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DIVISION AVENUE CORRIDOR PLAN 

 

 

 

BACKGROUND 

The Division Avenue commercial area has been in decline for a number of years.  While 

the Division Avenue corridor used to be a key shopping area serving the residents in the 

Home Acres neighborhoods, new shopping venues and superstores have led to the 

deterioration of the area.  The recent Master Plan recommendations recognized the 

potential of the area for neighborhood shopping due to the close proximity of residential 

rooftops and approximately 25,000 vehicle trips per day.  The addition of the Bus Rapid 

Transit or BRT to the corridor was anticipated to have a major impact on the 

redevelopment of the corridor. However, despite the fact that the BRT has been in place 

since 2014, there is still a lack of new investment in the area. 

 

 Division Avenue has had difficulty redeveloping, despite the above-mentioned factors. The 

amount and speed of traffic along the corridor has been a detriment to some residential and 

neighborhood commercial uses. Modern suburban development needs more space to 

accommodate landscaping, berms, setbacks, and parking lots.  However, individual lots within 

the Division Avenue corridor are generally small, and land assembly is critical to putting a 

development project together.   In addition, on the west side of Division Avenue south of 54th 

Street, public sewer is still not available.    

 

 The Corridor runs through the cities of Grand Rapids, Wyoming, and Kentwood, and then 

extends further through the townships south of 60th Street.  The cities have attempted to address 

some of the issues of disinvestment in the corridor.  All of the communities have adopted a Form 

Based Code. (FBC) as an alternative to traditional zoning that uses the form, or appearance of the 

building, rather than the use as the organizing principle to create a high quality urban place.  The 

options for permitted uses have been increased within the FBC to allow many types of residential 

uses, including apartment buildings and mixed uses.  The FBC also allows for greater 

administrative approval of uses.  It was anticipated that there would be more development 

generated from the FBC, however, no major developments have occurred since the FBC was 

adopted in 2017.  The FBC also improves the public realm of the area by requiring public 

amenities like street trees and furniture, lighting, and wide sidewalks for pedestrians.  

 

In order to have success creating a walkable corridor area, the cities of Grand Rapids, 

Wyoming and Kentwood will have to collaborate on a corridor plan for Division 

Avenue.  While the land use allowances are similar from community to community, 

public improvements that will make the street more livable have not been determined.  

This Corridor Plan will help to build consensus toward those improvements which will 

require shared vision, policy and shared cost between the municipalities.  
 

Boundaries 

Although the issues of the corridor will extend from downtown Grand Rapids to 60th 

Street, the emphasis for this corridor plan will extend only between 28th Street and 60th 

Street, where Kentwood and Wyoming share a corporate boundary along Division 

Avenue. The plan will focus on the portions of the corridor that are shared between the 

city of Kentwood and the City of Wyoming—from just north of 44th Street to 60th Street, 
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The corridor plan will mainly address the frontage properties, or the properties that are 

zoned FBC. 

 

The Content of the Plan: 

This plan reviews the work that has been done thus far along the corridor—from the 2009 design 

charrette, to the development of the Form Based Code in Wyoming and Kentwood, to the on-

going public outreach work of the City of Grand Rapids in its South Division Corridor Study.  

The Plan will address issues such as the barriers to development, the mix of uses that are 

anticipated, housing demand, road improvements (including median location, streetscape, and 

barrier-free non-motorized access) and marketing. Many of these issues will be addressed 

through the work that will be undertaken as a result of the successful application for a Federal 

Transit Administration multi-modal planning grant.  The City of Grand Rapids, the City of 

Kentwood and the City of Wyoming will collaborate on the grant which would help identify the 

barriers to transit oriented development on the Silver Line corridor and formulate actions to 

address these barriers.   The cities have each committed to contribute $25,000 toward the grant 

application, and will participate fully in the process.  This Corridor Plan will benefit from the 

regional approach of the TOD grant by having a consistent strategy and marketing approach to 

the Division Avenue corridor. 
 

Past Planning Efforts: 

The Division Avenue corridor has struggled for many years, since retail began to move 

away from the Home Acres area to shopping malls, strip malls and power centers.  The 

street itself has expanded from a plank road to a 4 lane road with a center turn lane, 

supporting some 25,000 vehicle trips per day. The area became home to many used car 

dealerships. The travel lanes for Division have increased over the years, and speed limits 

have also increased to 40 miles per hour.  This has made the avenue less conducive to 

walking and outdoor seating.   

 

It took a number of years to develop the FBC.   The 2012 Master Plan Update included a 

charrette process that included the work of design professionals and many opportunities 

for community input.  The charrette also produced a regulating plan that is representative 

of the type of development the city would anticipate along the corridor.  The regulating 

plan was adopted into the city’s 2012 Master Plan.   

 

The city then partnered with the city of Wyoming to collaborate on the development of 

the FBC for both communities.  The Form Based Code, adopted in 2017 in Kentwood, 

allowed for buildings to be located very close to the right of way, parking spaces to the 

side or behind buildings and screening for residential uses. With the development of the 

FBC, the city also adopted two Context Areas for the Division Avenue Corridor—

Corridor General and Corridor Edge.  The Corridor General context zone is generally 

used in areas closest to the BRT stops and allows higher density development.  The 

Corridor Edge context zone is generally located outside of the ¼ mile radius of the BRT 

station, and allows some uses that are more suburban in nature. 
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The city also worked with Wyoming to determine the location of medians within the 

Divisions Avenue right of way, prior to the reconstruction of that section of the road 

between 54th Street and 60th Street. 
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VISION FOR THE DIVISION AVENUE CORRIDOR 

 

The Division Avenue Corridor will be: 

 

Mixed Use:   

Whereas the former zoning code would not allow residential uses, the new FBC allows a 

mixture of uses and mix used buildings.  This will encourage walking to access transit 

stations as well as walking to access services that are within walking distance of transit. 

 

Diverse:   

The Division Avenue Corridor will be made up of a mixture of uses such as residential, 

commercial, office and service that will meet the needs of a diverse mixture of people of 

various ages, incomes, and abilities.  The mixture of uses is more economically 

sustainable, as the area will not rely solely on one type of business or clientele. 

 

Safe: 

With more people living and working along the corridor, the corridor will be safer.  As 

building placements become more proximate to the street, the area becomes more 

walkable, traffic speed will slow, making walking, biking and transit more safe.   

 

Attractive: 

Public improvements are anticipated, including street trees, street furniture, medians, 

lighting, and attractive buildings, as dictated by the FBC. 

 

Economically Sustainable: 

The new residential development will support commercial services and employment 

centers.  The BRT system will allow people to live, work, and play in the area without 

having the expense and burden of owning an automobile, making the area much more 

affordable.   
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CORRIDOR RECOMMENDATIONS 

 

Housing:    

Identify barriers to new housing and provide incentives and strategies to improve 

access for developers and residents to housing along the Division Avenue corridor. 

 

 The federal TOD grant will complete a market study of existing housing on the 

corridor to determine an appropriate mix of housing types, completed within four 

months of grant award.  In addition, the grant will undertake a corridor land use 

review to identify all existing land uses...    

 The grant will analyze data related to jobs and mobility to identify strengths, 

opportunities, and challenges.  

 The TOD grant will develop educational tool kits and strategies to reach out to 

area developers and lenders to encourage participation in development. 

 The city and MEDC will host developer events to market target properties to the 

development community. 

 The city shall consider incentive programs for first-time home buyers and small-

scale development investment. For example, municipal incentives could include 

expedited review of development and redevelopment proposals by investors.  

 

 

 

Identity 

Identify the unique characteristics of the Division Avenue corridor that distinguish 

it from other business districts. 

 Work with the city of Grand Rapids model of community engagement for 

community participation and buy-in. 

 Work with property owners to identify unique characteristics of the corridor and 

that distinguish it from other areas of the city. 

 The City shall reach out to the existing and emerging diverse populations along 

the Division Avenue corridor for input, participation and leadership in the 

planning process.   

 The City shall promote more events that bring people to the Division Avenue 

corridor for shopping, eating, employment, and recreation. 

 Work with property owners and businesses to identify uses the unique qualities of 

the corridor and how the city can best market these themes.  For example, 

Asian/ethnic food/restaurants 

 

Partnerships:   

Through the federal TOD grant, the city shall identify partners such as businesses, 

chambers of commerce, municipalities, neighborhood associations, ITP, etc. to 

assist in development of goals and strategies for the redevelopment of the corridor 

 Work with the city of Wyoming to identify public improvement projects for the 

corridor including: 

 

 Road improvements 

 Median locations 
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 Landscaping and street trees 

 Lighting  

 Banners/signage 

 Themes—see community above 

 

 Work with the Inter Urban Transit Partnership (ITP), Grand Rapids and Wyoming 

on the federal TOD grant for planning along the BRT Corridor.  Use community 

engagement strategies noted above to gain acceptance and participation with the 

planning process. 

 

 Establish relationships with special interest partners such as Disability Advocates, 

local biking groups, affordable housing advocates, and other entities with concerns 

regarding mobility and housing along the corridor. 

 

 Work with the Kelloggsville, Godwin, Kentwood and other school districts to 

discuss common goals and issues. 

 

 

 

Greenspace, parks and non-motorized trials: 

Evaluate the need and potential locations of public open space, parks and other 

public or semi-public space within the corridor. 

 

 Identify locations along Division Avenue that are potential locations for green 

space.  Also include potential locations for temporary pop-up parks. 

 

 Develop a sidewalk plan specific to Division Avenue, indicating where additional 

sidewalk width could be provided upon redevelopment of the property or with 

grant proceeds. 

 

 Federal TOD grant will analyze the corridor inter-modal connections and create a 

plan for strengthening the mode transfer to the Silver line, including bicycle, 

pedestrian and transit service/facilities.   

 

 Develop a plan for bike lanes along the Division Avenue corridor or along a 

parallel street corridor, including costs for wayfinding signage. 

 

 Work with ITP to create visualizations for potential development at 4 key 

locations to show potential benefits of public improvement projects. Ensure that 

infrastructure is in place along Division to support the anticipated mixed use 

development. 
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Park plan for Kellogg Woods Park, adjacent to Division Avenue frontage 

 

Streetscape/Public Improvements 

Identify public improvements within the public right of way and identify funding 

mechanisms and policy 

 

 Develop an integrated landscaping and streetscaping, along with gateway 

treatment for the entire corridor, from downtown Grand Rapids to 60th to help 

define the corridor and provide an overall theme for the corridor. 

 Develop wayfinding signage to help promote the theme of the corridor and 

connect people to businesses, public spaces, public transportation, non-motorized 

routes,  historic resources, and other amenities. 

 Seek out funding sources for assistance with public aesthetic improvements. 

 Research beautification and landscaping grants, including CDBG funds 

 Ensure that the SCI provides adequate matching funds for potential grant 

programs. 
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 Consider the establishment of a Corridor Improvement Authority or other entity 

to assist with the funding of public improvements. 

 

 
                  Plan for potential park square locations, visual representation of public building square 

 

 

Transportation: 

Develop a Master Plan for public infrastructure for all modes of transportation 

 

 Coordinate road improvements with the Planning Departments in Grand Rapids, 

Wyoming and Kentwood to ensure that projects that are consistent with the 

Corridor Plan. 

 Ensure that adequate crosswalks are provided along Division Avenue and that the 

crosswalks are clearly demarcated. 

 Identify specific opportunities to consolidate driveways while reviewing potential 

median locations. 
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 Examine traffic patterns over time to determine whether 5 traffic lanes are needed 

along Division. 

 City shall work with the city of Wyoming to explore traffic calming measures to 

make the corridor friendlier to residential and neighborhood development. 

 Identify the need for additional park and ride lots along the corridor; possible 

collaborating with a developer for residential use within the same property. 

 TOD grant will analyze the corridor inter-modal connections and create a plan for 

strengthening modal transfer to the Silver line, including bicycle, pedestrian, and 

transit service/facilities. 

 City shall consider the prospect of expanding dedicated bus lane hours along 

Division Avenue. 

 

 

The following graphics indicate charrette plans developed for the Division Avenue 

corridor.  Plans include potential location for new local and connector streets needed to 

provide proper block lengths for the Form Based Code.  Graphic representations also 

include cross section and design fro various road segments that are envisioned along the 

Division Avenue corridor. 

 

 
     Plan for potential location of new local and collector streets along corridor 
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.  
                                                   Division Avenue design 

 

 

 
 

 

The citizens participating in the charrette process desired a boulevard treatment of Division 

Avenue.  The proposed cross section below includes an intermittent median, parallel parking, 

extended curbs at some corners, and left turns as appropriate.  In some cases, additional right of 

way may be needed; this will be more feasible in certain segments of the corridor. 
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The median proposed will accommodate pedestrian crossings at unsignalized 

intersections.  The bump outs and median reduce each crossing distance to 22 feet and 

require watching for oncoming traffic in only one direction at a time.  Traffic engineers 

offer this as a safer crossing arrangement given Division’s planned traffic speed and 

volume. 
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Economic Vitality 

Determine the barriers to the successful location or retention of businesses along the 

corridor 

 

 Federal TOD grant will conduct a market study to determine the type of housing 

that the corridor has and could support, as well as a land use review and job 

analysis.  This information should be publicized to developers and other 

stakeholders.  Note that outreach to the public and to key stakeholders is also 

included in the grant. 

 TOD grant will create visualizations of potential development at four key 

locations to help jump start interest projects along the corridor. 

 Educational toolkits and strategies will be employed to reach out to lenders and 

developers through the TOD grant, to ensure that information regarding available 

properties and incentives is known to all parties that may be involved in the 

development process. 

 Provide information and resources to redevelop any contaminated properties 

along the corridor through the brownfield program. 

 Seek out funding sources that will bring financial support to projects that improve 

the streetscape and infrastructure. 

 Seek out funding sources through state, federal or local programs to assist 

developers, including the city’s Revolving Loan Fund and Commercial Loan 

Program. 

 Provide economic development counseling for businesses that would like to 

locate within the corridor. 

 Work with developers to establish a signature project to jump start development 

in the area. 

 City shall host informational meetings for realtors and developers on developing 

properties within the Form Based Code area. 

 City shall develop property information packages to identify priority properties 

available for development on the Division Avenue Corridor.  The property 

information packages shall list the amenities associated with the property, 

relevant demographic data, provide a market analysis, list incentives available 

and provide other information to communicate the city’s desired outcome for the 

area.  The city will work with the residents in the area to ensure community 

support and vision for a development project. 

 

 

Community Involvement: 

 

 The federal TOD grant will start with an extensive public outreach to the public 

and stakeholders along the corridor. 

 Involvement will include public meetings, business association and neighborhood 

meetings, development of an online or social media presence for input and 

information.  

 The Cities of `Grand Rapids, Wyoming, and Kentwood have individually 

conducted planning processes related to the development and redevelopment of 
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Division Avenue.  Most recently, Wyoming and Kentwood rezoned Division 

Avenue frontage from a commercial zoning designation to a Form Based Code 

designation. Grand Rapids is currently working through an ongoing public 

outreach effort through the Grand Rapids South Division Avenue study. The 

TOD grant will allow the effort made by Grand Rapids to extend to the cities of 

Wyoming and Kentwood. 

 

The cities will extend efforts to promote public engagement in the process.  The 

TOD grant will identifying participants, involve business associations, develop an 

online social media presence, and work with local ambassadors to gain 

community input. 

 

 

 

 
          Overall Vision Plan for Fisher Station, Division Avenue Corridor 

 

 

 

 

 

 

 

 

 

 

 


