant should relocate the dumpster that is in front of Building F.

Attributes

Plan in generally in conformance with the Corridor General Form Based Code
Consistent with many aspects of the Division United Plan.
Two story buildings adjacent to mobile home community
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10.

11.

12.

13.

14.

15.

16.

17.

18.

entire parcel in a fully developed condition. The detention volume must account for
runoff from 5840 Division Avenue. We will need to see these calculations.

The detention basin will need to be placed in a drainage easement, as it will serve more
than one parcel.

The amount of detention volume required may be based on an estimate of the
percentage of impervious surface area based on the Kent County Subdivision Drainage
Rules (short method #1), based on 0.1 acre-ft per acre for the entire parcel (short
method #2) or, alternately, a tabulation of actual reservoir routing (long method).
Routing calculations usually result in the lowest required volume. The detention sizing
must be based on a 25-year storm. We will need to see detention sizing and release
calculations.

Kentwood allows a maximum detention release rate of 0.33 cfs/acre, based on the total
parcel size.

Provide flow calculations and water surface elevations for the stream/drain south of the
development. Include 2-, 5-, 10-, 25-, 50-, and 100-year flows and water surface
elevations. The elevation of the bottom of the proposed detention basin must be at or
above the 10-year water surface elevation in the receiving stream/drain.

A 15-foot-wide flat maintenance shelf for vehicular access is required for the detention
basin.

All developments must carry a floodway through the development to preclude property
damage. Overland floodways for a 1% chance (100-year) storm event will need to be
designated.

The natural stream must be protected by a 50 foot “do not disturb” zone, centered on
the drain. Show this “do not disturb” zone on the plans.

Contact the Kent County Drain Commissioner’s office to secure a permit to connect
storm sewer outfalls to the county drain along the southern portion of the site. Provide
a copy of the permit for our files.

Indicate and label the 1% chance (100-year) flood elevation on the site plan or add a
note that none exists on this site.

Indicate and label the wetland delineation line or add a note that none exist on this site.
Provide copies of any required EGLE permits.

Water and Sanitary Utilities:

19.

20.

The proposed water main and sanitary sewer will be public mains. Water main must
be ductile iron and in a dedicated 20 ft easement. Use City of Kentwood standard
specifications for water main.

Sanitary sewer shall be in a dedicated 20 ft easement. Sanitary sewer shall be minimum
8-inch diameter. Use City of Kentwood standard specifications for sanitary sewer.
Specify EJIW Type 1040 castings. All main line sanitary sewer pipe shall be PVC
composite pipe (truss pipe). PVC solid wall (SDR-26 or SDR-35) is not allowed. This
is based on our experience with the performance of PVC solid wall pipe.

























Approved Findings of Fact
Case #53-00
Page 2

10.

11.

12.

building), is accepted by the Planning Commission and is
approved, major changes to the colors or textures are subject to
Planning Commission approval.

The building shall be moved further east to the rear of the parcel,
but no closer than fifteen (15) to twenty (20) feet to the rear to
allow for conditions number 3 & 4.

Additional greenspace shall be added in front of the store either as
landscape islands within the parking lot or between the parking lot
and the common drive.

The strip of land labeled “4.00.foot concrete island” shall be
relabeled “landscape island” and shall be increased in width.
Appropriate landscaping shall be planted within.

The site plan must contain templates showing that delivery trucks
will have enough room to maneuver within the site or the applicant
must otherwise prove to staff that delivery trucks can safely
maneuver within the site.

Staff review and approval of a landscaping plan prior to the
issuance of any building permits. Sufficient landscape materials
shall be added to the space East of the store to retain trash and
debris from blowing off the site and to the North property line
which abuts residential homes per staff’s approval.

Landscaping shall be maintained and replaced as necessary to
remain consistent with the approved landscape plan.

Submittal of a copy or copies of access agreements that allow users
of future facilities to the south of Family Dollar to use the Family
Dollar entrance and exit drive.

Drive access and curb cuts onto Division Avenue to be approved
by the Kent County Road Commission.

Staff review and approval of a lighting photometrics plan,
including manufacturers catalogue cuts prior to the issuance of any
building permits.

Submittal of a revised site plan to the Planning Commission for
signature that contains the applicable changes included within this

approval.

Compliance with Fire Marshall’s letter dated November 9, 2000.
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BASIS:

13.

14.

15.

16.

Compliance with City Engineer’s memo dated December 29, 2000.
No outside storage of shopping carts.

Applicant will add one additional barrier free parking space in
front of the store to make a total of three spaces.

Dumpster enclosure to be of block construction.

Section 23.8.3.2 of the Zoning Ordinance and Condition number 2
of the approved Preliminary Site Plan Review for the Commercial
Planned Unit Development (Planning Commission Case # 3-97)
requires the PUD to be designed and developed with a unified
architectural treatment. Basis point two (2) of the approved
Preliminary Site Plan states that architectural treatments will be
determined with the individual final site plan phase approvals.

There are multiple objectives of the PUD zoning districts,

included among them is the objective: “To encourage

creative and imaginative approaches in the development of
cominercial elements of the City.” With the conditions placed
upon this approval, the site plan should meet the general objectives
of the PUD ordinance and the objectives of the C-PUD zoning
district. Lacking the conditions, there are only limited features that
may make the development creative and imaginative in its design.

The Master Plan includes the goal to “Provide a balance between
development and open space preservation.” Providing additional
greenspace upon the site will help to meet this goal.

The Planning Commission Development Guidelines for
landscaping state that one (1) landscaped island at least one
hundred and eighty (180) square feet in area shall be provided for
each ten (10) parking spaces. No more than ten (10) parking
spaces shall be placed in a contiguous row without a landscaped
island. In addition, required landscape islands shall be planted
with at least one (1) tree and four (4) shrubs. Height of trees at
maturity shall be a minimum of fifteen (15) feet and be of a
minimum caliper of 1 % inches at planting.

Increasing the amount of greenspace as conditioned will help the
site to be more in line with the intent of the guidelines.



Approved Findings of Fact
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10.

Within Section 23.8.5.3 of the Zoning Ordinance it states that
yards and setback distances shall be at least equivalent to the
minimum required by the zoning district from which the use comes
from. The minimum can be reduced if ““a better or more
appropriate design can be achieved by not applying the provisions
of the zoning district, and adherence to the requirements of the
zoning district is not required in order to insure health, safety and
welfare of the users of the development.”

In this circumstance it is acceptable to allow the building to be
placed closer to the rear than otherwise would be permitted
because the use proposed behind the Family Dollar store is another
commercial use. In the C-2 zoning district, currently no side yards
are required when a commercial use abuts the property of another
commercial use. In this situation, the site would have the benefit
of a yard being in-between commercial uses and allow for the
placement of the greenspace to the front of the building where it
would be more useful.

Fifteen (15) to twenty (20) feet of green space to the rear should
provide sufficient room for trees to be planted, which will help to
hide the building for the property owners to the rear and also help:
to control the micro climate around the building.

Section 23.8.5.6 states that “All open space and landscaping shall

be provided in conformity with an approved site plan to be
inctuded as a condition of the PUD.”

Kent County Road Commission is the City’s agent in approving
curb cuts.

To implement the C-PUD plan and to meet goals and objectives of
the Master Plan, the properties directly to the south of the proposed
retail store must have the ability to enter and exit their site through
the Family Dollar store property.

Section 20.11.3 of the Zoning Ordinance states that “special
attention shall be given to location and number of access points,
general interior circulation, separation of pedestrian and vehicular
traffic, and arrangement of parking areas that are safe and
convenient and, insofar as practicable, do not detract from the
design of the proposed building and structures and the neighboring
properties.”

Discussion at work session and public hearing.
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1. The site plan otherwise complies with the applicable standards of
the City of Kentwood Zoning Ordinance.

12, Applicant’s representation at work session and public hearings.
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City of Kentwood - P.U.D. Narrative
5488+- S. Division Ave.

The general character of the P.U.D. is one of Convenient Commercial. The Traffic count on Division
Avenue makes this parcel a natural location for Commercial uses that take advantage of visibility in a
Commercial area. We have planned to be sensitive to this high volume of traffic by attempting to limit
the ingress/egress locations to those that will be the most conducive to the flow of traffic in and out of
our parcel(s) as well as the ingress/egresses across the street.

Our proposed P.U.D. is compatible with surrounding and abutting uses and provides suitable open spaces,
landscaping and parking areas. We conserve the value of the property and use the property to its
optimum potential while protecting the immediate environment. The two proposed outlots promote a
more complete urban design which includes necessary community services and employment
opportunities conveniently located and attractively designed. This project certainly is a creative and
imaginative approach to the development of commercial elements in the City.

The front 250’ feet of our parcel is already zoned commercial and an overall P.U.D. is an appropriate
change in zoning. We are proposing that all buildings be designed and developed with a generally unified
architectural treatment. Utilities, roads and other essential services are all available for immediate
use by the proposed purchasers and/or tenants. The proposed uses are compatible with the surrounding
residential area in that no unpleasant noise, fumes, odors, glare, vibration, smoke, vapors, gases,

electrical emissions or industrial wastes will be produced or emitted into the community. Additionally
the site has direct access to a major street.

This plan meets the purpose and objectives of P.U.D.’s by allowing us as developer’s to secure
~ advantages which can be passed on to the general public. As proposed we are allowed some controlled
*_flexibility on the eastern portion of the property. In exchange we will be sensitive to set-backs from
he residential area and provide landscaped screening than required by the standard commercial zones.
This will allow for greater property value, job opportunities and additional services to the community.

The appearance of the project will not only be harmonious with adjacent uses, but quite frankly will be
a great improvement over the appearance of a couple. It would be of great interest to us if the City
would do what it could to improve the appearance of the commercial property immediately north and
the unscreened storage area of the Mobile Home Park adjacent the southeast portion of this property.

Unlike the existing uses adjacent to this property, we are proposing to feature appropriate landscape
screening. We are also proposing to enclose the principal and accessory uses aside from vehicle
parking or display. We will also conform with the appropriate sign control. Finally, the distances
between all proposed uses and buildings are great enough to in fact constitute a buffer. Loading and
maneuvering areas are removed from residential lot lines.

In closing, we believe the proposed zoning change to a commercial P.U.D. is consistent with the City’s
Masterplan because it is apparent that this general area of the City is primarily intended for
commercial use. Our proposed commercial uses create a natural transition to the residential areas to
the north and east. We have taken steps to insure the protection of the immediate environment by
designing adequate storm water retention areas to restrict flow of storm water into the Crippen drain.
We believe that the proposed P.U.D. creates an excellent service area and nice addition to the

community. This addition will serve as a positively perceived point of entrance to the community for
years to come.

=Y 8305 Byron Center Avenue, S.W., Byron Center, MI 49315 Voice: 616-878-7170 Fax/Modem: 616-878-7199 (Bl
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LAND USE

What is the dominant land use in the
quarter mile station area? (40% or
greater of land area)

Residential-dominate :
Neighborhood Center

Industrial and/or Commercial
dominant: Employment Center

Other/ No Dominant Use:
Town Center

6.6 HOW WERE TYPOLOGIES ASSIGNED?

In this study, typologies were assigned to stations based

primarily on three factors:

+ The balance, type, and diversity of existing land uses

+ The balance of jobs to residents

- Engagement outcomes related to participant preference

The outcomes of the engagement activity (e.g. the

JOBS/RESIDENTS BALANGE

What is the ratio of jobs to
residents in the quarter mile station
area?

1.5 x more residents than jobs:
Neighborhood Center

1.5x more jobs than residents:
Employment Center

Residents and jobs are close to
1:1:

PUBLIC ENGAGEMENT

What have participants told us
about the character of the station
today and about what they want
the station character to be in the

Majority of votes (combined
Steering Committee voting
process and public participation
vote)

and feasible for the station area. In 8 out of 11 station
areas, the assignment selected by community members

matched the metrics for the station area. Only Burton,

44th Street, and 54th Street had metrics that differed

from community assignment. At Burton and 44th, the
existing character is residential, but participants desire a

more Town center focus. At 54th, the current station area

appears 1o be more like an employment center, but the

Town Center category is desired. In

| three locations,

" participants are essentially requesting to move from a

preference expressed by community and steering

committee participants) was the deciding factor in what
typology each station was assigned. However, jobs to

residents ratio and current fand use were examined to
ensure that the typology selected was both reasoneble

more single-purpose focused station o a true- mixed use.

For a list of which stations were assigned which Typology,
please the graphic in Chapter 2, Section 2.0

6.7 TYPOLOGY AND DEVELOPMENT TESTS

For each station area, a development test was conducted
to calculate the total land area that would be required to
achieve the desired intensity score. The station area was
then tested parce! by parcel until the desired intensity
score for the station was met, The development types

New development types (ot coverage, height, uses) for
each station were based on the typology assigned. The
table below shows the rates of jobs, homes, and people
added to each station by Typology. Town Center stations
recieved the densest overall development.

For more information on assumptions used for each
typology in the Development Test exercise (including ot
cover and share of building types) please see Appendix B,
Sections 6.9 - 6.11. These pages show the development
recommendations for the overall Typology on the lefthand
side, and the specific values used in testing on the right
hand side. It is important to note that these devejopment
test, much like station plans, are not proscriptive but
cxploratory. While thcy show sorne specific parcels that
could be redeveloped to acheive station density, there are
other possitile ways of reconfigtising the station area. The
development tests should be understood as a possible
model of future conditions in 20+ years in the station
quarter mile.

6.8 DEVELOPMENT TEST PROCESS

The following property categories were used in selecting
development sites around the station area:

1. Vacant land

2. Parking-only lots

3. Existing Jow-density/underutilized commercial lots (low
FAR, large areas of parking) directly along the corridor.

4, Existing low-density residential

Not every station required redevelopment of every property
category. In general, stations in the Grand Rapids portion
of the corridor, which have relatively higher densities
already and widely available vacant [and at muitiple

parcel sizes, required only redevelopment of vacant land
and parking lots. Most stations required redevelopment

of vacant land, parking lots, and some underutilized
commercial lots. Only Kroc Center and 60th Street-both
stations that have topography issues and also tend
towards larger parcel sizes—required the redevelopment of
some cxisting low-density residential. n any case where
redevelopment of lots with existing jobs or housing was
required, every attempt was made 10 avoid sites with the
highest job or housing density in that station area.

Dwelling units | Jobs per People per Jobs/people |Peopleljobs
Typology per acre acre acre ratio ratio
Employment 10.8 61.6 18.32 3.36 0.30
Town Center 24.5 48.5 41.91 1.18 0.86
Neighborhood Center 25.8 9.5 44.65 0.21 4.70

1
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