
APPROVED MINUTES OF THE REGULAR MEETING 

OF THE KENTWOOD PLANNING COMMISSION 

JANUARY 11, 2022, 7:00 P.M. 

COMMISSION CHAMBERS  

 

 

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

 

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

 

C. Roll Call: 

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

Pemberton, Darius Quinn 

Members Absent: Catherine Brainerd (with notification) 

Others Present: Community Development Director Terry Schweitzer, Economic 

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

Collier 

 

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

 

- Motion Carried (7-0) – 

- Brainerd absent -  

 

D. Approval of the Minutes and Findings of Fact 

 

Motion by Commissioner Holtrop, supported by Commissioner Pemberton, to 

approve the Minutes of December 14, 2021   

 

- Motion Carried (7-0) – 

- Brainerd absent -  

E. Approval of the Agenda 

 

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

agenda for the January 11, 2022 meeting.  

 

- Motion Carried (7-0) – 

- Brainerd absent -  

 

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

 

There was no public comment. 

 

G. Old Business 

 

There was no Old Business 
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H. Public Hearing 

 

There were no Public Hearings 

 

I. Work Session 

 

There were no Work Sessions 

 

J. New Business 

 

Motion by Holtrop, supported by Benoit to set a public hearing date of February 22, 

2022 for: Case#3-22 - Cardinal Senior Management Kentwood -Rezone 4.72 acres of 

land from C4- Office to RPUD-1 High Density Residential and Preliminary Site 

Plan Review – Located at 2802 44th Street SE; Case#4-22 - Cardinal Senior 

Management Kentwood – Special Land Use Large Group Adult Foster Care 

Located at 2802 – 44th Street SE 

 

- Motion Carried (7-0) –  

- Brainerd absent - 

K. Other Business 

 

1. City Commission Zoning Amendment Referral Back to PC  

 

Pung stated the City Commission discussed the recommendation from the Planning Commission 

relating to zoning ordinance amendments to allow athletic facilities to be a special land use in the 

industrial districts and voted to refer the amendments back to the Planning Commission for 

further discussion based on concerns raised.  

 

• Commissioners felt that the definition for athletic training facilities needed to be tighter. 

There was concern that the current proposed definition provided loopholes that would 

allow for more intense commercial like operation that would compete with similar 

facilities in the commercially zoned area of the City. 

• Concern that there could be an adverse impact on the tax base. Concern that an athletic 

training facility would generate less tax income than an industrial/warehousing use 

• Concern with building design requirements, as they relate to Fire and Building Codes, for 

an athletic training facility versus and industrial/warehousing use. 

• Concern that allowing additional uses in the industrial district would have an adverse 

impact on the supply of industrial zoned property available for industrial/warehousing 

use.  

 

After extensive discussion the commissioners decided to modify the definition of athletic 

training facility devised by the City Attorney sending it back to the City Commission. 

The tax base, the City Assessor answered that, the building design is taken care of 

somewhere else, industrial availability the planning commission discussed that in detail 

and decided that will be market driven.  
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Athletic training facility: A specialized private facility focusing on the development of 

special skills directly related to a team or individual competitive sport. Unlike a health 

club, these facilities are primarily for the prearranged use of specific teams and 

competitive athletes, rather than for general physical conditioning. Such a facility might 

include specialized sports facilities, such as ball courts, hockey rinks, gymnasiums, 

playing fields, and pools. Any such facility must include classrooms and training 

facilities (e.g., taping stations, treatment tables, whirlpools, etc.) intended to address 

therapeutic intervention and the rehabilitation of athletic injuries and related medical 

conditions. Activities may include training and skill set sessions, practices, and pre-

arranged competitive training events. 

 

(an option is to also prohibit/limit retail and concession sales which may address 

concerns of use becoming more commercial in nature and competing with existing 

facilities located in commercial districts) 

  

  

The commissioner consensus was they can see them adding the word private facility. 

They would not want to restrict the retail concessions. The statement that says “Any such 

facility must include classrooms and training facilities (e.g., taping stations, treatment 

tables, whirlpools, etc.) intended to address therapeutic intervention and the rehabilitation 

of athletic injuries and related medical conditions.” They feel like this is not what this use 

is for. This is a training facility to help them practice soccer year round therefore they 

would strike that.  

 

Pung stated he thinks the Attorney added the classrooms thinking they would have a 

multi-use room that they are going to sit down and go over their basic safety features or 

some basic training. Pung stated he thinks the City Attorney wants there to be some place 

dedicated as a classroom whether they are coming in reviewing tapes or videos or sitting 

down for some in person training before going out on the field. Pung stated an area set 

aside for someone getting hurt they would have a place to do their basic first aid 

therapeutic aspect. The commissioners decided that could be done on the sideline or 

parents can take them to the Medcenter. They only want the City Attorneys last sentence. 

“Activities may include training and skill set sessions, practices, and pre-arranged 

competitive training events.” 

 

Benoit stated to be mindful that this is a special land use and they will have to come to 

the Planning Commission. 

 

Motion by Holtrop, supported by Poyner, to send back to the City Commission with 

the revision of the definition for athletic training facility to state “such facility may 

include classrooms and training facilities (e.g., taping stations, treatment tables, 

whirlpools, etc.) 

- Motion Carried (7-0 ) – 

- Brainerd absent  -  
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2. Master Plan Amendment Process 

 

Schweitzer stated in the past several months the Planning Commission has reviewed two 

prospective amendments to the City’s Master Plan future land use map.  He stated staff  

has drawn upon the provisions of the Michigan Planning Enabling Act to guide us 

through the process of review, public engagement and ultimately consideration of 

changes to land use designations for specific areas of the community. He stated Planning 

staff recently had a meeting with City Attorney Jeff Sluggett to evaluate and refine this 

process and wanted to share their thoughts. 

 

Options  

Schweitzer stated to assist in the City’s interpretation and implementation of the Master 

Plan going forward, we believe one or both of the following refinements should be 

considered: 

 

•Distinguish between Major and Minor Amendments  

Define/identify what is a major versus minor land use amendment taking into 

consideration the size, location, anticipated traffic impact and relative intensity of the 

current designation compared to the proposed change.  In recent years we have received 

development review requests involving large tracts of land down to tracts with as little as 

half an acre.  The larger tracts of land will generally warrant greater scrutiny than the 

smaller properties. Occasionally, the need to confer and “edge-match” with an adjoining 

community increases if the subject site is located along or near a common jurisdictional 

boundary.  Relative traffic impact thresholds are currently specified in Section 13.02.C. 

of the Zoning Ordinance based on the size and type of development. In this way, the 

relative intensity of our master plan land use designations can be stratified to gauge the 

comparative intensity of the current versus proposed land use designations.  

Proposals determined to be Major changes would continue to go through the current 

Master Plan Committee review and then full Planning Commission review before a final 

decision or recommendation is rendered.  Minor changes would go through an analysis 

that would be documented and included in the record associated with the subject 

property. The determination of major or minor change could be left up to staff or the 

Planning Commission Master Plan Committee which may warrant modification of the 

Zoning Ordinance. 

•Tie Proposed Master Plan Changes to a Specific Development Proposal 

The process established to consider the two pending land use designation changes 

currently under consideration by the Planning Commission did not provide for review of 

specific concept plans.  Subsequently the Planning Commission, the neighboring property 

owners and surrounding residents were frustrated with the vagueness of the discussion 

and the developers frustrated by the prolonged public comment period between the 

submittal of the land use change application and the Planning Commission decision. 

If the developer were required or allowed to file for the Planning Commission review 

concurrent with the master plan amendment review there would be more certainty in the 

process and provide the opportunity to shorten the review timeline.  If we continue to 

separate the master plan amendment review from the Planning Commission reviews, we 
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may need to extend the time limits for Planning Commission and City Commission 

approvals (Section 22.05.A of the Zoning Ordinance).  

 

Poyner stated he thinks there should be two separate processes and isn’t sure if the 

applicant should be present if it is a Master Plan change unless the applicant may be 

driving the commissioners to make the change. Benoit stated if the applicant owns the 

property they would have rights. Golder stated it is a public meeting, therefore anyone 

can be present. 

 

Schweitzer stated we are going to have another land use change that is being proposed 

along Broadmoor at 52nd Street, they want to go from Industrial to commercial. 

 

Benoit questioned if we should be doing this. He noted it took several years to update the 

Master Plan. He noted people had the ability to get involved in this process. Pemberton 

stated the Master Plan may not have been perfect to begin with and we have to be open 

minded. 

 

3. Election of Officers 

 

Benoit suggested keeping the officers as they are. 

 

Motion by Pemberton, supported by, Poyner to keep Jones as Chair, Holtrop as 

Vice-Chair and Kape as Secretary. 

- Motion Carried (7-0) – 

- Brainerd absent - 

4. Commissioners’ Comments 

 

Pemberton stated the affordable housing information contained within the readings in 

preparation for the joint City Commission/Planning Commission meeting was really good 

information  

 

Holtrop stated he will be absent next meeting 

 

Kape stated the City Commission approved to move forward with the Parks & Rec and 

Trail millage. He stated the election date will be August 12.  He stated they were initially 

going to ask for .9 mils, they are now asking for 1 mil. He stated they want to look at the 

land by the police station as a city center/amphitheater, fields, shelters etc. Also the 13 

acres next to the Fire Station they are going to ask for an additional Parks & Rec 

building. 

 

Jones stated the August ballot will also have the Senior Millage as well as the Veterans 

Millage. 

 

5. Staff’s Comments 
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Schweitzer stated the Mayor office has arranged for a pedestrian crosswalk study and a 

consultant has been hired. A public survey is being devise and Schweitzer requested that 

the Planning Commission consider serving as a test group before we roll it out as part of 

the study. The Commissioners expressed a willingness to assist. 

 

L. Adjournment  

 

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

meeting. 

- Motion Carried (7-0) – 

- Brainerd absent -  

 

Meeting adjourned at 8:25pm 

 

 

     Respectfully submitted, 

 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 

OF THE KENTWOOD PLANNING COMMISSION 

JANUARY 25, 2022, 7:00 P.M. 

COMMISSION CHAMBERS  

 

 

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

 

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

 

C. Roll Call: 

Members Present: Bill Benoit, Catherine Brainerd, , Sandra Jones, Ed Kape, Ray Poyner, 

Mike Pemberton, Darius Quinn 

Members Absent: Dan Holtrop (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 30 citizens. 

 

Motion by Kape, supported by Pemberton, to excuse Holtrop from the meeting. 

 

- Motion Carried (7-0) – 

- Holtrop absent - 

 

D. Approval of the Minutes and Findings of Fact 

 

Motion by Commissioner Pemberton, supported by Commissioner Quinn, to 

approve the Minutes of January 11, 2022.   

  

- Motion Carried (7-0) – 

- Holtrop absent - 

E. Approval of the Agenda 

 

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

the agenda for the January 25, 2022 meeting.  

 

- Motion Carried (7-0) – 

- Holtrop absent - 

 

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

 

There was no public comment. 

 

G. Old Business 

 

There was no Old Business 
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H. Public Hearing 

 

Case# 32-21 – The Forest -Master Plan Amendment Request - Change from Institutional 

to Medium Density Residential Land Use Located at 2400 Forest Hill; 

 

Schweitzer introduced the request. He stated 2400 Forest Hill Avenue is a 10.3 acre 

parcel currently the location for Christ Community Church. 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 

 

Schweitzer discussed the background of the property 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 original plan 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 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.   

 

Schweitzer stated on the church site the main building is in the middle of the property. He 

stated the area to the north along Burton Street frontage is in a bowl. It is lower than the 

frontage on Burton and Forest Hill. As you go along the east edge of the site there is as 

much as a 30 foot drop from the top down to the backyards of the homes along the Forest 

Hills subdivision. Schweitzer stated as you look on the southern portion of the site, it is 

more a gradual slope down into the Forest Meadows condominium development.  

 

Schweitzer stated the area is quite a mixture of detached single family subdivisions single 

family attached and detached condominium, large group adult foster care and apartments 

but what is common to the area is the fact that it is low density residential. Schweitzer 

stated Cypress Partners has come forward to the City to seek a change in the Master Plan 

for this property. He stated they would like to change the land use designation from 

institutional to medium density residential land use.    

 

Schweitzer stated Christ Community Church have had it on the market since August 

2020 and there has been no interest for the property from another congregation.  

 

Cypress Partners has come forward on behalf of Christ Community Church to seek a 

change in the Master Plan for this property. He stated they have a development concept 

that they have shared to get a sense of what they have in mind, however when looking at 
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a land use change we are not looking at a specific development plan. We look at the type 

of use. Cypress is looking to change to residential, medium density residential. 

Schweitzer stated low density residential equates go 4 units per acre. What Cypress is 

looking for is 65 housing units, medium density residential which can be anywhere from 

4 up to 8 units per acre. He stated this property is zoned attached residential PUD which 

allows for single family detached subdivisions, detached or attached condominiums, adult 

foster care facilities or apartments. Schweitzer stated there is quite a range but what we 

are looking at is whether it is consistent with the City’s vision into the future of 

development in this area of the community.  

 

Schweitzer stated there are several issues to take into consideration: 1) The use of the 

property-should it change to residential or remain institutional?  He pointed out that the 

property has been on the market reportedly since August of 2020 with no interest to buy 

expressed by any other congregation. Therefore, the prospect of the property going back 

to a residential use seems to be a reasonable consideration. 2) Development density-

should it be limited to no more than 4 homes per acre? He stated in 1992 the overall 

density of the project was less than 4 units per acre consistent with the low-density 

residential land use. The density in the surrounding area is 2 ½ - 4 units per acre.  3) Type 

and scale of buildings in the immediate area. He stated the type and scale of building of 

homes that are in that area are 1 ½ - 2 story buildings with pitched roofs. He stated these 

factors can be used to gauge how the request would fit within the area. Consistency with 

1992 Embassy Park PUD Plan- Can a development density for this site be in excess of 4 

homes per acre and the aggregate density of the overall PUD remain approximately 4 unit 

per acre. He stated a limitation of no more than 6 units per gross acre could attain this 

goal and maintain the predominantly home ownership characteristic of the overall PUD. 

 

Schweitzer stated one of the other concerns that have been expressed by the 

commissioners as well as the neighbors is traffic impact. He noted the staff 

recommendation specifies, regardless of whether the land use designation changes, any 

redevelopment should include a traffic impact analysis to address those concerns. 

 

Schweitzer stated another thing that has been expressed is when you look at the east line 

of the property and the backyards of those homes along Forest Bluff Drive, there is as 

much as a 30 foot grade differential between the high point on the property in question 

and the backyards of the homes.  He stated as we look at redevelopment into the future is 

this should be a consideration no matter what type of residential housing. 

 

Schweitzer noted there is a columbarium on the property containing the remains of as 

many as 23 people. He stated we have heard pledges by the church that they recognize 

their responsibility to work with the families on relocating them off this site in a 

respectful manner. 

 

Schweitzer stated several letter and emails were submitted in advance of the meeting 

commenting on this particular project.  All these communications were forwarded to the 

Planning Commissioners. 
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Schweitzer stated the formulation of the staff recommendation to yield a good fit within 

this area of the community has been challenging. He stated the recommendation is to 

grant conditional approval for the proposed change in the Master Plan Land Use 

designation from Institutional to Medium Density Residential. He stated this is with the 

condition that the residential development density for the gross site shall not exceed 6 

dwelling units per acre.  

 

Schweitzer stated the basis is: 

 

1. Redevelopment of the site from institutional to residential use is compatible with the 

surrounding properties. 

Representatives of the church indicate that the church is now in the process of 

dissolvement and the property at 2400 Forest Hill Avenue is available for sale. They 

further indicate that no offers have been made by any other church since the 

property was put on the market in August 2020.  

 

The surrounding residential development includes single family detached 

subdivisions, single family attached and detached condominiums, large group adult 

foster care and attached apartments. The buildings within the surrounding 

residential areas are predominately 1.5-2 stories with sloped roofs. 

  

2. The limitation of the development density for this 10.32-acre site to no more than 6 

units per gross acres is reasonable given the relative density of the surrounding 

development. In addition, the low-density development of the overall Embassy Park 

Planned Unit Development will continue to be maintained. 

 

The current density of the balance of the original Embassy Park PUD area is within 

4 units per acre on a gross acre basis.  The current accounting of each of the 

“subareas” of the original PUD reveal that one area (Clark at Keller Lake) is over 4 

units per acre while the remaining areas are less than 4 units per acre.   Thus, it is 

reasonable to consider a medium density residential classification restricted to no 

more than 6 units per acre for this site which aggregated with the balance of the 

Embassy Park PUD yields a density less than 4 units per gross acre.   

 

3. The zoning review of the subsequent redevelopment of the site should include a traffic 

impact study as described in Section 13.02.C.3 of the Zoning Ordinance. 

 

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. Each were evaluated based upon a 1% annual traffic 

growth rate over the next 20 years. The consultants indicated that a single lane 

roundabout would not be sufficient to deal with the traffic projected 20 years 

forward. Instead, the recommendation was for the traffic signal, but the design 

would incorporate a dedicated right lane in each of the four quadrants of the 
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intersection. In 2019 the City improved the intersection to include right turn lanes in 

all four quadrants. The two-phase signal installed allows protected left turn 

movements. The pedestrian crossing and traffic signals were also updated.  

Given the proposed change in the Master Planned Land Use Designation of this 

10.32-acre site, it is important to gauge whether the subsequent redevelopment 

project would negatively impact the progression of traffic along the street network, 

including the intersection.   

 

Mike Parks representing Cypress Partners was present. He stated they started looking at 

the property several months ago and they specialize in senior products. He stated it was 

very clear to them early on that they should not do rental. They are proposing is a villa 

product. He stated this presents as 1 ½ stories which is geared towards seniors ages 55-

80. He stated for sale no leases. He stated it is a product that is currently significantly 

under served in every community across America. He stated the demand far outstrips the 

product that is in the marketplace and the product they want is a master bed on the first 

floor and a certain size and a certain type of architecture. He stated the beauty about the 

product is the traffic from this product is 50-55% less than a single family home. He 

stated in most instances you have one adult, no teenagers in the house, a married couple 

(they aren’t commuting), or often the resident will be out of state for months at a time. 

The traffic patterns of a project like this is far less than others. Parks stated the products 

presents as 1 ½ stories, it is a very quiet project from all different standpoints. He stated 

the infrastructure appears to be adequate. He stated they would be happy to do a traffic 

study. He stated if the land use change request is approved, they would, as part of the 

subsequent site plan process, sit down with the neighborhoods and any adjoining 

properties to work through any and all site plan issues. 

 

Jones opened the public hearing. 

 

Marc Danemen,2557 Forest Bluff was present. He displayed graphics depicting the actual 

density of the surrounding uses in the area. He stated any action taken on this product at 

all he thinks should be low density and not medium density.  He also agrees that the 

traffic will be impacted and should be addressed prior to making a decision. He was also 

concerned if the property were to get developed there won’t be any open space.  

 

Julie Dunakin, 2497 Bluff Meadows was present. She stated they have lived in their 

home for 25 years and their subdivision density is about 2 homes per acre. She stated in 

her backyard they own 1/3 of the hill and the church owns 2/3 of the hill and it is a slope. 

She stated their home is at the base of the hill. She stated she doesn’t think that the entire 

10 acres is buildable. She stated there will be homes built on top of the hill and close to 

her house. She stated this change will take away their privacy, and introduce nuisance 

lighting, traffic, erosion etc.  

 

Jim VanSolkema, 2552 Forest Bluff was present. He stated when they bought their home 

they kept it at low density. Now we are giving this developer credit on this 10 acres. He 

stated he also agrees about the traffic getting out on the street is going to be horrendous. 
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Lois Devries, 2504 Forest Bluff was present. She stated her concerns is traffic. She stated 

she understands the church has been struggling and has to change. She stated if it has to 

go back to low density, she doesn’t like it, but she understands it. She stated we have to 

try to separate this proposed business from the use of the land. She would like to see low 

density as opposed to medium density. 

 

Dave Dunakin, 2497 Bluff Meadows was present. He stated he understands the church is 

for sale and something needs to replace it. He stated we can all work together and come 

up with a good plan that works for everyone. He stated medium density is not a good fit 

for this area. He stated because of the hill the 10 acres is really less than the 10 acres. He 

stated they need to look at the buildable land not just total land. 6 units per acre would be 

excessive. 

 

David Start, 2465 Bluff Meadows Dr. was present. He stated he has lived there for 25 

years and he concurs with the previous comments from the neighbors. He stated they 

don’t want this and they are the ones that live there. They are happy with the way it is 

zoned and he doesn’t feel like it should be changed. He stated he thinks a church or 

community center could got into that property. He would like the request to be rejected or 

tabled. 

 

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

 

- Motion Carried (7-0) –  

- Holtrop absent - 

 

Brainerd thanked the residents for coming out to share their thoughts as well as the 

residents that submitted the written statements. She explained to the residents that they 

need to keep in mind that we are not looking at a specific project, we are looking at a 

change from Institutional to Medium Density Residential Land Use. She stated she thinks 

the project as proposed could work in this space better than most medium density projects 

could, but that is not what we are evaluating tonight. She stated based on what she has 

seen, she is more inclined to go with a low density residential. She stated given the 

overall nature, she is uncomfortable looking at medium density and would be in support 

of capping it at 6 units per acre if we go that route. 

 

Quinn stated he agrees with Brainerd but added that he is also concerned about the traffic. 

He stated there has been low to no interest in the property. He stated he would be in favor 

of low density. 

 

Benoit stated he understands the need to make a change, but the problem he has with 

using the entire PUD is when the residents bought their homes if medium density 

residential was on there then they would have known sooner or later this will be coming. 

He stated it is a complete change. He reiterated that everybody has to remember their 

view stops at their property line. He stated he would be in support of low density 
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residential and not medium.  If it was a brand new PUD then the residents would know, 

but to do it now seems unfair. 

 

Pemberton stated he had been party to a similar situation where he fought a development 

close to his home. He stressed that the bottom line is they bought the property behind 

them that they didn’t want developed. He stated they are in the same position to do that. 

He stated if something doesn’t change, we are going to see a vacant church and the 

property will fall into total disrepair and be unkept. He stated this is a difficult piece of 

property to develop. He stated if we go to low density residential he doesn’t think that 

will work to get that parcel into salable lots. He stated he heard one suggestion that said 

to compromise. It can’t be no we don’t want it there. However, it has got to make sense. 

He stated we owe something to the property owners, they are citizens as well. He stated 

he is not in favor with 6 units per acre, but 4 he doesn’t think it will be economically 

feasible. He suggested maybe we can go to medium density with a maximum of 5 units 

per acre. 

 

Kape stated he stated doesn’t want the church to turn into an eyesore. He stated he can’t 

see medium density, 6 homes per acre would be too much. He stands firm that it will be 

low density residential. 

 

Poyner questioned if this will go to City Commissions. Schweitzer stated we are not 

looking at a rezoning we are looking at a change in the land use. Poyner questioned if the 

applicant can make 4 units per acre work. Parks stated they originally came in as a rental 

project and were quickly told the community would want a for sale product. Therefore, 

they came up with the for sale empty nest villa type product to fit the age category of 55-

80. He stated if they can keep it at medium residential they could probably work within 

that framework. He stated they started off at 7-8 and staff let them know that 7-8 

probably will not work. Now they keep getting cut back, they are at 6 units per acre and 6 

is tough to make work. He stated 4 units per acre would have absolutely no chance with 

everything that needs to be done there. Discussion ensued. Parks stated the land and the 

infrastructure cost should be no more than 25-30% of the end cost of the home. Poyner 

stated he can’t support 6 units per acre. Poyner stated he thinks a compromise would be 

to have low density he doesn’t think it is fair for the neighbors who have been living 

there for years.  

 

Jones stated she appreciates the large turnout, the letters and the emails. She stated she 

would like to echo Benoit and Pemberton. She stated there have been many times that 

people have said they like their backyards and the view. She stated the answer to that if 

you want to control what you see out your backyard you have to buy it. She stated the 

church is struggling, having a difficult time maintaining it. Even if they aren’t using it 

they have ongoing maintenance cost associated with the building. She stated it’s 

important to be mindful that it is not just the neighbors that are being impacted but also 

the church who has also been a part of Kentwood. She stated the issues with medium 

density versus low density is a struggle. She stated she doesn’t believe that we will have 

the support to move forward, but she would like the neighbors to be thoughtful of 
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compromising because she doesn’t think it is fair to hold hostage property that they don’t 

own. She stated the PUD that exist is from a very long time ago and times have changed, 

but because it is a PUD it has not. She stated she would like for the commissioners to 

review the PUD and think about if it should be continue to be the way that it is because 

we are at a different time. She stated the need for housing is great. She stated that we 

need to work together and compromise, it is necessary. She stated as was mentioned 

before if the church is not able to sell it is likely to fall into disarray if they are not able to 

maintain the carrying cost. She stated there was mention regarding using the sledding hill 

but the church allows that. She stated that may be something that they may no longer be 

able to permit for liability purposes. 

 

Motion by Benoit, supported by Quinn, to table Case# 32-21 – The Forest -Master 

Plan Amendment Request - Change from Institutional to Medium Density 

Residential Land Use Located at 2400 Forest Hill to February 22, 2022. 

 

- Motion Carried (7-0) – 

- Holtrop absent -  

 

Case#33-21 Cardinal Senior Living - Master Plan Request - Change from Office to Low 

Density Residential Land Use- located at 2802 44th Street 

 

Schweitzer stated the request involves about a 4.7 acre area. He stated there is the single 

family detached Wildflower Estates subdivision that is going in immediately south of the 

site. He stated the subdivision boundaries on the north are along the southern edge of this 

particular piece of property. He stated the property is owned by the developer. He stated 

he is developing a residential subdivision on the southern portion, but on the northern 

portion he has an investor that wants to use it for residential use. Schweitzer stated the 

property is currently zoned and master planned for office use.  

 

Schweitzer stated to the north is the Cobblestone development. It is attached single 

family condominium housing. To the east is the Kentwood Acres subdivision. Further to 

the south adjacent to the Justice Center is another single family attached development 

Woodhaven Condos. He stated on the west side of Walma Avenue you have a series of 

apartment complexes, to the northwest is Hidden Lakes development and then Walnut 

Hills Dr. that leads north into the Holland Home campus.  

 

Schweitzer stated on this site, the subdivision comes up to the northern portion. The 

Wildflower Estates homes are built up and the property slopes to the north pretty 

significantly and there is a wetland along that area. He stated that is one of the reasons 

why the developer is developing the area to the south, it doesn’t lend itself to be 

continued development with the subdivision all the way out to 44th street. He stated the 

change in grades is one of the reasons why there is a different use of the property other 

than a subdivision. 
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Schweitzer stated one of the things we look at when we are looking at a proposed change 

in the use of land is how it fits in with the surrounding areas. There are different types of 

housing developments throughout there. He stated the new subdivision has a density of 

about 3 ½ dwelling units per acre. He stated Kentwood Acres is about 2.7 dwelling units 

per acre, Springbrook Estates and Springbrook subdivisions further to the east are about 2 

units per acre. The Landing Place Apartments are 7.75 units per acre, Hunters Ridge 

Apartments is 9. 66 units per acre, PineTree Apartments are 9.5 units per acre and 

Whitney Young Village Apartments are about 12.5 units per acres. He stated this gives a 

sense of what is in the area. He stated it is predominantly residential use. It is low density 

residential until you get to Walma Avenue. Discussion ensued. 

 

Schweitzer stated when looking at the history on the property, up until 2004 the area from 

44th Street south to the Justice Center was master planned medium density residential. In 

2004 the developer came forward and proposed to change it to low density residential 

with office use on the 44th Street frontage. He stated at the time the rezoning took place 

the City was concerned as to what would go in there. They approved the office rezoning 

and the developer entered into a self-imposed restriction on the property so that it would 

be developed as office in accord with a specific development design. He stated 17 years 

since then there has been no interest in office.  

 

Schweitzer stated he thinks it is reasonable to go low density residential. He stated 

looking to the east and to the north you are looking at 1-2 story buildings it is only until 

you get on the west side of Walma 44th Street north and west where you have the taller 

,buildings. 

 

Schweitzer stated with regard to traffic impact, staff doesn’t see any negatives in terms of 

traffic impact.  

Low density is reasonable. With regard to access into the property, because of the 

wetland, staff is strictly looking at right in right out on 44th Street with boulevard cross 

section in front. 

 

Brian Wheeler was present. 

 

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) – 

- Holtrop absent 

  

Poyner, Kape,  Pemberton, Benoit, Quinn, Barinerd and Jones were all ok with the 

request.   
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Motion by Pemberton, supported by Quinn, to Grant approval of Wheeler 

Development Group for the proposed change in the Master Planned Land Use 

designation from Office to Low Density Residential for the property addressed 

2802-44th Street, SE 

- Motion Carried (7-0) - 

 

Case#1-22 – Midwest United – Special Land Use and Preliminary Site Plan Review for 

an Athletic Training Facility – Located at 3851 Model Court SE (Requesting to table to 

February 22, 2022) 

 

Pung stated based on the revised definition approved by the planning commission the 

City Commission reconsidered the zoning ordinance amendments relating to athletic 

training facilities in industrial districts as a special land use. After discussion the City 

Commission tabled further action on the ordinance amendments and instructed staff and 

the City Attorney  to examine the feasibility of including a special land use criteria based 

on industrial vacancy rates (if vacancy rates were below a certain level, 10% for example, 

that would be a basis for denial of the special land use). Pung stated based on the City 

Commission action to table the zoning ordinance amendments, it is staff’s 

recommendation that the public hearing Case 1-22 be tabled until February 22, 2022. 

 

Jones opened the public hearing. 

 

There was no public comment. 

 

Motion by Kape, supported by Poyner to table Case#1-22 – Midwest United – 

Special Land Use and Preliminary Site Plan Review for an Athletic Training 

Facility to February 22, 2022. 

- Motion Carried (7-0) – 

- Holtrop absent -  

 

I. Work Session 

 

Case#3-22 - Cardinal Senior Management Kentwood -Rezone 4.72 acres of land from 

C4- Office to RPUD-1 High Density Residential and Preliminary Site Plan Review – 

Located at 2802 44th Street SE;  

 

Case#4-22 - Cardinal Senior Management Kentwood – Special Land Use Large Group 

Adult Foster Care Located at 2802 – 44th Street  

 

Golder introduced the request. She stated this is the next step subsequent to the master 

plan amendment . She stated this is an adult foster care use that can have up to 20 

residents. She stated each of the 4 units will have 20 beds a total of 80 beds in the 

RPUD1. She stated it is consistent with the Master Plan. She stated there were some 

covenants and restrictions recorded that required office development. She stated those 
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would have to be removed so when it goes for approval they will see that as a condition 

of approval to remove those conditions related to office. 

 

Golder stated the 4.72 acre site is located on the south side of 44th Street, east of Walma 

Avenue.  44th Street is an arterial street with two lanes in each direction, separated by a 

landscape median.  A crossover for eastbound to westbound traffic is located 250 feet from 

the proposed driveway opening.   She stated with the revised plan it will be moved a little 

bit to the west so that there is more room to make that turn it is about 270 feet now. She 

stated the revised location is good it allows for a little bit more space to make that 

turnaround but there is not a lot of traffic coming out of there. She stated the AM peak 

there were 11 trips generated and 4 exiting in the PM peak it is 17 with 11 exiting. 

  

Golder stated there are no issues with the rezoning criteria. She stated the with respect to 

the site plan one thing to be aware of is the parking required is 37 spaces. They are asking 

for a waiver from that for 28. She stated for suggestions we asked if they could provide a 

little more access to the rear yard because of the way the site falls and the way it is going 

to be graded that might be difficult. But there is access to the central courtyards that they 

are going to provide as well. 

 

Golder stated she also asked for a sidewalk to go out to 44th Street as well as to Walma 

for people that are out walking or employees that are coming to the site. She stated also 

looking at ways to get over to the dumpster. She stated they will also have a landscaping 

plan for review. 

 

Brian Wheeler was present. He stated they have addressed the connectivity via sidewalk 

to the dumpster location. The access to the rear yard and side yard become difficult 

because of the grades. He stated there are significant grade changes going down towards 

the wetland and also significant grade changes where they will have to have a lot of zig 

zags back and forth to stay ADA compliant with the sidewalk connecting to 44th Street.  

 

Brainerd encouraged him to keep looking at the feasibility of the sidewalk issue. She 

stated overall it looks like a great project for that location. 

 

Quinn was okay with the request. He questioned what the limitations are for the residents 

who will be living in these homes. Wheeler stated these will be an assisted living facility 

that could have anything from memory care, but people in the community that need some 

assisted living, mobility.  

 

Benoit stated his only concern is for the neighbors and the drainage. 

 

Pemberton stated he was good. 

 

Kape questioned how he is going to contain the residents from elopement and keep them 

on that facility. Wheeler stated the buildings are designed with that in consideration with 

access controls on every door. Discussion ensued. 
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Poyner stated he is in support they just need to work on a few things. Poyner questioned 

whether a deceleration lane was warranted. Golder stated she will take a look at that. 

  

Jones questioned if there is currently a need or a waitlist. Wheeler stated they work 

primarily with the Med Waiver program which the State just added about 3,000 people to 

the list. She questioned if he had concerns that the residents might wonder to the 

detention pond area. Wheeler stated they are very experienced operators that have 

memory care facilities. She questioned if the residents have cars. Wheeler stated he 

would have to check he doesn’t think they do, but he doesn’t know if they preclude it. 

She stated that would be one of her concerns just so someone doesn’t feel 

confined/trapped. Jones stated have to make sure parking spaces accommodate not only 

staff but visitors as well. 

 

J. New Business 

 

There was no new business 

 

K. Other Business 

 

1. Commissioners’ Comments 

 

Poyner stated it is unfortunate the planning and zoning news will go out of publication. 

 

Kape distributed key messages regarding the Parks & Recreation millage. 

 

Quinn stated he found the consideration list that staff presented helpful 

 

Pemberton stated there was a LUZ committee meeting preceding the regular Planning 

Commission meeting. The first discussion was in regard to a large parcel of property 

about 33 acres on the corner of Patterson and 36th Street. They came with the easterly 10 

acres that would sit on the corner. They would like to pursue a proposal for a hotel and a 

gas station convenience store and a restaurant. Under the current PUD the land use for the 

convenience store won’t comply nor for the hotel. He stated it looked like a solid plan 

and told them it was worth pursuing. The remaining 20 acres they are looking at 

industrial. 

 

He stated the second request was for Kum & Go looking at the southwest corner of 52nd 

Street and Kalamazoo. It was a much larger site than what they pursued before. There 

was discussion of some hurdles they are going to have to get over but the committee was 

generally supportive of the concept.   

 

2. Staff’s Comments 
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Schweitzer stated staff will pass training opportunities along to the commissioners. If 

they see something they are interested in let him know. 

 

Schweitzer stated February 8 will be the joint meeting with the City Commission 

 

L. Adjournment  

 

Motion by Commissioner Benoit, supported by Commissioner  Pemberton, to 

adjourn the meeting. 

 

- Motion Carried (7-0) – 

- Holtrop absent - 

 

Meeting adjourned at 9:15pm 

 

 

     Respectfully submitted, 

 

      Ed Kape, Secretary 

 



APPROVED MINUTES OF THE REGULAR MEETING 

OF THE KENTWOOD PLANNING COMMISSION 

FEBRUARY 22, 2022, 7:00P.M. 

COMMISSION CHAMBERS 

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

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

 
C.  Roll Call: 

Members Present: Bill Benoit, Catherine Brainerd, Dan Holtrop, Sandra Jones, Ray 

Poyner, Darius Quinn, Ricardo Rogers (arrived late) 

Members Absent: Ed Kape, Mike Pemberton (absent 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 30 citizens. 

 
Motion by Holtrop, supported by Poyner, to excuse Kape, Pemberton and Rogers 

from the meeting. 

Motion Carried  ( 6-0) 

Kape, Pemberton and Rogers absent- 

D.  Approval of the Minutes and Findings of Fact 

Motion by Commissioner  Brainerd, supported by Commissioner  Holtrop, to 

approve the Minutes of January 25, 2022. 
 
 
 
 

E.  Approval of the Agenda 

Motion Carried  ( 6-0) 

Kape, Pemberton and Rogers absent - 

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

the agenda for the February 22, 2022 meeting. 
 
 
 
 

Rogers arrived. 

Motion Carried ( 6-0) 

Kape, Pemberton and Rogers absent - 

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

 
There was no public comment. 

G.  Old Business 

Case# 32-21  Master Plan Amendment Request- Change from Institutional to Medium 

Density Residential Land Use Located at 2400 Forest Hill; 
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Schweitzer stated 2400 Forest Hill Avenue is a 10.3 acre parcel currently the location for 

Christ Community Church. He stated there was a public hearing about a month ago in 

terms of the request to take this property that is master planned for an institutional use to 

consider a request to have it reclassified to medium density residential. He stated at the 

meeting there were deliberations, and a great deal of public input was provided and a lot 

of conversation amongst the commissioners and the commission decided to table action 

on the request and suggested to the applicant to meet with the property owners in the area 

and see if they can reach a compromise on how to address the requests. He stated staff 

has provided emails at the request of the ones who provided comment passing along what 

their concerns were about the project. They had their meeting and have come to a 

conditional compromise. He stated he has modified the staff recommendation to reflect 

the conditional compromise. 

Jones opened the public hearing. 

Eric Niemi, 4480 Woodcreek Dr. was present. He stated as a whole he feels that it is a 

good project. He stated he thinks the land use change is beneficial for their HOA. He 

stated they got a chance to discuss and the majority from the meeting thinks this is 

something that we should be looking at doing and changing the land use designation from 

institutional to medium density residential. 

 
Irene Bembenista, 2561 Forest Hill Bluff Dr. was present. She is the Vice President of 

Forest Meadows Condo Association Board. She stated their request is that the property 

should be master planned for low density residential limited to a density of up to 5 units 

per acre based on the original Embassy Park PUD. She stated they would like it to be 

subject to approval of a development agreement incorporating Cypress Partners proposed 

site plan along with the description of the buffering and landscaping for the neighboring 

properties and for preserving woodlands and open spaces. They feel it is critical to keep 

the low-density master plan classification. She also suggested that the City Commission 

be involved in the approval process. 

 
Kathryn Lipnicki was present. She stated they are in agreement with Irene Bembenista. 

She stated they recognize redevelopment there is inevitable. She stated hearing what was 

going on with the church financially recognizing their limitations and what they have tried 

they acknowledge that. She stated what they have planned for and as long as it is done the 

way they have established with the developer is the best case scenario for them. She stated 

she feels confident that what they developer has promised them will indeed take place. 

 
Mike Parks, 280 West Maple Suite 230 Birmingham, MI with Cypress Partners was 

present. He stated that he realizes that the site plan wasn't up for review. However, he 

was able to share their thoughts at the neighborhood meeting what their general plan is 

and he thinks everyone would be more comfortable with. They came up with the 5 units 

per acre and discussed how they can provide significant buffering from the 

neighborhoods. He stated they would also sit down with the neighborhood again during 
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the site plan process and development agreement. He stated they can provide almost up to 

200 feet between homes between both HOA associations and their developments. 

Jones ended the public comment. 

Benoit questioned if we can nail this down to no more than 5 units per gross acre at this 

point in the process. Schweitzer stated he thinks we can in terms of the way the 

recommendation was crafted it provides the rationale leading up to that conclusion. The 

Forest Meadows Condominium group suggests to assign a development agreement. 

However, this is not a zoning action, this is a matter of the land use plan. We have 

customarily used a development agreement with a zoning action. He stated as discussed 

in the past this land use action puts the city in a position to see what kind of zoning 

review is appropriate. In this case it is a PUD area and if the Master Plan has changed 

they can come in and ask for a major change to the PUD plan and it is in that process that 

the development agreement is customarily used to nail down the detail on the plan. 

 
Benoit questioned if it matters if we call it low density and still give them the 5 units per 

acre. Schweitzer stated he has had conversation with the City Attorney concerning that 

and in our Master Plan in its description of the various classifications, low density 

residential is described as less than 4 residential units per acre. Medium density 

residential is 4-8 residential units per acre. He stated in this case in order to go up to 5 

units you would have to be in a medium density residential classification. Schweitzer 

stated in order to be consistent with the compromise with the developer and the neighbors 

we would call it medium density residential limited to no more than 5 units per gross acre 

on the site. Discussion ensued. 

 
Brainerd stated she thinks that it is fantastic to see the community come together and 

work with the developer. She stated she would agree to cap the medium density to 5 units 

per gross acre. 

 
Holtrop stated initially he wanted to force low density no more than 4, the compromise 

approach is a better answer. He also noted a reminder that buffering, and screening can 

happen on anybody's  own property. It doesn't just have to be the developer who screens 

their property, the residents can put trees, brushes and fences on anything they own. He 

stated he is in favor. 

 
Rogers was concerned as to where we draw the line. He stated he agrees with preserving 

the community, but we are in a day and age where we have to provide housing. He stated 

he wants to see what is best for the community, he said he is torn. 

 
Poyner stated he thinks we should have it medium density and hold it to 5 units per gross 

acre and if this applicant goes away and someone else comes in it is 5 units per acre so the 

next applicant would have to meet that requirement. He also thanked the community for 

working with the applicant. He stated that it sounds like both sides are in agreement. 
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Quinn stated he agrees with medium density residential with 5 units per gross acre. He 
thanked the community for coming up with a resolution and also special thanks to the 

developer: they said that they would listen, they said that they will work with the 

community, and they did. 

 
Jones stated she is very gratified that there has been such a great exhibition of the spirit of 

cooperation. She is very grateful they were both willing and open to having a meeting 

and have a tough discussion. She stated she is in agreement to no more than 5 units per 

gross acre. She thinks that it is a great compromise and happy to see this moved forward. 

 
Motion by Poyner, supported by Quinn, to grant  conditional  approval of the request 

of Cypress Partners, LLC on behalf of Christ Community  Church, for the proposed 

change in the Master  Plan Land Use designation from Institutional to Medium 

Density Residential for the property  addressed  2400 Forest Hill Avenue, SE. 

Approval is conditioned upon conditions 1 and basis points 1-4 as described in 

Schweitzer's memo dated February 18, 2022. 
 
 
 
 

H. Public Hearing 

Motion Carried ( 7-0) 

Kape, Pemberton absent - 

 
Case#1-22- Midwest United- Special Land Use and Preliminary Site Plan Review for 

an Athletic Training Facility- Located at 3851 Model Court SE (Applicant has 

withdrawn their  request) 
 

Jones opened the public hearing. 

There was no public comment. 

Motion by Holtrop, supported by Benoit, to close the public hearing ad accepted the 

withdrawal of the request. 

 
Motion Carried ( 7-0) - 

Kape, Pembe1ion absent - 

 
Case#3-22-  Cardinal Senior Management Kentwood -Rezone 4.72 acres of land from 

C4- Office to RPUD-1 Attached Residential and Preliminary Site Plan Review- Located 

at 2802 44th Street SE; (Applicant has withdrawn their request) 

 
Case#4-22-  Cardinal Senior Management Kentwood- Special Land Use Large Group 

Adult Foster Care Located at 2802- 44th Street (Applicant  has withdrawn their 

request) 
Jones opened the public hearing. 

 
There was no public comment. 
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Motion by Holtrop, supported by Benoit, to close the public hearing and accept the 

request to withdraw. 

 
 
 
 

I. Work Session 

Motion Carried ( 7-0)- 

Kape, Pemberton and Rogers absent - 

 
Case #5-22 Enterprise Car Sales  Special Land Use and Site Plan Review for an Open 

Air Vehicle Sales Located at 3005 Broadmoor Ave SE 

 
Golder introduced the request. She stated the request is for special land use and site plan 

review for an open-a i r  vehicle sales. She stated this is a 2-acre site and Enterprise would 

like to sell cars. She stated access is from Broadmoor and the other access are the two 

curb cuts onto 29th Street. She stated they are quite wide (45 feet), and we are looking for 

a way to reduce those down as a pa1i of the site plan review. 

 
Golder stated looking through the requirements for a special land use it meets the general 

standards. However, when you look at the specific standards there are more issues. She 

stated the lot width requires 200 feet for an open-air business. She stated in this case the 

lot width is taken on the Broadmoor side and it is only 110 feet, therefore they will have 

to apply for a Zoning Board of Appeals variance. She stated they have the vertical screen; 

they have a fence on the west side and they have the back sides of the storage units on the 

southside. 

 
Golder stated when you have an open-air business and outside storage of materials, you 

have to set the display as far back as far as the building setbacks so the plan will require a 

slight adjustment. 

 
Golder stated the site is adjacent to Broadmoor Center. There is a parking easement 

between the two that will have to be resolved or dissolved. She stated if there is no longer 

the parking agreement between the two entities Broadmoor Center will have to stand on its 

own with respect to parking and then the car sales can stand on its own. She stated the 

applicant is going to look into that as well. 

 
Andy Brooks, Callen Engineering, 108 East Savidge St. Spring Lake MI was present. He 

stated they have received and acknowledge the staff report and after their meeting with 

staff they don't feel there is anything that they can't overcome with the issues presented. 

 
Quinn questioned what the primary factors are of Enterprise moving into the used car 

space. Quinn stated he would also like to echo improving the green space. Brooks stated 

what was presented they have 82.4% lot coverage which is less than 85 that's allowed per 

zoning ordinance, so they are definitely improving the situation 

 
Scott with Enterprise Holdings, 14755 Abby Lane Bath MI, was present. He stated they 

identified this area through their marketing tools because it is a really good spot to open 
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up a car sales. He stated they had a presence on 28111 Street about 5 years ago and it didn't 

work out for them therefore through different marketing tools they have identified this 

particular area as a hot spot for them and will be able to offer the community another 

option to purchase since vehicles are a little tough to find right now. 

 
Poyner questioned staff whether the applicant should anticipate issues with the 

application not meeting the 200 feet. Golder stated they have to get a zoning board 

variance for sure. She stated the site has a really wide side yard but because of the way 

the building is situated this happens to be the front. Poyner stated he is in support of the 

project. 

 
Holtrop questioned the parking issue with the Broadmoor Center. Golder stated they have 

a parking agreement between the two. There are 31 spaces that each could share of the 

other. Enterprise can't  cancel that agreement. If you are going to separate those rights 

they have to make sure the Broadmoor Center can stand on its own with respect to 

parking. She stated whether Broadmoor Center wants to dissolve the agreement or not is 

another matter. 

 
Holtrop questioned if we can limit the number of vehicles on display. Golder stated only 

to the extent that they provide at least enough other parking that you need to 

accommodate the building. 

 
Case#6-22 - SIP Structures and Improvements Plan 2022-2028 

 
Schweitzer stated the SIP Plan is broken down into a variety of project types. Schweitzer 

stated the SIP is an overview of the City's Annual Capital Improvements Program that 

sets forth improvements over the next 6-year period, in this case 2022-2028. He stated 

this plan covers Building and Site Improvements, Parks, Streets, Sidewalks and Non 

Motorized Trails and Water, Sanitary Sewer and Storm Sewer Management Systems. 

 
Building and Site Improvements 

 
Schweitzer stated in the Building and Site Improvements each item was modified in some 

fashion. 

 
Poyner questioned if a number of these projects are more expensive this year from prior 

years and if it is an impact. Schweitzer stated some cases it may have been something 

that was programmed for the current fiscal year that has been delayed 1-2 years, so we 

have sufficient monies for the more pressing issues within the community. Schweitzer 

stated not only the cost, but the availability of material has had a bearing on the 

scheduling of a number of these projects. 
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d 

Parks 

 
Quinn stated he is just happy to continue to drive past Jaycees Park and see construction 

vehicles. He stated in his opinion Jaycees Park is definitely one park that does not look 

like it belongs to the Kentwood parks family, and we need to continue to work to make 

that happen. 

 
Street Sidewalks and Non-motorized Trails 

 
Jones stated it looks like a lot of things were moved back. She is happy to see along 5211

 

Kalamazoo to Breton that they are replacing the HMA pavement. 

 
Schweitzer stated the Burton Street project was projected to be further down the road, but 

we have received some monies from Metro Council to be able to move that project up in 

the programming and also secured some non-motorized trail funding. Along that stretch a 

narrowing of the street pavement will allow for the 5 foot side sidewalk on the north side 

of Burton to be expanded to a 10 foot width. He stated there are going to be 

improvements on Burton Street from Patterson Avenue east; a new separated bridge for 

non-motorized use that will provide a connection from Cascade Township into 

Kentwood. Discussion ensued. 

 
Sanitary Sewer and Storm Sewer Management Systems 

 
Schweitzer stated there are no particular projects along these lines we do have more 

general maintenance work. 

 
Water System 

 
Schweitzer stated the timing for some of our projects are going to be depending upon the 

availability of the water pipe. 

 
Poyner questioned what the City is looking at as far as climate change and its impact on 

Kentwood and what will that assessment show or if there is some assessment that has been 

done. Schweitzer stated in terms of floodplain there is a schedule set up to check the 

accuracy of their floodplains over time. He stated there have been some changes in terms 

of environmental  protection agency through the State to toughen up our storm water 

management improvements that take place within the community. 

 
Schweitzer stated the SIP public hearing will be in a month and if there any additional 

details the commissioners would like to see or if they want any staff to come make a 

presentation he would be happy to extend the invitations to the public hearing. The 

commissioners wanted to have the Parks and Recreation Director to come and do a 

presentation regarding the parks. 
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Jones stated she would also like someone to come and speak about the energy efficiency 

improvements and be available for questions or if they could prepare something to give a 

sense of what is going on with the energy audits, what has been done, what are the plans, 

how we move forward and what does it entail etc.. Schweitzer stated that would be our 

Department of Public Works Director Chad Griffin and he will make sure he is invited 

and prepared to make that type of presentation. 

 
Jones had questions about the water system and do we have cause for concern about lead 

in our water system, the water pipes etc. Schweitzer stated to his knowledge we don't 

have the same issues as other communities may have. He stated the City has drawn upon 

State grants in recent years to do a thorough assessment of our water system, sanitary 

sewer system etc. Discussion ensued. 

 
Jones stated she would also like information to touch on electric vehicle EV charging 

stations and whether the City is going to provide those in public places. 

 
J. New Business 

 
Motion by Holtrop, supported by Benoit, to set a public hearing date of March 22, 

2022, for:  Case #5-22 Enterprise Car Sales - Special Land Use and Site Plan 

Review for an Open Air Vehicle Sales Located at 3005 Broadmoor Ave SE; Case#6- 

22 - SIP Structures and Improvements Plan 2022-2028;Set a public hearing date of 

April12, 2022 for: Case#8-22 Grand Mere Development- Rezone 4.5 acres of land 

from C3- Regional Commercial to C2 Community Commercial Located at 3277, 

3311,3343 Woodland Dr. SE 
 
 
 

K.  Other Business 

Motion Carried  ( 7-0) 

Kape, and Pemberton absent 

 
1.  Additional Master Plan Land Use change Requests 

 
Schweitzer stated the City has recently received two additional Master Plan Land Use 

change requests relating to a 2.2 acre site on the northeast comer of 52nd Street and 

Broadmoor Avenue proposing a land use designation change from Industrial to 

Commercial and a request involving a 10 acre site on the northwest corner of 36111 Street 

and Patterson Avenue proposing a land use designation change from Industrial to 

Commercial. 

Staff recommends passing a motion to formally initiate the Master Plan reviews of these 

two new sites.  We plan to hold the initial Master Plan Committee reviews in the next 

month and schedule the respective work session reviews of the two sites for March 22. 

 
Motion by Benoit, supported by Brainerd, to initiate review of the northeast corner of 

52nd  Street and Broadmoor Avenue proposing a land use designation change from 

Industrial to Commercial and a request involving a 10 acre site on the northwest 
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corner of 36th Street and Patterson  Avenue  proposing a land use designation change 

from Industrial to Commercial 
 
 
 
 

2.   Commissioners' Comments 

Motion Carried (7-0) - 

Kape and Pemberton absent - 

 
Benoit stated there was a LUZ committee meeting regarding 44th Street and Applewood 

that is currently office space and the owner is considering changing those over to 

condominiums.   He stated the commissioners gave him some encouraging comments, yet 

he has a lot of work to do, but they didn't say no. 

 
Brainerd stated she will not be at the next meeting. Brainerd stated she sent the Heyboer 

family open house to her Princeton Estates Facebook group and there have been quite a 

bit of comments and most of them were positive concerning the interest in their 

development plans. 

 
Jones stated she noticed on Eastern right next to the Fire Department in strip mall there is 

a new business Pool Cats. 

 
Jones stated the GVMC has safety vests, lights, reflectors, etc. available to municipalities 

for little or no cost. She stated this might be something we could use for the Parks and 

Recreation Department to have those available to residents. 

 
3.   Staff's  Comments 

 
Schweitzer stated the 3rd joint meeting we are now looking at March 29 please keep that 

in mind. Poyner stated he might not be in town he will let staff know. 

 
L.  Adjournment 

 
Motion  by Commissioner Benoit, supported by Commissioner Holtrop, 

to adjourn  the meeting. 

 
Motion Carried (7-0) - 

Kape and Pemberton absent - 

Meeting adjourned at 8:30pm 

 
Respectfully submitted, 

Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 

OF THE KENTWOOD PLANNING COMMISSION 

MARCH 22, 2022, 7:00 P.M. 

COMMISSION CHAMBERS  

 

 

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

 

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

 

C. Roll Call: 

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

Ricardo Rogers 

Members Absent: Catherine Brainerd, Mike Pemberton, Darius Quinn (with notification) 

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

Planning Assistant Monique Collier, Parks and Recreation Director Val Romeo, 

Department of Public Works Director, Chad Griffin, Assistant Finance Director Bhama 

Cairns, Brad Boomstra and the applicants.  

 

Motion by Kape, supported by Poyner, to excuse Brainerd, Pemberton and Quinn 

from the meeting. 

 

- Motion Carried (6-0) – 

- Brainerd, Pemberton and Quinn absent - 

 

D. Approval of the Minutes and Findings of Fact 

 

Motion by Commissioner Holtrop, supported by Commissioner Kape,to approve the 

Minutes of February 22, 2022 and the Findings of Fact for: Case# 32-21 – Master 

Plan Amendment Request – Conditional change from Institutional to Medium 

Density Residential Land Use Located at 2400 Forest Hill 

 

- Motion Carried (6-0) – 

- Brainerd, Pemberton and Quinn absent - 

E. Approval of the Agenda 

 

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

the agenda for the March 22, 2022 meeting.  

- Motion Carried (6-0) – 

- Brainerd, Pemberton and Quinn absent - 

 

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

 

There was no public comment 

 

G. Old Business 
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There was no old business 

 

H. Public Hearing 

 

Case #5-22 Enterprise Car Sales – Special Land Use and Site Plan Review for an Open 

Air Vehicle Sales Located at 3005 Broadmoor Ave SE 

 

Golder stated the request is for special land use and site plan review for an open air 

vehicle sales. She stated this is a 2 acre site and Enterprise would like to sell cars. She 

stated access is from Broadmoor and two curb cuts onto 29th Street. She stated they are 

quite wide (44 feet in width), we want to see that reduced in size and that will be in the 

recommendation. 

 

Golder stated generally speaking they meet the special land use standards with a couple 

of exceptions. She stated in this case the lot width is taken on the Broadmoor side and it 

is only 110 feet. Therefore, they will have to apply for a Zoning Board of Appeals 

variance. She stated with respect to car storage, our special land use standards say that the 

storage of the open air business has to be setback on the side and the frontyard. They 

moved that so that it is the 30 feet back, therefore if does meet our ordinance. 

 

Golder stated there is a cross parking agreement between 3005 Broadmoor and the 

Broadmoor Center. She stated they have agreed to dissolve that cross parking access that 

will be a condition of approval.  

 

Golder stated looking at the site plan it increases greenspace and landscaping therefore 

the recommendation is for approval. 

 

Golder stated she is recommending conditional approval of the special land use and site 

plan review as stated in her memo. 

 

Jones opened the public hearing. 

 

There was no public comment. 

 

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

       

- Motion Carried (6-0) – 

- Brainerd, Pemberton and Quinn absent 

 

Andy Brooks, with Callen Engineering, 108 East Savidge St. Spring Lake MI and Scott 

Inman, with Enterprise Holdings, 14755 Abby Lane Bath MI were present. 
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Kape questioned if they were closing their Enterprise on 28th Street. Iman stated no they 

are not. This location will be a car sales versus car rental. Kape questioned the signage 

and if it meets the ordinance. Golder stated she has yet to look into that.  

 

Poyner questioned if they are fine with working with the Engineering Department and the 

City to reduce the curb cut width to try to make them as safe as possible. Brooks stated 

yes they will look at that, they have reviewed and will accept all the conditions. 

 

Motion by Benoit, supported by Holtrop, to grant conditional approval of the 

Special Land Use for a proposed open air business as described in Case # 5-22. 

Approval is conditioned on conditions 1 – 5 and basis points 1-7 as described in 

Golder’s memo dated March 14, 2022. 

- Motion Carried (6-0) – 

- Brainerd, Pemberton and Quinn absent - 

 

Motion by Benoit, supported by Holtrop, to grant conditional approval of the Site 

Plan dated March 8, 2022 for a proposed open air business as described in Case #5-

22. Approval is conditioned on conditions 1-5 and basis points 1-6 as described in 

Golder’s memo date March 14, 2022. 

- Motion Carried (6-0) – 

- Brainerd, Pemberton and Quinn absent - 

 

Case#6-22 - SIP Structures and Improvements Plan 2022-2028 

 

Golder stated the SIP Plan is broken down into a variety of project types the SIP is an 

overview of the City’s Annual Capital Improvements Program that sets forth 

improvements over the next 6-year period, in this case 2022-2028. She stated this plan 

covers Building and Site Improvements, Parks, Streets, Sidewalks and Non-Motorized 

Trails and Water, Sanitary Sewer and Storm Sewer Management Systems. 

 

Golder stated the Public Works Director, City Engineer, Deputy Finance Director, and 

Parks and Recreation Director are present to answer any questions that the commissioners 

and public may have. 

 

Jones opened the public hearing. 

 

There was no public comment. 

 

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

 

- Motion Carried (6-0) – 

- Brainerd, Pemberton, and Quinn absent - 

 

The commissioners offered no additional comments. 
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Chad Griffin, Director of Public Works, distributed a handout regarding the 

recommended energy conservation measures that are the result of the energy audit. 

 

Jones questioned EV charging stations and if they would be available in parks or the city 

buildings. Griffin stated he is not sure. Deputy Finance Cairns stated she spoke to the 

Deputy City Administrator and he is in the process of gathering information and also 

looking at federal grants for EV stations. She stated one of the things the City is looking 

at in the upcoming years is to purchase an electric car to see how that goes.  

 

Jones questioned if the City has any programs for homes built before 1978 to address 

lead paintremediation. Griffin stated to his knowledge Kent County has resources 

available for lead in homes and certain programs on their website. Jones questioned if we 

have anything that points people to that website or anything on our website. Griffin stated 

he will look into that because he feels that would be helpful. 

 

Parks and Recreation Director Val Romeo was also present.  

 

Jones questioned the plans for Covenant Park. 

 

Romeo stated they put a committee together that worked 8 months on a Master Plan that 

is now available on the website. Romeo proceeded to describe the plan. 

 

Motion by Holtrop, supported by Benoit, to adopt and recommend the City 

Commission the Structures and Improvements Plan for July 1, 2022 – June 30, 

2028. 

 

- Motion Carried (6-0) – 

- Brainerd Pemberton and Quinn absent - 

I. Work Session 

 

Case#7-22 – GRR Ancillary M/U Master Requested Plan Amendment from Industrial to 

Commercial - Located at the NW Corner of Patterson Avenue and 36th Street SE  

 

Golder stated the request is for a change from industrial to commercial use. She displayed 

a plan that was adopted in 1979. She stated the site is 30 acres in size and it was planned 

for industrial. She stated right now it is zoned IPUD. She stated what the applicant would 

like to do is amend the Master Plan. She stated they are looking to have 10.4 acres 

amended to commercial. She stated there are a couple of existing buildings on the site 

and there is a little piece of residential that is in there zoned R1-C. She stated the intent is 

to build a hotel, restaurants, retail, drive thru, and a gas station on the site.  

Golder pointed out to the applicants that if they are ultimately going for a CPUD 

rezoning there is an open space requirement. Golder stated the IPUD actually allows for 

some of the intended uses. It allows for vehicle fueling stations, restaurants, restaurants 

with drive thurs, vehicle repair, vehicle rental, financial institutions, offices and personal 

service establishments is allowed.  
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Golder stated what is not allowed in industrial zone districts are the hotel and the retail. 

She stated the applicant has met with the LUZ committee, Cascade Township, Kent 

County Road Commission and the airport. When they met with the Master Plan 

committee part of that discussion was whether there was a market for hotels. She stated 

there was a very long study that was sent via email and she can send that to the 

commissioners. She stated it raised some questions. They looked at traffic, the Kent 

County Road Commission looked at what could be built under the existing zoning and 

what can be built if a commercial rezoning where to be proposed and they found there is 

not a lot of difference in the total number of traffic trips generated.  

 

Golder stated when they met directly with the Kent County Road Commission they had 

concerns about driveways. If it gets to the point where they rezone we would be looking 

for a traffic study to help sort through some of those issues. 

 

Golder stated another concern was discussion about recreational use in our industrial 

zone. The City Commission recently turned down a proposed text amendment to allow 

Athletic Training Facilities in industrial zones because of the limited amount of industrial 

and having to preserve that. One of the concerns brought up in the Master Plan committee 

was this issue. She stated she thinks some of the City Commissioners are still concerned 

about that, although the intended uses really support the industrial use whereas the 

Athletic Training Facilities didn’t really support the industrial uses out in this area.  

 

Golder stated there was also support in the Master Plan Committee because they felt it 

could support Covenant Park because of what is being proposed for that area such as the 

hotel and the gas station. She stated although we are looking at the amendment to the 

Master Plan, the uses are important because you have to look at what might be proposed 

in order to determine if it is going to generate too much traffic to be appropriate for 

commercial.  She stated the applicant has been pretty up front about what they think they 

might want proposed on the site. 

 

Jim Morgan, Landscape Architect with RJM Design was present. He stated there was a 

meeting with Mayor Kepley and there does seem to be some perceived need for what is 

being represented in their proposal. But, one thing that was not shown and they are 

considering it now (they are going to do some more market research) is for a daycare 

center. He stated apparently, a lot of the industrial businesses have been asking for a 

daycare conveniently located therefore they will be looking into that. 

 

Morgan stated when they met with Tim Haagsma from the Kent County Road 

Commission he did give them some pretty good advice on the location of curb cuts so 

they will be making some changes there. He stated he isn’t exactly sure how that is going 

to change the plan. It is possible that the gas station and C store be rotated because the 

curb cut that is serving that is probably going to shift north.  

 

Morgan stated the staff recommended the traffic study is was more of a trip generation 

analysis. One of the important things that came out of it was an interesting statistic about 
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Patterson being a 5 lane road, designed for 30,000 vehicles per day and the current count 

is at 14,000 vehicles per day. He stated even with their added development, it is not going 

to make a huge impact on it. It is an important corridor it because it provides access to the 

interstate, to the airport, to the industrial and it is a gateway into the City. He stated they 

will respect that and design accordingly.  

 

Morgan stated they heard from some of the sub committees of how important that hotel 

could be with the park coming. You may have travel teams playing soccer and with the 

disc golf course, there may be some national disc golf tournaments. People come from all 

over and how convenient it will be to have a hotel and restaurants. He stated not only that 

the industrial district in this area is high tech and they get people from all over the world 

and to have a hotel and some really nice restaurants available to them he thinks will be 

very important.  

 

Elliott Muller, the land owner, Angela Mann, the hotel developer and operator and Bill 

Mast with Visser Brothers Construction were all present. 

 

Morgan stated in the staff report it mentions demolition of the two buildings that are 

currently there. He stated that may happen, but the two footprints on the industrial portion 

of the master plan are actually those buildings relocated. That is their thought they 

wouldn’t be demolished they would just be moved to the 36th Street frontage. 

 

Kape questioned what hotel they plan on bringing in. Mann stated they work closely with 

Marriott. They are planning a Marriott hotel and they have secured a franchise for the 

Aloft brand. She stated this will be the first Aloft here in Western Michigan the closest 

one is in Detroit but it is in the historic David Whitney building. This one will be built 

from the ground up. She stated the Aloft is a very trendy modern brand. There has also 

been discussion about electric vehicles. She stated they would have a hotel that is very 

tech savvy that would have the EV charging stations. She discussed all of the amenities 

that the hotel will have. 

 

Rogers questioned the pricing of the hotel. Mann stated it will be around $149-$159 per 

night. Poyner questioned if the price was higher than most hotels. Mann stated they will 

look at that and review all of their pricing strategies. She stated they are also the owner of 

the Residence Inn that is in Kentwood and they know the market very well because they 

know what they are doing at that hotel.  

 

Poyner questioned how many rooms, how many floors and how many electric charging 

stations. She stated 127 rooms and 3 floors and at least 4 electric charging stations. They 

have to look into the pricing on them but they would at least want 2 but makes more 

sense for the future to have 4.  

 

Poyner asked what percentage of the CPUD is needed for greenspace to meet our 

requirements. Golder stated they need 30% to meet for our CPUD requirements or get a 

variance.  
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Holtrop stated the straight line that they have up and down north and south is that at the 

10.4 or they aren’t certain. Holtrop stated they mentioned they could slide it and have 

some more greenspace cut out of that other parcel. Morgan stated their plan is to keep 

that line. As far as the footprints he stated they have a 10,000 and an 8,000 square foot 

restaurant shown. Morgan stated if you think of an Applebee’s as a standalone restaurant 

they are closer to 5-6,000 square feet. He stated they can begin to reduce those to the 

reality of what could go there and then the parking is less therefore the greenspace goes 

up. Morgan stated they understand they need 30% for the PUD and they can accomplish 

that. He stated the north south line and the 10.4 the wetlands help define that especially 

on the north end. They really can’t push that line any further west they are comfortable 

with the 10.4 acres. 

 

Holtrop stated most of the uses that the applicant may come up with are already allowed. 

The people who live there are still going to have the industrial next to them on the west 

this is strictly just the corner. He stated he was in favor of the whole thing, he is ok with 

making the change in the land use designation. 

 

Benoit stated he agrees, if it is supposed to be an industrial site, it has been years since 

the industrial building were built. He questioned if the owners were contacted when we 

did the Master Plan to see if they had any thoughts. Golder stated yes, they wanted 

commercial and we said no. Benoit stated he has no problem with the change in land use 

designation.  

 

Holtrop questioned if the hotel doesn’t go in what else could go in. Golder stated retail. 

The commissioners have the ability to approve it or not in the PUD. Discussion ensued.  

 

Poyner questioned what kind of retail are they planning. Elliott Muller with Ben Mueller 

Realty stated service retail, so maybe dry cleaning, a restaurant, coffee, other services 

like bank or some other financial institutions. He stated a C-Store application with the gas 

station is. 

 

Jones stated she remembers this from LUZ and is excited about the prospects of what 

changes could be brought to this particular corner. 

 

Case#10-22 - MSU Federal Credit Union – Major Change to an Approved PUD and 

Final Site Plan Review Located at 4580 – 28th Street SE 

 

Pung stated MSU Federal Credit Union is looking at an 8,000 square foot free standing 

financial Institution. They are proposing drive thru lanes and a drive up ATM.  

 

Pung stated the overall 32 acre PUD was approved in 1992. In 2019 there was a major 

change approved for this site for a hotel. The hotel was never built, now they would like 

to put in a financial institution. 
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Pung stated some of the issues are there is a requirement along 28th Street for a 

substantial greenbelt with an average depth of 30 feet and a minimum depth of 20 feet. 

Pung stated they are at about 10 ½ feet now at the narrowest point. He stated the City 

Commission with recommendation from the Planning Commission does have the ability 

to waive or alter the requirement. He stated one of the things that would be in their favor 

is in this portion of the 28th Street south side the ROW is 80 feet from center line on the 

north side it is 50 feet from center line. Further to the west down 28th Street the ROW is 

50 feet from centerline on both sides. He stated there was a time when the City required 

the dedication of additional ROW for projects in anticipation of widening of 28th Street. 

He stated if you go from 50 feet of centerline you now have 30 feet of greenbelt if you 

are considering a waiver this will be one thing that will be in their favor. 

 

Pung stated there was discussion during the recent hotel approval regarding the need to 

provide a pedestrian connection to the 28th Street sidewalk. At the staff work session this 

issue was raised and the applicant will see what they can do to work that in. He stated 

there may be some grade issues at a couple of locations, but they are going to work to 

provide sidewalk connection. 

 

Pung stated the existing access onto the private drive to the south currently aligns with 

the Tru Hotel. The applicant is proposing to move the access further to the east and added 

a new driveway. He stated currently there is an issue where the driveways aren’t aligned, 

we like to have driveways aligned in order to avoid left turn lock up. He stated they are 

going to take a look at the traffic counts for their facility and also the hotel. The 

driveways are not on a public road, therefore it is going to be a little bit different in the 

traffic generation. He stated they are going to look at what the drive separation is and if 

there are any type of issues and will provide that information for the work session to see 

whether their proposed drive locations would work. 

 

Pung stated another issue that came up with the hotel is the private road maintenance and 

the applicant is in the process of looking into that with how it was supposed to be worked 

out through the PUD. 

 

Pung stated there is currently a connection to the parking lot for the property immediately 

to the east. The applicant is proposing to eliminate that connection.  

 

John Casserly, Civil Engineer with Nederveld, 217 Grandville Ave, was present. He 

stated they are aware of the issues. He stated they have some answers and explanations. 

They have a little bit of work to do with staff straightening these out.  He stated the 

pedestrian connection would involve  addressing grade differential from 28th Street so 

they can’t just run sidewalk from the north of the building straight to 28th Street. There is 

a 3-4 foot difference and will not meet ADA accessibility requirements. He stated they 

are looking at going up in the north east corner of the lot trying to go at an angle and then 

straight to 28th Street. MDOT doesn’t like to put ramps in their ROW so that limits what 

they can and can’t do. He stated they don’t have a final solution yet but he thinks they 

can find something there. 
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Casserly stated with regard to the greenbelt issue there is variability with that ROW along 

28th Street. They are really pinched with the 80 width. He stated they do have from the 

sidewalk to their ROW line 30 feet already plus the 10 feet they are providing from their 

property line to their curb line. He stated he thinks they meet the intent of the ordinance 

just not the letter of the law. He stated if they did provide 30 feet from their ROW 

property line, the parcel is almost undevelopable, with the odd parcel shape and the 

access drive that serves the rest of the PUD development there is just not a lot of 

buildable area once you drop down to 30 feet.  

 

Casserly stated if they kept the other connection to the neighboring lot, it is going to 

hamper the development; that is where they want to put their building. He stated they do 

have the private access drive that provides the shared access on to 28th Street. He stated it 

is not a huge burden to go onto the shared access drive and then back into the next 

parking lot if you are trying to go one business to the next. 

 

As for the alignment of their new drive entrance with the hotel drive, they are looking 

into that a little bit further. They have identified differences in peak trip times with hotel 

use versus bank use. The main times when customers use them will not coincide so that is 

going to reduce the left turn lock up. The hotel and bank are fairly low intensity as far as 

traffic is concerned. He stated there might be some other things they can do trying to 

align that with the hotel but it causes some issues with their ATM’s. They are really 

trying to avoid that. It may be something they can do, shifting it further south or 

narrowing it up a bit. He stated it almost meets the requirement for Kent County  

requirements for separation between driveways. He stated this is a private access drive, 

it’s not a public road.  

 

Benoit stated he would like to see them fix the private drive, it is in disrepair. Casserly 

stated they need to figure out who is responsible and pay for their share. They are trying 

to figure out the best way to go about this. Benoit questioned if the old Chili sign will be 

coming down. John stated that will be coming down. 

 

Holtrop questioned if all the tree frontage on 28th will be retained. John stated they have 

an updated landscape plan adding additional landscaping. Holtrop questioned if this 

financial institution will be a new location or adding another one. John stated this will be 

a new location they have one more in downtown Grand Rapids. 

 

Holtrop questioned if they need 3 curb cuts onto the private drive, can they get by with 2. 

John stated the way it is laid out with the awkward configuration of the property and 

looking at how it flows you really want to come in that middle entrance. You either take a 

left to the drive up ATM’s or you take a right to the drive up teller and then you can come 

into the parking and then circulate back around out. The northern left side driveway is a 

exit only. John stated it is just a tight site. 
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Holtrop questioned if we needed all the asphalt running along 28th Street. Casserly stated 

they are providing two way traffic. He stated you need 24 feet and that is what is there. If 

you are parked on the northern side of the building and you want to get out you would 

drive along that way to get out. Holtrop questioned the location of the main entrance that 

customers would come in. Casserly stated that is on the north side of the building. 

Holtrop stated he was when he looks at it, it looks like a lot of pavement, he is just trying 

to reduce the pavement. Casserly stated it is actually less pavement than the Chili’s 

restaurant right now, they are increasing the greenspace. Casserly stated they will look at 

that to see if they can narrow that down. Holtrop stated he is fine with the project. 

 

Poyner questioned how many parking spaces they have. John stated they are providing 44 

spaces and the ordinance requires 40. Poyner stated he is in favor. 

 

Rogers questioned why this location. Luke Farrell with MSU Federal Credit Union stated 

they continue to grow and serve their members. He stated they have a lot of members in 

the Grand Rapids area that they are trying to serve. They have been looking in this area 

for the right property that they can develop. Farrrell stated they like the amount of 

visibility on 28th Street. Discussion ensued. 

 

Jones stated she is intrigued that this is the location that they chose. She doesn’t think 

there are any other financial institutions very close at all. She stated that might do well 

for them as far a drive thru business.  

 

Holtrop questioned if there is any way they can flip the drive-thru 180 and put the drive 

thru on the 28th Street side and have the customers enter there. Casserly stated they didn’t 

want to have another curb cut off of 28th Street. They wanted to utilize the existing access 

drive. Holtrop questioned what gets more traffic, the drive thru or walk in. Farrell stated 

the ATM with the canopy is expected to have about 2,000 visitors per month. Pung stated 

they are thinking 1,050 visitors will be served in the branch lobby each month. The drive 

thru transactions would be 1,100 visitor a month and the drive up ATM are projected to 

be about 2,000 visitors as the location grows. The drive thru facilities will be about 3,100 

visitors per month and lobby 1,050 visitors. Holtrop stated they are pushing their traffic 

around the building to the 28th Street frontage. Holtrop stated they would have less traffic 

going through their parking lot if they flip the building 180 degrees. Discussion ensued. 

Casserly stated that is something they can take a look at. 

 

J. New Business 

 

Motion by Holtrop, supported by Benoit, to set a public hearing date of April 12, 

2022, for: Case#10-22 - MSU Federal Credit Union – Major Change to an Approved 

PUD and Final Site Plan Review Located at 4580 – 28th Street SE; Set a public 

hearing date of April 26, 2022 for: Case#8-22 Grand Mere Development – Rezone 

4.5 acres of land from C3- Regional Commercial to C2 Community Commercial 

Located at 3277, 3311, 3343 Woodland Dr. SE; Case#9-22 – Heyboer Acres – 

Rezoning 82.8 acres of land from R1-B Single Family Residential to R1-C Single 
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Family Residential Located at 2500 – 52nd Street SE; Case#11-22 – Heyboer Acres – 

Preliminary Plat located at 2500 – 52nd Street SE 

 

- Motion Carried (6-0) – 

- Brainerd, Pemberton and Quinn absent - 

K. Other Business 

 

1. Commissioners’ Comments 

 

Kape thanked staff for the 2021 Year End Report. 

 

Holtrop stated if the Heyboer Family Open House happened. Golder stated there were 

about 12 people that were there. They represented 4 households.  

 

Holtrop stated we are going on the third joint meeting and we have not yet identified the 

preferred neighborhood and housing type design regulations. He expressed a desire to 

decide on the preferred design regulations as soon as possible. Golder stated we will start 

that at the next joint meeting.  

 

Jones questioned if Lowe’s has a new management team. She suggested staff meet with 

them as soon as possible before they start putting out all of their pallets etc. Golder stated 

they have a new management team and they have contacted the City and they asked 

about having the drive up for paver stones in the front parking lot. Golder stated we went 

through everything with them and told them what was not allowed and she hasn’t heard 

back from them. 

 

2. Staff’s Comments 

 

Staff offered no additional comment. 

 

L. Adjournment  

 

Motion by Commissioner Benoit, supported by Commissioner Holtrop, to adjourn 

the meeting. 

 

Motion by Benoit, supported by to excuse Brainerd, Pemberton and Quinn from the 

meeting. 

 

- Motion Carried (6-0) – 

- Brainerd, Pemberton and Quinn absent - 

Meeting adjourned at 8:50pm 

 

     Respectfully submitted, 

 

    Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 

OF THE KENTWOOD PLANNING COMMISSION 

APRIL 12, 2022, 7:00 P.M. 

COMMISSION CHAMBERS  

 

 

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

 

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

 

C. Roll Call: 

Members Present: Bill Benoit, Dan Holtrop, Sandra Jones, Ed Kape, Darius Quinn, 

Ricardo Rogers 

Members Absent: Catherine Brainerd, Ray Poyner, Mike Pemberton (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 5 citizens 

 

Motion by Kape, supported by Holtrop, to excuse Brainerd, Poyner and Pemberton 

from the meeting. 

- Motion Carried (6-0) – 

- Brainerd, Poyner and Pemberton absent -  

 

D. Approval of the Minutes and Findings of Fact 

 

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

the Minutes of March 22, 2022 and the Findings of Fact for:  Case #5-22 Enterprise 

Car Sales – Special Land Use and Site Plan Review for an Open Air Vehicle Sales 

Located at 3005 Broadmoor Ave SE; Case#6-22 - SIP Structures and Improvements 

Plan 2022-2028 

- Motion Carried (6-0) – 

- Brainerd, Poyner and Pemberton absent - 

E. Approval of the Agenda 

 

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

the agenda for the April 12, 2022 meeting.  

 

- Motion Carried (6-0) – 

- Brainerd, Poyner and Pemberton absent -  

 

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

 

There was no public comment. 

 

G. Old Business 
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There was no old business 

 

H. Public Hearing 

 

Case#10-22 - MSU Federal Credit Union – Major Change to an Approved PUD and 

Final Site Plan Review Located at 4580 – 28th Street SE 

 

Pung stated the request is for a major change to an approved PUD and final site plan 

review and a special land use financial institution with a drive-thru. Pung stated the 

public hearing notice only addressed the major change even though the special land use 

was covered at the work session. However, a new public hearing notice has gone out for 

the special land use for an April 26 public hearing. Therefore, the commissioners will 

only be taking action on the major change to an approved PUD and final site plan review 

now and then they can take action on April 26 on the special land use. 

 

Pung stated MSU Federal Credit Union is looking at an 8,000 square foot free standing 

financial institution. They are proposing drive thru lanes and drive up ATM’s.  

 

Pung stated this site was originally developed as a Chili’s restaurant. He stated a major 

change was approved in 2019 for a hotel. He stated what the applicant is proposing 

constitutes a major change and therefore the request is coming back for review and 

approval. 

 

Pung stated access to the building is off the private road. He stated the main change from 

the work session is that the proposed westernmost drive has been changed to an exit only. 

Pung stated staff will work with the applicant to make sure they have enough signage so 

people don’t think they can enter there. 

 

Pung stated the applicant submitted a couple of site plan options for the commissioners to 

look at. One of the options was to eliminate the center drive and reorient the easternmost 

drive so that the ATM’s are further to the north. That would allow the drive to be aligned 

with the hotel drive. He stated with either of the options they submitted, they would still 

have to go to the Zoning Board of Appeals since the zoning ordinance requires that a 

drive-thru facility have to be at least 50 feet from a property line.  

 

Pung stated staff’s recommendation is based on their preferred option and site plan. If the 

commissioners were interested in options A or B then the conditions would be similar to 

what they are already, however, the only difference is they would need to add in a 

condition for going to the ZBA for a variance.  

 

Pung stated he is recommending to the City Commission conditional approval of the 

major change to a PUD and approval of the site plan dated April 5, 2022 as stated in his 

memo. 
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Jack with Nederveld was present. He stated they eliminated 2 parking spaces from the 

plan that they presented at the work session and still meet the ordinance requirement for 

the number of spaces. They removed the two parking spaces to get more greenspace.  

 

Jack stated they connected the sidewalk to the sidewalk on 28th Street in the north east 

corner of the site. He stated on the north west corner of the property, their pavement used 

to come to a point and they made that a big radius so they can get additional greenspace 

at that north west corner of their pavement. 

 

Jack stated their thought on the two additional options was that they wanted to show the 

commissioners that they heard them at the work session and that they did look at other 

options of trying to have drive configurations and different options for the drive up ATM. 

Jack stated the problem is they are within the 50 foot setback and they think going to the 

ZBA and asking them for a variance would be hard to prove that it is not a self-created 

hardship.  

 

Jack stated another thing that came up at the work session was the alignment with their 

drives and the hotels drives. Their easterly drive does align with the hotel drives. Their 

middle drive is offset by 60 feet. He stated they based that on MDOT and Kent County 

Road Commission requirements drives either be aligned or offset by at least 50 feet 

center to center. Their drives are 60 feet offset. He stated they think they are still 

providing a safe site even though they are not aligning with both of the hotel drives. He 

stated another thing with the drive alignments is that this a private road and not a public 

road. He stated the use of the road is not as intense as a public road. He stated given the 

uses of the hotel and their site he thinks the peak times are different. Their peaks are 

typically 11am-1pm and the hotel is typically a morning checkout time and a peak in the 

evening. He stated they don’t think they will have a lot of conflicts because of the 

difference in peak traffic times. 

 

Jack stated they assessed the private road conditions and the original PUD was developed 

by Meijer. He stated that had a private road easement that was established and that 

easement has language in it that says the owner of that facility (which is Home Depot) is 

responsible for that private road. He stated MSU has been in contact with Meijer and 

MSU is willing to pay their share. He stated they are working through this and they fully 

intend to improve that road along their frontage. 

 

Jack stated they have about 10% more total greenspace than what the Chilis restaurant 

had. 

 

Jones opened the public hearing. 

 

There was no public comment. 

 

Motion by Kape, supported by Quinn to close the public hearing. 
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- Motion Carried (6-0) – 

- Brainerd, Poyner and Pemberton absent – 

 

Rogers stated he likes that they added the additional greenspace. He stated with respect to 

the pork chop exit, he thinks it might cause confusion even with signage. He believes 

customers will still get that wrong. Jack stated they have it as a right left out. He stated 

they think it is important to have that drive, but if the planning commission is concerned 

about people not obeying it, they could make it narrower and make it a single exit. Jack 

stated because right now, they have it as a right and a left. He stated it might function 

better if it were narrower. People are more likely to understand it better and not go in it if 

it is wider. Rogers stated he likes everything else. 

 

Benoit stated he understands the concern with the drive, however people see those flares 

and know they aren’t supposed to turn in there because it makes it difficult to even turn 

into it. He stated and if you put a sign in the pork chop he doesn’t think it would be too 

big of a deal. He stated he likes the layout better than it was before and is good with it. 

 

Holtrop stated he was looking at the other 2 options they presented and thought they 

didn’t look bad but doesn’t want to force them to have to go to the ZBA. He stated on 

options A & B the northerly stretch of asphalt they had going one way back towards the 

branch. He stated they eliminated the exit onto the private drive and had one way flow 

back towards the branch. Holtrop stated that would eliminate the question of wrong way 

traffic if they still close the exit and funnel everybody out around the north route.  

 

Holtrop stated he was also looking at leaving it the way that it is and eliminating all of the 

asphalt on the north section. Jack stated the credit union thinks it is important if 

customers go to the ATM to have the ability to circulate back to the bank if they have to 

do other business inside rather than going out onto the private road. That is the reason 

they had the loop to the north. Jack stated the exit itself was important so that if people 

didn’t have to do that they didn’t have to circulate back through the site and potentially 

have conflicts with pedestrians and parking and getting to the branch. Discussion ensued. 

Holtrop stated he is fine with the plan the applicant has proposed. 

 

Quinn stated he would like to see something done to address the pork chop drive. He 

stated to him it is confusing and they are inviting more issues. Quinn questioned if 

signage on private property is enforceable. Jack stated signage in a shopping mall are not 

enforceable they still put them up all the time. Golder stated the Police Department would 

not enforce upon traffic control signs on private property. 

 

Kape stated he is ok with the project. 

 

Jones stated she wants to commend the applicants on making the effort to add more 

greenspace, it looks really good.  
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Motion by Benoit, supported by Holtrop, to recommend to the City Commission 

conditional approval of the major change to a Planned Unit Development and 

approval of the Site Plan dated April 5, 2022.  Approval is conditions 1 –8 and basis 

points 1 –6 as described in Pung’s memo dated April 7, 2022. 

 

- Motion Carried (6-0) – 

- Brainerd, Poyner and Pemberton absent – 

            Public Meeting 

 

I. Case#7-22 – GRR Ancillary M/U Requested Master Plan Amendment from Industrial to 

Commercial - Located at the NW Corner of Patterson Avenue and 36th Street SE  

 

Golder stated the request is for a change of land use designation from industrial to 

commercial use. She displayed a PUD plan that was adopted in 1979. She stated the site 

is 30 acres in size and it was planned for industrial. She stated right now it is zoned 

IPUD. She stated what the applicant would like to do is amend the Master Plan. She 

stated they are looking to have 10.4 acres amended to commercial. She stated there are a 

couple of existing buildings on the site and there is a little piece of residential that is in 

there zoned R1-C. She stated the intent is to build a hotel, restaurants, retail, drive thru, 

and a gas station on the site. Golder stated that if they are subsequently going for a CPUD 

rezoning there is an open space requirement. Golder stated the IPUD actually allows for 

some of the intended uses. It allows for vehicle fueling stations, restaurants, restaurants 

with drive-thurs, vehicle repair, vehicle rental, financial institutions, offices and personal 

service establishments is allowed.  

 

Golder stated what is not allowed in industrial zone districts are the hotels and the retail. 

She stated the applicant has met with the LUZ committee, Cascade Township, Kent 

County Road Commission (KCRC) and the airport. When they met with the Master Plan 

committee part of that discussion was whether there was a market for hotels. She stated 

there was a very long market study that was sent to the commissioners via email. 

 

Golder stated they did a traffic study and with industrial zoning the 10 acres and the 

commercial zoning with the 10 acres the effect on traffic is about the same. She stated 

they met with the road commission who recommended a traffic study when a rezoning 

request is subsequently filed so KCRC can look at driveways. 

 

Golder stated another concern was discussion about recreational use in our industrial 

zone. The City Commission recently turned down a proposed text amendment to allow 

Athletic Training Facilities in industrial zones because of the limited amount of industrial 

and having to preserve that. One of the concerns brought up in the Master Plan committee 

was this issue. She stated she thinks some of the City Commissioners are still concerned 

about that, although the intended uses really support the industrial use whereas the 

Athletic Training Facilities didn’t really support the industrial uses out in this area.  
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Golder stated if this Master Plan change is approved the commissioners can expect to see 

a rezoning coming. She stated this is a public meeting where we are taking public 

comment and the public hearing to take formal action on the proposed change in the land 

designation will be June 28.  

 

Jim Morgan, Landscape Architect with RJM Design was present. He added that they met 

with Mayor Kepley and he seemed to support the proposal. He stated the one item that 

the Mayor said the area could certainly use was a daycare center. Morgan stated they 

have been actively pursuing that. He stated it still says restaurant on the site plan, it hasn’t 

been changed yet. They also know that there is a curb cut that has to be removed. He 

stated a number of things and a lot of the detail in the site plan will get corrected at the 

time of the PUD.  He stated they have the Mayor’s support.  

 

Elliott Muller, the land owner, Angela Mann, the hotel developer/operator and Bill Mast 

with Visser Brothers Construction were all present. 

 

Jones opened the public meeting. 

 

Laura Zotco, 1348 Kelsy St NE Grand Rapids, MI on behalf of the Sinke family was 

present. She submitted a letter. She stated her mom resides to the west of the property. 

She stated Elliott Muller has been amazing to deal with and they appreciate his respect 

for the family history. 

 

Holtrop questioned if the applicant has met with any other neighbors. Muller stated 

Cascade Township, but none of the industrial neighbors.  

 

Jones expressed appreciation to everyone who has been involved, in particular Mr. 

Muller, for respecting the neighbors as homeowners and their longevity.  

   

J. Work Session 

 

Case#8-22 Grand Mere Development – Rezone 4.5 acres of land from C3- Regional 

Commercial to C2 Community Commercial Located at 3277, 3311, 3343 Woodland Dr. 

SE; (Applicant has requested tabling the public hearing to May 24, 2022) 

 

Case#9-22 – Heyboer Acres – Rezoning 82.8 acres of land from R1-B Single Family 

Residential to R1-C Single Family Residential Located at 2500 – 52nd Street SE;  

 

Case#11-22 – Heyboer Acres – Preliminary Plat and Final Site Plan Review located at 

2500 – 52nd Street SE 

 

Golder stated the project involves the rezoning of an 82.8 acre parcel of land from R1-B 

to R1-C Single Family Residential and preliminary plat and final site plan review of the 

first phase. She stated it is the 17 lot subdivision that is for preliminary plat review. She 

stated our subdivision control regulations say that you have to also show future phases of 
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the plat. She stated everything needs to work. Connections to Princeton Estates which is 

to the west but the 17 unit subdivision will be the first phase. 

 

She stated R1C is low density residential. Phase 1 also includes the detention pond. She 

stated the Master Plan recommends low density residential. She stated the proposed 

rezoning will result in low density residential development. The overall preliminary plat 

portrays 208 lots on an 82.8 acre site or 2.44 units per acre.  

 

Golder stated the preliminary plat 17 lots range from 11,200- 13,771 square feet and the 

detention pond that extends Plover Drive to Promise Drive. The watermain and sanitary 

sewer utilities are already in place. She stated they are providing 2 sides of sidewalk. 

 

Golder stated one of the issues raised are involve the 3 detention ponds for the overall 

82.8 acre site. The City Engineer generally would like to have fewer detention ponds. She 

stated a lot of times they will only allow for one detention pond on a site, however this is 

quite a large site. She stated engineering will have to figure out if all of these detention 

ponds are required. She stated if it reduces down to two, then where does the water go 

and could it affect the layout. 

 

Golder stated also maintenance is an issue. She stated we have 4 open spaces, three that 

are detention ponds and one is a small park. She stated it doesn’t show anyone taking 

ownership of it. She stated in the past what we have done is see what the policy is as to 

whether we divide it up between the units that are adjacent to it so they will be 

responsible for the maintenance of it and whether that is doable giving the type of 

detention pond that it is. The City would have an easement to get in there if they need to. 

 

Golder stated with the private park it is important because it gives the residents access to 

the Paul Henry Trail, but there is also a small access walkway. She raised question who 

maintains it. Golder stated she is checking with our park department to see if they are 

interested in something like this for access but she hasn’t heard back yet.  

 

Golder stated the family has indicated their desire to leave the treeline along the 

Princeton site if they are able to. She stated again detention needs to take place and some 

grading so hopefully they can do that. But, their desire is to leave it there as a buffer. 

 

Justin Brink with Exxel Engineer and Mark Devries, representing the Heyboer family, 

were present. 

 

Brink pointed out the main reason and the driving force behind the 3 detention basins is 

because naturally the water currently goes to those 3 locations from the large site. He 

stated there is an existing 36 inch outlet from the middle detention pond that is designed 

to take on a lot of that storm water. He stated the existing utilities are already in place for 

sanitary water, storm is not in at this time that is pending the actual road being developed. 

He stated their first phase will be the box on the south side to connect with Bretonfield to 

the east and Brookfarm Estates and Darthmouth Farms to the west.  
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Mark Devries 3226 65th St Holland MI was also present. Devries stated they have had 

this farm in excess of 100 years. He stated his wife and sister are the ones that are local to 

the community. They have been operating the farm. They have gotten to the point where 

they are paying more in taxes than they get in revenue but they weren’t prepared to do 

anything. He stated last year the barn burned down a tragic loss to the family.  He stated 

they are not in the position to operate the farm. Long term they will continue 

development of the northern portion fronting 52nd Street. He stated they aren’t sure what 

they want to do with the northern portion maybe community garden or historic park. 

Discussion ensued. 

 

Rogers, Holtrop Quinn and Kape were all good with the request  

 

Benoit stated he is glad to see it. He stated there was a comment of possibly getting 

different builders in there. Devries stated their plan is to sell the lots. They are hoping to 

have some deed restrictions that will help to meet the character of Princeton Estates. Part 

of that is to have an established list of 3 or 4 preferred builders to give a variety of 

architecture. 

 

Jones echoed the appreciation of bringing in different builders and that the homes will be 

different architecturally. She loves the name Heyboer Acres and likes to see the family 

legacy continued. Discussion ensued. 

 

Holtrop questioned if we have any issues that need to be addressed like the park. Golder 

stated she was wondering how the commissioners felt about the park, should the City not 

want to take it on. Jones questioned how large is the park. Golder stated she was going to 

measure and get that for the public hearing  

 

Case#12-22 – Horse Barn – Major Change to a Site Plan Located at 1217 E. Paris Ave 

SE 

 

 Pung stated the request is for site plan review of a major change to an approved site plan. 

 

Pung stated in 1985 the property was rezoned from R1C to R1B to allow for the 

development the Mehney Horse Farm. He stated at that time they wanted to classify it as 

a customary farm operation which was no allowed in the R1C zone but was a special land 

use within the R1B. He stated a condition of the 1985 site plan approval restricted the 

barn to no more than 10,600 square feet with the size of the existing facility. The 

proposed storage constitutes a major change because it is going to be over the 10,600.  

 

Pung stated items that were raised are the zoning ordinance has no minimum parking 

requirements for a horse riding stable. He stated since customary farm operations are no 

longer allowed in the R1B this will be classified as a special land use horse riding stable. 

He stated staff is looking for more information on their available parking and what their 

anticipated need and use for parking will be. 
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Pung stated the zoning ordinance also requires a minimum 10 acres for riding stables. 

This site is not quite 10 acres but on this site there is an 1.5 acre area to the west which is 

also used for pasturing and then they have an area to the south which is also used for 

pastures those all combined are just over the 10 acres in area. He stated they were all 

included in the original approval. 

 

Pung stated there are no real issues. However, staff would like more detail on how they 

are currently going to be using the property just to make sure that it is still consistent with 

the original special land use approval from 1985.  He stated other than that it meets all the 

criteria for the expansion of the site plan. 

 

Darren Herweyer, 3333 Egpyt Valley Ada, MI was present. He stated this has been 

operating as a riding stable for years. It has been bought from the Mehney’s by Laura 

Huizenga wanting to maintain that as a horse riding stable. They are going to be doing 

some personal riding and certified therapy riding for kids with special needs on occasion. 

He stated the additional storage area would be used to store farm equipment inside rather 

than outside.  

 

Holtrop questioned what would be allowable for the number of out buildings. Pung stated 

we would still consider the approval when it was originally approved but those 

limitations were if they wanted to change the conditions of approval they would come 

back before the planning commission. Holtrop stated if they are allowed to have another 

building he would like to see it attached. Holtrop questioned if the house is going to be 

lived in. Herweyer stated the residence is being remodeled for the caretaker of the barn. 

The the barn will be remodeled as well.  

 

Holtrop questioned if there is parking that needs to be addressed. Pung stated we will ask 

them for information on their parking needs. However,  there is no minimum requirement 

for horse riding stable. Herweyr stated there really won’t be any parking needed, it will 

be a very low key small event when it happens maybe a family or two at a time. 

 

K. New Business 

 

Motion by Holtrop, supported by Benoit, to set a public hearing date of April 26, 2022, 

for: Case#10-22 MSU Federal Credit Union  – Special Land Use for a Financial 

Institution with a Drive-Thru located at 4580 – 28th Street SE; Case#12-22 – Horse Barn 

– Major Change to a Site Plan Located at 1217 E. Paris Ave SE  

 

- Motion Carried (6-0) – 

- Brainerd, Poyner and Pemberton absent -  

L. Other Business 

 

1. Master Plan Implementation Update 
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Golder gave an overview of where we are in the Master Plan and the new and upcoming 

things. She stated the joint meeting is new. She stated after Public Works Director spoke 

about recycling and energy efficiency efforts that the City does made her think we should 

participate in the Michigan Green Communities challenge. She stated the crosswalk study 

is underway. 

 

Jones stated she appreciates having the updates they are helpful.  

 

Schweitzer stated as part of the cross walk study we are going to be looking at the 

prospect of midblock refuge islands at Division at 43rd Street and the 4600 block of 

Division between the middle and high school. One of the recommendations of the 

Division United Study is to create some crossing locations along the corridor. Therefore, 

we are going to use this study as a way to step into that. 

 

2. Dumpster Location 

 

The property at 4052 – 40th Street is being developed and the owner wishes to place a 

dumpster in the required 20 foot side yard on the east side of the building. Zoning 

Ordinance Section 19:03:F:3 stated that dumpsters shall be located in the rear yard or 

non-required side yard unless otherwise approved by the Planning Commission. The 

Project Engineer has submitted a request for Planning Commission approval to place a 

dumpster in the required side yard of the proposed development. 

 

Motion by Benoit, supported by Quinn, to approve placement of a dumpster in the 

required 20 foot side yard on the east side of the building at 4052 -40th Street. 

 

- Motion Carried (6-0) – 

- Brainerd, Poyner and Pemberton absent -  

3. Zoning Ordinance Amendments 

 

Pung stated staff is putting another batch of zoning ordinance amendments for the 

commissioners review.  

 

Menu Boards 

 

In 2021 the planning commission recommended to the City Commission to the Zoning 

Ordinance relating to menu boards and pre-order boards. In researching City records it 

does not appear that the proposed amendment went before the City Commission for 

action. 

 

Wall Signs in Industrial Districts 

 

A proposed amendment is to remove the requirement that wall signs in industrial districts 

be placed on the wall facing the street frontage  
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Update Group Child Day Care Separation 

 

Current requirement that a group child day care home cannot be located within a 1200 

foot radius of any other group child day care. The radius is measured in a straight line 

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

home. The intent is to assure that there would not be excessive traffic due to numerous 

day care providers being in close proximity; in addition noise and traffic would be limited 

as well.  

 

We have had Several Zoning board of Appeals request to have group daycares closer to 

that 1200 foot radius. Research of other communities proximity standards reveals they is 

are generally measured along the street. If we did something they would have put them 

more than 1,200 feet from another daycare facility. 

 

The commissioners like the 1200 foot proximity measured along the roadway. 

 

4. Commissioners’ Comments 

 

Rogers stated north of Horrocks along Countrywood Drive there is trash everywhere and 

it looks really bad. 

 

Holtrop stated there was a LUZ meeting prior to the planning commission meeting 

concerning property at Lake Drive between East Paris and the East Beltline owned by 

Calvin University. Calvin desires to rezone their property at the southwest corner of Lake 

Drive and East Paris Avenue to C-4 Office. The LUZ Committee consensus not to 

support this request. 

 

Holtrop questioned what is the plan for the proposed C-2 zoning on Mall Drive. Golder 

stated they want to put a carwash on the north side behind Anna’s House.  

 

Kape stated he will be absent at the April 26 meeting. 

 

Jones stated the Kentwood Community Church site located on 60th Street is very heavily 

wooded area they are considering on affordable housing project along their 60th Street 

frontage. 

 

5. Staff’s Comments 

 

Schweitzer stated April 28 is the date for the next joint City Commission/Planning 

Commission meeting. Kpae stated he will be on vacation. Holtrop stated he may be out of 

town that week he isn’t certain yet. Kape questioned if WKTV could record the meeting 

for those who can’t be there 

 

M. Adjournment  
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Motion by Commissioner Benoit, supported by Commissioner Holtrop, to adjourn 

the meeting. 

- Motion Carried (6-0) – 

- Brainerd, Poyner and Pemberton absent - 

 

Meeting adjourned at 8:40pm 

 

 

     Respectfully submitted, 

 

     Ed Kape, Secretary 



 

 

APPROVED MINUTES OF THE REGULAR MEETING 

OF THE KENTWOOD PLANNING COMMISSION 

APRIL 26, 2022, 7:00 P.M. 

COMMISSION CHAMBERS  

 

 

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

 

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

 

C. Roll Call: 

Members Present: Bill Benoit, Dan Holtrop, Sandra Jones, Ray Poyner, Darius Quinn, 

Ricardo Rogers 

Members Absent: Catherine Brainerd, Ed Kape, Mike Pemberton (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 12 citizens.  

 

Motion by Benoit, supported by Poyner, to excuse Brainerd, Kape and Pemberton 

from the meeting. 

- Motion Carried (6-0) – 

- Brainerd, Kape and Pemberton absent-  

  

D. Approval of the Minutes and Findings of Fact 

 

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

the Minutes of  April 12, 2022 and the Findings of Fact for: Case#10-22 - MSU 

Federal Credit Union – Major Change to an Approved PUD and Final Site Plan 

Review Located at 4580 – 28th Street SE 

- Motion Carried (6-0) – 

- Brainerd, Kape and Pemberton absent - 

E. Approval of the Agenda 

 

Schweitzer added Holland Home Park area under Other Business. 

 

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

the agenda for the April 26, 2022 meeting with change noted.  

 

- Motion Carried (6-0) – 

- Brainerd, Kape and Pemberton absent -  

 

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

 

There was no public comment. 

 

G. Old Business 
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There was no Old Business 

 

H. Public Hearing 

 

Case#7-22 – GRR Ancillary M/U Requested Master Plan Amendment from Industrial to 

Commercial - Located at the NW Corner of Patterson Avenue and 36th Street SE (Public 

hearing will be on June 28, 2022) 

 

Case#10-22 MSU Federal Credit Union  – Special Land Use for a Financial Institution 

with a Drive-Thru located at 4580 – 28th Street SE; 

 

Pung stated due to an incomplete public hearing notice the special land use and site plan 

were missed. Therefore, a public hearing has been scheduled for the special land use and 

site plan review. Pung stated the site plan that was previously approved is the same. 

 

Pung stated he is recommending conditional approval of the special land use and site plan 

review of the freestanding financial institution with a drive-thru facility as described in 

his memos.  

 

Jones opened the public hearing. 

 

There was no public comment. 

 

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

 

- Motion Carried (6-0) – 

- Brainerd, Kape and Pemberton absent –  

 

The Commissioners were okay with the request and offered no additional comments. 

 

Motion by Benoit, supported by Quinn, to grant conditional approval of the 

freestanding financial institution with drive-thru facility as described in Case No. 

10-22. Approval is conditioned upon conditions 1 –5 and basis points 1 – 5 as 

described in Pung’s memo dated April 14, 2022. 

 

- Motion Carried (6-0) – 

- Brainerd, Kape and Pemberton absent-  

 

Motion by Benoit, supported by Holtrop to grant conditional approval of the site 

plan dated April 5, 2022, as described in Case No.10-22.  Approval is conditioned on 

conditions 1-6 and basis points 1 – 5 as described in Pung’s memo dated April 14, 

2022. 

- Motion Carried (6-0) – 

- Brainerd, Kape and Pemberton absent  
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Case#9-22 – Heyboer Acres – Rezoning 82.8 acres of land from R1-B Single Family 

Residential to R1-C Single Family Residential Located at 2500 – 52nd Street SE;  

 

Case#11-22 – Heyboer Acres – Preliminary Plat and Final Site Plan Review located at 

2500 – 52nd Street SE 

 

Mark Devries, 3926 65th Street, Holland, MI 49423 introduced the Heyboer family that 

were present at the meeting. He stated he is one of the members of the management team 

of Heyboer Acres. He stated 3 of the local granddaughter were also present and live in 

the area. Diane Devries, the daughter of Dale Heyboer was present. Marsha Wilkerson, 

also the daughter of Dale Heyboer was present. Jane Riddle, representing the Norcare 

family and her husband Dan is also on the management team and were present. 

 

Golder stated the project involves the rezoning of an 82.8 acre parcel of land from R1-B 

to R1-C Single Family Residential and preliminary plat and final site plan review of the 

first phase. She stated it is the 17 lot subdivision that is for preliminary plat review. She 

stated our subdivision control regulations says that you have to also show future phases 

of the plat to make sure there are no flaws that occur. She stated there are street stubs that 

go into Princeton Estates that have been there since the 1980’s when Princeton was 

developed with the thought that someday the Heyboer Farm would develop.  

 

Golder stated the R1-C zoning is the exact same zoning as Princeton Estates. She stated it 

is different from the RPUD-2 Allen Edwin development. The minimum lot size required 

by the ordinance is 10,000 square feet and some are 11,200 square feet and up which is 

similar to Princeton Estates. She stated the homesites in the Allen Edwin development are 

more like 6,200 square feet. She stated the lot width requirement for R1-C is 80 feet.  

 

Golder stated the Master Plan recommends low density residential, which means under 4 

units per acre. She stated this development is being proposed at 2.44 units per acre. She 

stated it is consistent with the Master Plan. She stated looking at the rezoning criteria she 

feels that it would meet the standards. 

 

Golder stated the other piece of the development review is the preliminary plat. Both the 

preliminary plat and the final site plan review go to the City Commission after Planning 

Commission review.  She stated it is a very small piece of the overall 82.8 acre site that 

the developer has said to develop, to get all the way to the north side could take up to 10 

years, but, this is the first step. She stated the utilities that will connect Promise to Plover 

are already in place. She stated there are two sides of sidewalk proposed as it is 

throughout the development and the total number of lots is 208.  

 

Golder stated one of the issues raised involve the proposed 3 detention ponds for the 

overall 82.8 acre site. The City Engineer generally would like to minimize the number of 

detention ponds. She stated a lot of times they will only allow for one detention pond on a 

site, however this is quite a large site. She stated this is something that the City Engineer 

is still looking at yet; is there enough detention and is it in the right place to make sure 
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that the water gets to where it needs to be and doesn’t have a negative effect. Therefore, 

they are working very hard on getting that information together. She stated because they 

are still working through the Engineering issues this is why staff is recommending 

tabling. She stated once we get that information from Engineering, we should be able to 

look for a recommendation and decision at the next Planning Commission meeting. 

 

Jones opened the public hearing. 

 

Dominic Gradozzi, 5436 Bunker Hill Ct. was present. He stated his property is located 

near one of the extension streets and lives on the dead end. He stated there is a significant 

accumulation of water in that area. He stated he is interested in the retention ponds and 

how that will play out. He thinks it will impact drainage for the existing homes in that 

area as well as the new proposed development. He stated that he hopes this is taken into 

consideration and that they have a good understanding of what that will look like and 

what will happen to that water.  

 

Steve Berry, 5382 Bunker Hill Ct. shared the same concerns. He would like to see a plan 

with the retention ponds and how they are going to be fed to the lots in that area and how 

that water is going to flow into the existing lots and the new lots. 

 

Robb Lamer, Excel Engineering was present. He stated since Princeton Estates was 

developed the rules have changed many times for storm water. He stated his fear is 

sending too much water that way if he holds to current standards. He stated he is working 

with the City Engineer to make sure they don’t push more water down a storm sewer 

system that wasn’t intended to have that water. He stated they will retain over and beyond 

if they have to, but that is what is taking some time. The City Engineer is getting 

information on the size of the storm sewer from a flow standpoint through the stub 

streets. Lamer stated the area Steve Berry is mentioning to the north is a natural low area 

that he can see from the contours that it blocks drainage. He stated when they get down to 

it, if you look at the preliminary plat map you can see their storm sewer. The intent 

currently is to bring it south. 

 

Benoit questioned if it was a possibility that the existing road is pitching towards the dead 

end and the dead end is building up. Lamer stated he thinks it is an old treeline that is 

there.  Lamer stated his fear is that they want to keep trees, but in the end because of this 

problem, they may have to create a swale and/or remove trees. Lamer stated that maybe 

the only way you are going to get that water to get out of that area. There isn’t a storm 

line into Princeton Estates at that point. Lamer stated the only good way to do it would be 

to bring it to a detention base and have it release slowly. Discussion ensued.  

 

Jones questioned if the intent for the detention ponds is to hold Heyboer Acres water only 

and not really address the existing ponding issues that are happening at Bunker Hill. 

Lamer stated the water today that gets into that hole in the ground is like a retention 

basin. If he creates a swale that pushes it down into another detention basin, there is a 36 

inch outlet pipe that runs into the Princeton Estates plat; it was designed to accept this 
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drainage area. He stated that will push that water through and out and around. Lamer 

stated the homeowners in this area have to wait to get this resolved until they get to this 

point in the phasing of the subdivision.  Lamer stated there are ways to maybe take some 

of that water from the backyards sooner and run it through the detentions too, but it will 

take permission. But, you would have to get an opening between the trees because right 

now that blocks the water.  

 

Motion by Benoit, supported by Quinn, to table the public hearings to May 10, 2022. 

 

- Motion Carried (6-0) – 

- Brainerd, Kape and Pemberton absent -  

 

Case#12-22 – Horse Barn – Major Change to a Site Plan Located at 1217 E. Paris Ave 

SE 

 

Pung stated the request is for site plan review of a major change to an approved site plan. 

 

Pung stated in 1985 the property was rezoned from R1C to R1B Single Family 

Residential to allow for the development of a Horse Farm. He stated at that time they 

wanted to classify it as a customary farm operation which was not allowed in the R1C 

zone but was a special land use within the R1B zone. He stated a condition of the 1985 

site plan approval restricted the barn to no more than 10,600 square feet in area. With the 

proposed addition and the existing size of the facility the new square footage would be 

about 12,780 and that constitutes a major change because it is going to be over the 

10,600. Pung stated the barn expansion is proposed to be used for storage of maintenance 

equipment. 

 

Pung stated there were no significant issues raised at the work session, therefore he is 

recommending conditional approval of the site plan as described in his memo. 

 

Jones opened the public hearing. 

 

There was no public comment 

 

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

 

- Motion Carried (6-0) – 

- Brainerd, Kape and Pemberton absent - 

 

Darren Herweyer, 3333 Egpyt Valley Ada, MI was present representing the owner. 

 

Benoit questioned if the addition is already on its way up. Herweyer stated it is not. There 

is a small internal addition that is being erected now that was part of the building permit 

process and approved administratively by Schweitzer. The small internal addition was 

comparable in size to the enclosed roof areas that were removed. 
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The commissioner had no additional questions and were in favor of the request. 

 

Motion by Poyner, supported by Quinn, to recommend conditional approval of the 

site plan dated March 21, 2022, as described in Case 12-22.  Approval is conditioned 

on conditions 1 -3 and basis points 1 – 4 as described in Pung’s memo dated April 

20, 2022. 

- Motion Carried (6-0) – 

- Brainerd, Kape and Pemberton absent - 

I. Work Session 

 

There was no Work Session 

 

J. New Business 

 

Motion by Holtrop, supported by Poyner,  to set public hearing date of May 24, 

2022, for:  Case#13-22 – Scooter’s Coffee – Kentwood – Special Land Use and Site 

Plan Review for a Drive-Through Establishment Located at 2380 44th Street SE 

 

- Motion Carried (6-0) – 

- Brainerd, Kape and Pemberton absent -  

K. Other Business 

 

1. Compactor in the Front Yard 

 

Pung stated the request is for a compactor in the front yard located at Buy Buy Baby 4100 28th 

Street. He stated they want to remodel and reconfigure their interior for a new tenant and the 

existing tenant. They currently have access to one truck dock and a shared compactor on the 

south side. The new tenant would take over the majority of the building. Buy Buy Baby would 

be limited to the north side and they would no longer have connection or access to the truck dock 

on the south side or the compactor.  

 

Their request is to put a compactor and truck dock on the north side of the building. The 

applicant went to the Zoning Board of Appeals and secured a variance in order to place the truck 

dock on the north side of the building. Our zoning ordinance doesn’t otherwise allow loading and 

unloading in the front yard.  

 

They also wanted to get approval for a compactor in the front yard. The zoning ordinance 

restricts those to the rear yard or non-required side yard but the Planning Commission can 

approve dumpsters which include a compactor in places other than the rear yard or required side 

yard.  

 

Pung stated at the Zoning Board meeting the applicant did indicate that they would add some 

additional landscaping or provide additional buffering. Currently the north side is a blank wall. 

They will be adding a fairly tall wing wall so when the truck is parked there you won’t see the 

truck and the compactor will be hidden behind that wall.  
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Poyner questioned why the zoning ordinance does not allow for compactor’s in the front yard. 

Pung stated for aesthetic reasons. Pung stated in many cases if you are looking at commercial 

buildings, the front of the building is your entrance into the building for all your customers and 

passengers. Therefore you don’t want truck traffic mixing with the customer traffic. Pung stated 

in this situation the main entrance to the building is not actually the front of the building or in the 

front yard, it is to the east side of the building near the shared parking that serves the whole 

center. The north side of the building is the front yard, but there isn’t a customer entrance to the 

building on the north side. Customers will be coming in on the east side. Poyner stated his 

primary concern was safety, however, it sounds like it will be a minimal amount of traffic. 

 

Rogers stated he is in favor. He stated the ZBA had questions about direction and traffic and 

when the truck comes in on the north side how that would work with the flow of traffic and if it 

would impede on traffic. He stated through discussion and what they explained where the truck 

is going to be coming from there won’t be any issues with traffic. He stated he would like to see 

something more than just a bare wall. But as long as the trees hide the wall on the north side he is 

ok with the request. 

 

Holtrop requested clarification on the location of the roll up door and compactor . Susan Teby 

stated on west side. Holtrop questioned if there is there a door there to allow employee access to 

the compactor and what does it do. Susan Teby stated to compact cardboard into the bales. 

Holtrop questioned how will the bales exit the facility. Teby stated she isn’t sure. Holtrop stated 

he wants to make sure there will be no outside stacking of cardboard bales. He wants to make 

sure none are visible from 28th Street. Holtrop stated if they could spruce it up with some shrubs 

and trees that would be awesome. Susan Teby stated they are proposing landscaping, there is a 

little bit there now.  

 

Benoit stated as long as everything stays stored inside because not only does it not look good, but 

it could also be a fire hazard. 

 

Quinn stated he has no real concerns. 

 

Jones questioned why aren’t we using the rear of the building. Pung showed the proposed 

interior layout of the building and explained they are dividing the building into two tenant 

spaces. The only option they would have is to go through the other tenant area to get access to 

the truck docks. Discussion ensued. Jones stated her other concern is whether this going to be 

sufficiently camouflaged. She is uncomfortable with it being on the 28th Street side. She stated 

she also has concerns about the landscaping. 

 

Benoit questioned if the ZBA covered the requirements for landscaping around the wall enough. 

Pung stated as a part of this action by the Planning Commission regarding landscaping they can 

add as a requirement to work with staff. Pung stated ZBA didn’t add that as a condition. They 

can also say that everything needs to be stored indoors with regards to compacted items 

 

Motion by Benoit, supported by Holtrop, to approve the compactor in the front yard per 

the proposed layout revised by the ZBA. The applicant must work with staff to supplement 
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the existing landscaping and there will be no outside storage of any materials from the 

compactor. 

- Motion Carried (6-0) – 

- Brainerd, Kape and Pemberton absent -  

2. Holland Home Park area 

 

Golder stated the commissioners previously approved a park area that is south and east of the 

roundabout off of Pfeiffer Woods drive. She stated they now want to add a restroom, bacci ball, 

picnic area and some exercise areas throughout. She stated staff just wants to make sure the 

commissioners are still in support of the recreational area. 

 

Benoit questioned what kind of bathroom will it be, a building or a porta john. Golder stated she 

got the sense that it is going to be a building however it is sitting in what looks like a parking lot 

therefore she doesn’t know. 

 

Motion by Holtrop, supported by Quinn, to reconfirm the Holland Home park approval 

with the added improvements.   

- Motion Carried (6-0) – 

- Brainerd, Kape and Pemberton absent - 

 

3. Commissioners’ Comments 

 

Quinn stated he may not be able to make the joint meeting on Thursday April 28. 

 

4. Staff’s Comments 

 

Staff offered no additional comment. 

 

L. Adjournment  

 

Motion by Commissioner Benoit, supported by Commissioner Poyner, to adjourn 

the meeting. 

- Motion Carried (6-0) – 

- Brainerd, Kape and Pemberton absent - 

 

Meeting adjourned at 8:00p.m. 

 

 

     Respectfully submitted, 

 

     Ed Kape, Secretary 



 

 

APPROVED MINUTES OF THE REGULAR MEETING 

OF THE KENTWOOD PLANNING COMMISSION 

MAY 10, 2022, 7:00 P.M. 

COMMISSION CHAMBERS  

 

 

A. Vice-Chair Holtrop called the meeting to order at 7:00 p.m. 

 

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

 

C. Roll Call: 

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

Pemberton, Darius Quinn, Ricardo Rogers 

Members Absent: Catherine Brainerd  

Others Present:  Community Development Director Terry Schweitzer, Economic 

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

Collier, and the applicants. 

 

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

 

- Motion Carried (8-0) 

- Brainerd absent 

 

D. Approval of the Minutes and Findings of Fact 

 

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

the Minutes of  April 26, 2022 and the Findings of Fact for:  Case#10-22 MSU 

Federal Credit Union  – Special Land Use for a Financial Institution with a Drive-

Thru located at 4580 – 28th Street SE; Case#12-22 – Horse Barn – Major Change to 

a Site Plan Located at 1217 E. Paris Ave SE 

 

- Motion Carried (8-0) – 

- Brainerd absent -  

E. Approval of the Agenda 

 

Motion by Commissioner Pemberton, supported by Commissioner Poyner,                             

to approve the agenda for the May 10, 2022 meeting.  

 

- Motion Carried (8-0) – 

- Brainerd absent - 

 

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

 

There was no public comment. 

 

G. Old Business 
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There was no old business 

 

H. Public Hearing 

 

Case#7-22 – GRR Ancillary M/U Requested Master Plan Amendment from Industrial to 

Commercial - Located at the NW Corner of Patterson Avenue and 36th Street SE (Public 

hearing will be on June 28, 2022) 

 

Case#9-22 – Heyboer Acres – Rezoning 82.8 acres of land from R1-B Single Family 

Residential to R1-C Single Family Residential Located at 2500 – 52nd Street SE; (Tabled 

from April 26, 2022) 

 

Case#11-22 – Heyboer Acres – Preliminary Plat and Final Site Plan Review located at 

2500 – 52nd Street SE (Tabled from April 26, 2022) 

 

Golder introduced the request. She stated the project involves the rezoning of an 82.8 

acre parcel of land from R1-B to R1-C Single Family Residential and preliminary plat 

and final site plan review of the first phase.  

 

Golder stated at the work session there were engineering issues. One was looking at how 

many detention ponds they should have. She stated generally the Engineering Department 

likes to have fewer rather than more detention ponds, therefore there was question as to 

whether or not three detention ponds is appropriate for this use. She stated the City 

Engineer and the applicant Engineer decided that we probably do need 3 detention ponds 

therefore that issue has been resolved. She stated the new plan shows the detention ponds. 

She stated one of the reasons we want detention ponds incorporated into platted lots is 

because we don’t want them to be in no mans land where nobody owns the property. She 

stated from a maintenance perspective that is a problem. She stated the plan will divide 

the detention areas amongst the adjacent platted lots. 

 

Golder stated with respect to the first phase of the plat it doesn’t include a detention pond 

because it will initially stand alone and eventually be divided up in to the phase 3. The 

detention pond will be built, but for the time being it will be maintained by the Heyboers 

or whatever property owner will own that property. She stated also the area that was 

shown as a public park could be divided as well just in case the City decides not to 

acquire that as a public park. She stated the City is likely interested in acquiring that for a 

public park because it is adjacent to the Paul Henry Trail. 

 

Golder stated she is recommending conditional approval of the rezoning and preliminary 

plat approval as described in her memos. 

 

Rob Lamer, with Exxel Engineering was present. 

 

 Jones re-opened the public hearing. 
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 There was no public comment. 

 

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

 

- Motion Carried (8-0) - 

 

Pemberton stated it sounds like the detention ponds were resolved therefore he is ok with 

the request.  

 

Holtrop questioned what does it mean to the homeowner to own a portion of the 

detention pond. Golder stated that means the homeowner would have to maintain it, they 

would have to mow it. Lamer stated a homeowner would have rights to maintain the 

detention pond. He stated it is under easement and the drain commission would have to 

sign off on that. Lamer stated the owners cant put a fence, shed or pool in a detention 

basin, however, they may be able to maintain it however they would wish to. Discussion 

ensued. Lamar stated City Engineer Boomstra would be the perfect person to know what 

and how the detention can be maintained.  

 

Poyner questioned if we have any experience with private owned retention ponds in 

Kentwood. Schweitzer stated all the plats that we have seen over the years have a number 

of easements. Schweitzer stated a lot of them have floodway or drainage easements on 

them already. Therefore, those lot owners have a portion of their property where there are 

restrictions on how they can use them. Schweitzer stated they have to keep them open so 

that the water flows through. Poyner stated he is in support of the project. 

 

Benoits concern was if the detention needs to be maintained due to silt build up and has 

to be cleaned up, those property owners are going to be responsible for going in there to 

clean the siltation that came from upstream. Lamer stated the drain commissioner has to 

sign off on the final plat. They are reviewing the plat they have to follow the Kent County 

Drain Commissions standards. Discussion ensued. Benoit stated the detention pond being 

maintained by the property owners scares him. Lamer stated he needs more direction 

from the City Engineer.   

 

Rogers stated whenever you’re going through title easements and deed restrictions are 

already exposed and it’s up to the realtor and the homeowner to make sure they know 

what they are getting themselves into. He stated he would like more clarity and how it is 

going to affect the turnover ratio of home ownership in that plat. He stated he doesn’t see 

it being really attractive for people who want to stay there once they find out they have to 

maintain the detention ponds. He wants to make sure the homeowners are protected. 

Golder stated the commissioners can add a condition of approval for the  plat to say that 

communication of the maintenance responsibilities is included with the documents that 

the homeowners receive so they know what they are getting themselves into. Golder 

stated there are people in Princeton Estates that want a piece of the detention pond as 

well. She stated we might be dealing with that too when that phase comes up.  
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Kape agrees with the other commissioners regarding the transparency of the detention 

ponds.  

 

Jones questioned the difference between detention and retention. Lamer stated detention 

basin is something that is detained and has an outlet. Retention may be a combination 

maybe the bottom is soaked into the ground and then higher up there is an overflow 

outlet. Lamer stated, the applicant is not proposing retention for this project.  

 

Motion by Holtrop supported by Benoit, to recommend to the City Commission 

approval of the rezoning of 82.8 acres of land from R1-B Single Family Residential 

to R1-C Single Family Residential.  Approval is supported by basis points 1 -6 as 

described in Golder’s memo dated May 3, 2022. 

 

- Motion Carried (8-0) – 

- Brainerd absent - 

 

Motion by Holtrop supported by Kape,  to recommend to the City Commission 

conditional approval of the preliminary plat and final site plan for Phase 1 of the 

Heyboer Acres Plat as depicted on the site plan dated May 5, 2022 and as described 

in Case No. 11-22.   Approval is conditioned upon conditions 1 – 5 with condition 5 

to include clear communication of detention ponds maintenance responsibilities to 

the affected property owners and basis points 1 – 3 as described in Golder’s memo 

dated May 3, 2022. 

- Motion Carried (8-0) – 

- Brainerd absent - 

I. Work Session 

 

Case#8-22 Grand Mere Development – Rezone 4.5 acres of land from C3- Regional 

Commercial to C2 Community Commercial Located at 3277, 3311, 3343 Woodland Dr. 

SE; (Applicant has requested tabling the public hearing to June 28, 2022) 

 

Case#13-22 – Scooter’s Coffee – Kentwood – Special Land Use and Site Plan Review 

for a Drive-Through Establishment Located at 2380 44th Street SE 

 

Golder stated the request is for Scooters Coffee drive through. She stated it is on an .85 

acre site that used to be a bank with a drive thru. She stated they would demolish the 

existing bank and construct a new 664 square foot building. She stated it will be drive 

thru only no indoor seating, no walk up window. She stated there are two menu boards 

and behind them you can stack about 5 cars each if not more. She stated there are 2 exits, 

one on 44th Street and one on Breton. She stated the 44th Street driveway is shared with 

the adjacent property and there is also a drive that goes out onto Countrywood Drive.  

She stated there are several ways to get out of the property. She stated when looking at 

the special land use standards and the general standards it meets all of the standards.  
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Golder stated one of the issues that came up with site plan review is a bypass lane. She 

stated if you change your mind and don’t want to wait then you aren’t stuck behind the 

cars. She suggested to make the circulation lane a little bit wider to get people out if they 

don’t want to wait.  

 

Golder stated with respect to exiting the drive thru maybe some directional signage 

would be warranted so as you approach the curve at more of an 90 degree angle you can 

see oncoming traffic coming from each direction. 

 

Golder stated out Master Plan talks about walkability but there is no reason to walk up to 

it unless you are working there because there is no drive up window. She would like the 

applicant to address this in their comments. Golder stated it is exclusively a drive thru 

only location. 

 

Krissandra Lippert, 2950 Dean Parkway, Minneapolis was present. She stated Scooters 

mission/motto is be amazing everyday. She stated the speed of service is something that 

they have always worked on. When a customer drives up and orders their coffee or treats 

and pay and pick it up, they will be out in less than 3 minutes. She stated it has to do with 

the placement of the menu boards, how many cars are in between etc. She stated they 

single source their coffee. They travel to the different countries where they source their 

beans and purchase them directly. They make their cinnamon buns in their head quarter 

facilities in Omaha. There is no hood, no sprinklers, no cooking within the proposed 

building. She stated they have limited menus; heated food breakfast, breakfast burritos 

and sandwiches. 

 

Kape questioned if this was their second location they are opening in Michigan.  Lippert 

stated she is working on Kentwood, Lowell and Big Rapids and then she has Franchisee 

locations in Troy, Sterling Heights and Burton (which is going to break ground soon). 

She stated she adapted existing buildings in Cascade Township and in Commerce 

Township.  

 

Kape questioned whether she has addressed any of the drive issues. Lippert stated she 

met with the civil engineer and the idea is to add 8 feet to the circulation lane to make it a 

24 foot wide lane allowing cars to bypass. She stated there will also be a stop bar stop 

sign and some caution signs. She stated they are going to move the dumpster to the north 

to clear the sight line and still address the traffic.   

 

Lippert stated because Scooters is a drive thru and their speed of service is so important 

walk up windows are not something that is typically encouraged. She stated walk up 

windows would negatively impact the speed of service. She stated there is space they 

could do a patio, but again she is discouraged from doing that based on what Scooter’s 

has built their reputation on. Discussion ensued. 
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Kape questioned if they were going to use the sign that is already there. Lippert stated 

they haven’t got that far yet but they typically do a monument sign. Golder stated staff 

will work with the applicant and review the signage. 

 

Poyner stated he understands no walk up for coffee, but questioned whether the frontage  

sidewalks will still be there. Lippert stated yes they will. Poyner questioned the highest 

number of vehicles at peak times. Lippert stated the double menu board allows them to 

stack more cars than they would otherwise. She stated they will be short of 20 cars. She 

stated she hasn’t seen a drive thru need for more than that because of the speed of their 

service. Their minimum is 10 for the ability to stack 10 cars. There are a.m. peak hours 

and then mid afternoon. She stated they do have traffic memos if the commissioners are 

interested in seeing it.  

 

Holtrop questioned the hours of operation. Lippert stated 6am -7ish, it depends on the 

area. Holtrop questioned what kind of food. Lippert stated cinnamon rolls, breakfast 

sandwiches, breakfast burritos and maybe a ham and cheese sandwich for lunch a couple 

different options. Discussion ensued regarding menu items and prices.   

 

Holtrop noted the bail out lanes are after the order boards. Lippert stated that is correct. 

Holtrop questioned whether the bail out lane could begin before the order boards. Lippert 

stated there is a setback requirement and she isn’t sure if that setback allows them to 

bring a curb and drive into the setback. 

 

Quinn stated he assumes the parking they are showing is for staff only. Lippert stated that 

is correct and also for their van delivery and traveling manager. Quinn questioned if the 

City has met the walkability standard that is in the Master Plan. Golder stated they are 

showing bike racks and they will be for employees, but patrons won’t get served if they 

walk up. Quinn stated there is a competitive free gourmet coffee in the immediate area. 

 

Pemberton stated Lippert mentioned corporate stores and franchisee stores, he questioned 

whether this site was intended to be corporate or franchisee. Lippert stated this is what 

they call a seed and sale. Lippert stated they will come into a community, purchase some 

land or lease some land, build the store and then sell it to a franchisee. Pemberton stated 

it looks like they have enough room for a bail out lane where customers can stack before 

they order if needed.  

 

Jones stated she was looking at their website and they offer a lot  of smoothies and teas in 

addition to everything else. Jones mentioned where they are proposing to locate is down 

the street from a number of apartments that serve seniors and people with disabilities. She 

is concerned that a senior is going to come to Scooters on their scooter to get coffee and 

will be disappointed because they can not be served. She stated she would like for 

Scooters to be mindful that there will be individuals using mobility devices who will 

want to check out the new coffee place. Lippert stated pedestrians in a line of vehicles 

raises safety issues.  
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J. New Business 

 

There was no New Business 

 

K. Other Business 

 

1. Commissioners’ Comments 

 

Commissioners offered no comments 

 

2. Staff’s Comments 

 

Schweitzer verified that all of the Planning Commissioners were available for a 

City/Planning Commission joint meeting on June 2. 

 

L. Adjournment  

 

Motion by Commissioner Benoit, supported by Commissioner Poyner, to adjourn 

the meeting. 

 

- Motion Carried (8-0) – 

- Brainerd absent -  

 

Meeting adjourned at 8:08p.m. 

 

 

     Respectfully submitted, 

 

     Ed Kape, Secretary 



 

 

APPROVED MINUTES OF THE REGULAR MEETING 

OF THE KENTWOOD PLANNING COMMISSION 

MAY 24, 2022, 7:00 P.M. 

COMMISSION CHAMBERS  

 

 

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

 

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

 

C. Roll Call: 

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

Pemberton  

Members Absent: Darius Quinn, Ricardo Rogers (absent with notification) and Catherine 

Brainerd 

Others Present:  Economic Development Planner Lisa Golder, Planning Assistant 

Monique Collier and the applicant. 

 

Motion by Kape, supported by Poyner, to excuse Brainerd, Quinn and Rogers from 

the meeting. 

- Motion Carried (6-0) – 

- Brainerd, Quinn and Rogers absent -  

 

D. Approval of the Minutes and Findings of Fact 

 

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

the Minutes of May 10, 2022 and the Findings of Fact for: Case#9-22 – Heyboer 

Acres – Rezoning 82.8 acres of land from R1-B Single Family Residential to R1-C 

Single Family Residential Located at 2500 – 52nd Street SE and 2525 60th Street SE; 

Case#11-22 – Heyboer Acres Phase 1 – Preliminary Plat and Final Site Plan 

Review located at 2500 – 52nd Street SE   

- Motion Carried (6-0) – 

- Brainerd, Quinn and Rogers absent - 

E. Approval of the Agenda 

 

Motion by Commissioner Benoit, supported by Commissioner Pemberton, to 

approve the agenda for the May 24, 2022 meeting.  

 

- Motion Carried (6-0) – 

- Brainerd, Quinn, Rogers absent - 

 

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

 

There was no public comment 

 

 



Approved Minutes 

Planning Commission 

May 24, 2022 

Page 2 

 

G. Old Business 

 

There was no Old Business 

 

H. Public Hearing 

 

Case#7-22 – GRR Ancillary M/U Requested Master Plan Amendment from Industrial to 

Commercial - Located at the NW Corner of Patterson Avenue and 36th Street SE (Public 

hearing will be on June 28, 2022) 

 

Case#13-22 – Scooter’s Coffee – Kentwood – Special Land Use and Site Plan Review 

for a Drive-Through Establishment Located at 2380 44th Street SE 

 

Golder stated at the work session the commissioners wanted to see a bypass lane. She 

stated the bypass lane has since been incorporated into the circulation drive which will be  

a lot wider from beginning to end. Golder stated the intersection of the driveway to come 

in and the exit for the drive-thru has been re-oriented so people will stop and look before 

they proceed in an effort to reduce the likelihood of accidents.  

 

Golder stated another thing she scrutinized was the landscaping and lighting plan. She 

stated we want to make sure there are no dark spots and that the site can be seen from all 

angles so people don’t hide in there. She wants to make sure there are no dark spots and 

adequate site distance for people entering and exiting the site. 

 

Golder stated she feels that it meets our special land use standards and she is 

recommending approval of the special land use and site plan as described in her memos. 

 

Jones opened the public hearing. 

 

There was no public comment. 

 

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

 

- Motion Carried (6-0) – 

- Brainerd, Quinn and Roger absent – 

 

Pemberton stated what was discussed at the work session has since been addressed and 

also the dumpster location has been moved. He stated he thinks the traffic flow will be 

efficient as possible and he is ok with the request. 

 

Holtrop stated he noticed the employee access to the dumpster. He questioned if there 

should be a sidewalk or are they going to have to walk all the way around the parking lot. 

Lippert stated they usually do have a sidewalk she isn’t sure why, but they will add it.  

 

Kape, Poyner, Benoit and Jones were ok with the request. 
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Golder stated the commissioners can add the comment regarding the sidewalk in the 

recommendation to make sure it is included. 

 

Motion by Benoit, supported by Holtrop, to grant conditional approval of the 

Scooters Coffee Drive-Through Facility as described in Case No. 13-22.  Approval is 

conditioned on conditions 1 – 3 and basis points 1 – 3 as described in Golder’s memo 

dated May 17, 2022. 

- Motion Carried (6-0) – 

- Brainerd, Quinn and Rogers absent - 

 

Motion by Benoit supported by Pemberton, to grant conditional approval of the site 

plan dated May 17, 2022 for Scooters Coffee Drive Through as  described in Case 

No. 13-22.  Approval is conditioned on conditions 1 – 5 adding condition 6 to read 

“add a sidewalk for employees to the dumpster” and basis points 1 – 3 as described 

in Golder’s memo dated May 17, 2022. 

- Motion Carried (6-0) – 

- Brainerd, Quinn and Rogers absent - 

I. Work Session 

 

There were no Work Sessions 

 

J. New Business 

 

Motion by Holtrop supported by Benoit to set public hearing date of June 28, 2022, 

for: Case#14-22 - Bretonfield Preserve Phase 6 –Final Site Plan Review of a PUD 

Phase Located at 5735 Breton Ave SE; Case# 15-22 – Bretonfield Preserve Phase 6 – 

Preliminary Plat Review located at 5735 Breton Ave SE  

 

- Motion Carried (6-0) – 

- Brainerd, Quinn and Rogers absent - 

K. Other Business 

 

1. Commissioners’ Comments 

 

Holtrop stated on June 18, Division Avenue is going to have a community event. Golder 

stated they are going to have an event at the Stray Music Café on 43rd Street in the City of 

Wyoming. There is going to be an Arts & Cultural events involving both Kentwood and 

Wyoming. They are going to narrow the streets down from 5 lanes to 3 lanes and 

establish a temporary pedestrian refuge island to aid pedestrian safety crossing. She 

stated at the Stray there will be bands, music and food. 

 

Kape stated on June 4th is the Parks & Recreation first food truck rally of the year. He 

stated they have already broken a record with 35 food trucks for the event. He stated the 

following weekend starts the Farmers Market and the Concert series.  
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Pemberton stated he was on Shaffer and drove past the body shop on 29th Street and there 

are a lot of cars out in various states of disrepair and he wonder what staff is doing about 

that. Golder stated it was worse in the winter but if they are still finding it to be a problem 

staff will go back and take a look. Golder stated they put temporary parking area along 

the edge of the drive aisle and then they were going to build in the adjacent parcel 

another business that would house additional parking for this use. But, we haven’t got 

that building permit yet but they are saying we are going to get it soon.  

 

2. Staff’s Comments 

 

Golder stated the next joint City Commission/Planning Commission meeting will be June 

2 at 6:00pm 

 

L. Adjournment  

 

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

meeting. 

- Motion Carried (6-0) – 

- Brainerd, Quinn and Rogers absent - 

 

Meeting adjourned at 7:25p.m. 

 

 

     Respectfully submitted, 

 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 

OF THE KENTWOOD PLANNING COMMISSION 

JUNE 14, 2022, 7:00 P.M. 

COMMISSION CHAMBERS  

 

 

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

 

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

 

C. Roll Call: 

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

Darius Quinn, Ricardo Rogers 

Members Absent: Ed Kape (with notification) 

Others Present:  Community Development Director Terry Schweitzer, Senior Planner Joe 

Pung, Planning Assistant Monique Collier and the applicant. 

 

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

 

- Motion Carried (7-0) – 

- Kape absent - 

 

D. Approval of the Minutes and Findings of Fact 

 

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

the Minutes of May 24, 2022 and the Findings of Fact for: Case#13-22 – Scooter’s 

Coffee – Kentwood – Special Land Use and Site Plan Review for a Drive-Through 

Establishment Located at 2380 44th Street SE  

 

- Motion Carried (7-0) – 

- Kape absent -  

E. Approval of the Agenda 

 

Motion by Commissioner Holtrop, supported by Commissioner Pemberton, to 

approve the agenda for the June 14, 2022 meeting.  

 

- Motion Carried (7-0) – 

- Kape absent - 

 

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

 

There was no public comment. 

 

G. Old Business 

 

There was no Old Business 
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H. Public Hearing 

 

There were no public hearings. 

 

I. Work Session 

 

Case#7-22 – GRR Ancillary M/U Requested Master Plan Amendment from Industrial to 

Commercial - Located at the NW Corner of Patterson Avenue and 36th Street SE 

 

Schweitzer stated the request has been previously reviewed by the Planning Commission. 

He stated we are now at the end of the 43 day period for public comment. He stated there 

will be a public hearing on June 28th to formally take action on the request. Schweitzer 

stated we have not received any additional comments since last discussed on April 12.  

 

Benoit questioned if there were any comments from the neighbors. Schweitzer stated just 

the one comment from the Sinke family. They spoke very highly of their interaction with 

the developer as they have gone through this process.  

 

Schweitzer stated Elliott Mueller is present and looking at making some changes to the 

concept plan. Schweitzer reminded the commissioners that they are only looking at the 

land use.  

 

Poyner noted with the subsequent CPUD zone request City staff anticipated difficulty 

meeting the 30% open space requirement.  

 

Elliott Muller, with Ben Mueller Realty was present. He stated they have engaged Exxel 

Engineering since the last meeting and that will help allocate open space, but all of that 

will be part of what the zoning ordinance requires. He stated if that means smaller 

building footprints, they will accommodate that. Muller stated they are not going to seek 

any variances on the greenspace requirement. 

 

Jones questioned when the traffic analysis would be available. Schweitzer stated the 

traffic analysis is generated by the applicant. He stated traffic was highlighted in the 

recent consideration of a land use change at 2400 Forest Hill Avenue and it was noted in 

the land use decision. In a similar manner the action on the land use change will not 

include a traffic analysis condition. The traffic analysis would be part of the subsequent 

rezoning and site plan review process. 

 

Case#14-22 - Bretonfield Preserve Phase 6 –Final Site Plan Review of a PUD Phase 

Located at 5735 Breton Ave SE  

 

Case# 15-22 – Bretonfield Preserve Phase 6 – Preliminary Plat Review located at 5735 

Breton Ave SE  
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Pung stated the requests are for the final PUD site plan of a PUD phase for Bretonfield 

and also the associated preliminary plat which will be a recommendation to the city 

commission to take final action. Pung stated this request will be the final phase of the 

Bretonfield PUD. He stated we are looking at 51 lots on about 23 acres. He stated the 

final phase will extend Breton Avenue up to the south line of the Paul Henry Thornapple 

trail. He stated the Engineering Department is working on an RFP for the design of the 

overpass for Breton going over the trail.  

 

Pung stated as noted in the staff report, there were a few issues. He stated in the current 

plan they did not indicate any street trees on the east side of Breton Avenue. The trees 

will be added back in after discussion at the staff work session. 

 

Pung stated there were also issues with regard to the design of the trail connection 

between Breton Avenue and the Paul Henry Thornapple trail. He stated the trail 

connection will be shown at a minimum width of 10 feet and there will be a note on the 

plan that final location and orientation would be determined when they work with City 

staff to figure out exactly where it is going to intersect with the Paul Henry trail and what 

the layout would be. 

 

Pung stated there is an open space area between lots 191-192 currently with no access. As 

designed the only way to access is through one of the 3 adjacent lots and this is supposed 

to be one of the common open space areas. He stated they will be adding some type of 

access whether it is an easement or they modify the property line. But there will be access 

for the homeowners association and others to get there. Pung stated since that is part of 

the open space the HOA is responsible for maintenance. Pung stated staff wants to make 

sure there is access if maintenance is required so the HOA has a way to get to it. Pung 

stated there is currently a mowed path proposed to go through the back of lots 191-192 

they will be reorienting that so that it does not encroach on those properties therefore it 

won’t have to be an easement over them.  

 

Pung stated staff did clarify that there are minimum pavilion dimensions and the pavilion 

will be 20 x 32 feet. Another requirement is that there will be picnic tables, that was also 

a requirement of the PUD 

 

Pung stated there were issues with lots 208 and 226. The way they have been laid out, 

there would be a slender bit of open space that comes up to Breton Avenue. He stated 

which in effect makes them not corner lots even though they will have the look of being a 

corner lot. Pung stated on a corner lot the minimum building setback would have been 20 

feet from the property line. They are going to find a way to have a minimum 20 foot 

building setback from the Breton Avenue ROW. 

 

Pung stated another concern is having a large blank wall up against Breton Avenue. 

There are options such as enhanced landscaping or adding windows on to the side 

elevation so that it is not look like a blank wall on Breton Avenue. 
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Mike West, with Westview Capital/ Allen Edwin Homes, 795 Clyde Ct SW Byron 

Center, MI was present. He stated regarding the street trees they will put them back in the 

plan. He stated there are some site distance lines where county road commissions don’t  

like trees within that area. He stated they will also be deciduous trees. They will add them 

back in along the east side of Breton. 

 

West stated regarding the open space area behind lots 191 and 192, they didn’t intend it 

to be a functional usable open space rather more of a passive buffer area. He stated that is 

a natural low area for that area of the overall site. They are going to have rear yard 

drainage from units 204 – 190. It will be a backyard swale and that will drain to the south 

in the event of large rainfalls. He stated they don’t see a lot of value for it. They 

understand the need to provide access, however, what they would like to do instead of 

actually constructing a path to it because it is less than a ½ acre; they will put an 

easement along the south side of unit 190 so the association can get to it if there is a need 

for maintenance. 

 

West acknowledged they have referenced the path connection as 6 feet on the plan but 

between now and the public hearing they will revise that and show a 10 foot path. He 

stated they are also going to center it within a 20 foot public easement for the City to take 

over. They will work with staff on the final location when they get closer to construction 

plans. 

 

West stated regarding the side elevations for the homes on the 4 lots 176, 207, 208 and 

226. There was some discussion concerning landscaping or some windows to break it up 

a bit. They will be adding the landscaping back in so the street trees will go in along the 

west side of lots 176 and 207. He stated as far as windows they have previously 

submitted a package of elevations to the City. He stated he drove through the 

development and there are 12 corner lots and 9 out of the 12 have at least one window, 

some have 3-5 windows. He stated they can work with staff on trying to insert windows, 

however, it depends on the model of home being purchased by the homeowner. He stated 

he doesn’t know if he actually wants to make a commitment to a certain number of 

windows. He stated it wasn’t done on the previous 5 phases and this is their last phase. 

He stated they can do their best to put in windows but he isn’t sure if he wants to commit 

to the amount of windows. However, if it is strongly the will of the commissioners he can 

discuss it with their building construction people and see about the minimum number that 

might be acceptable, regardless most of the corner lot homes will have windows. 

 

West stated regarding lots 208 and 226, the two lots on the west side of Breton, they 

spoke to the Engineer after meeting with staff and they think they can make an 

adjustment to the cul-de-sac and push it just a little bit west, modify some of the other 

property lines/lot lines to gain more width. West stated staff explained they want it a 

minimum of 20 feet off the Breton ROW. He stated they will get it to 20 feet from the 

Breton ROW on lots 208 and 226. He stated they will show that on the revised site plan. 
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West stated regarding the proposed path on east side of Breton, they are going to modify 

that and push it back into the open space. 

 

West stated the dimensions of the pavilion will be 20x32. He will have the dimensions on 

the revised plan that they submit. He stated as far as the tot lot area that is approximately 

54 x 58 feet. He stated he will get that on the revised plan as well.  

 

West stated there was a comment regarding fencing between the tot lot and Breton. He 

stated they would rather not install any fencing. Most of the people who bring their kids 

to the tot lot are going to be accessing it from the path along the west side Breton. He 

stated what was shown on the landscape plan will be a connection from the path along 

Breton and they have some decorative vinyl fencing and some landscaping and a path 

that will lead people to the tot lot. He stated they want to keep it an open area an amenity 

that people are going to go to. He stated he doesn’t think a lot of kids are going to be 

running out to Breton because the majority will be coming from Breton to go to the tot 

lot. He stated they would like to have that extra open space in case someone wants to 

throw a Frisbee or football. They would rather not install a fence. 

 

He stated they acknowledge the need for consistency with the PUD agreement. 

 

Rogers noted there was mention they are going to consider pushing the end of the 

culdesac to the west to address the corner lot building setback issue he questioned 

whether there would then be any problems with the wetlands. West stated they might 

push it back 6 or  8 feet and with that with adjustments on the other lot lines they might 

be able to pick up another 8 or 10 feet for those lots west of Breton. He acknowledged 

that the wetlands may be a limiting factor. 

 

Holtrop questioned what happens to the land between the corner lots 208 and 226 

between their lot line and Breton. West stated that will be common just like the roadway 

ROW. Holtrop stated it will be maintained under the HOA. West stated that is correct 

they will mow it up to that point in addition to the greenspace along Breton. 

 

Holtrop stated the tot lot picture has the walkway to and from Breton. Immediately across 

Breton is the other walkway. Is there any thought to an island for safety crossing. Holtrop 

stated the walkways are directly across from each other from the east and west. West 

stated they can work with the City on something, he doesn’t know what it will be. Pung 

stated as part of the road design they are putting in a mid-block crossing. Pung stated 

there is a mid-block crossing in so there is a paved landing within that median. He stated 

basically we would be looking at doing the same thing put in a crossing within that 

median so they can go right across. 

 

Holtrop stated 190, 191 and 192 there is a vacant open space. Holtrop stated it looks like 

there is a sidewalk from Breton coming up behind 189 and then into the neighborhood. 

He wanted clarification why they don’t want to continue that behind 190, 191 and 192. 

West stated the purpose for the sidewalk at the end of the cul-de-sac is to get people into 



Approved Minutes 

Planning Commission 

June 14, 2022 

Page 6 

the cul-de-sac out to Breton and then get them to the path. West stated to extend the 

sidewalk to the east along the south side of lot 190 you are only going to the open space 

area. He stated they will provide an easement but they don’t think it is a lot of value to 

put a paved path or mowed path there. He stated there is really nothing there, it is not 

going to be a formal connection to the trail system.  Holtrop stated how about another 

connection to the trail otherwise you are going all the way north and that would provide 

another access. Holtrop questioned if the sidewalk could go between 190 and 191and 

come across the back and then between 190 and 191 for the neighborhood and then a 

gravel trail across the open space to the Paul Henry. It would still be walkable and 

bikeable for people. West stated he will discuss with his engineers but at a minimum they 

will provide the access easement for the association but he doesn’t know about another 

connection to the Paul Henry. Holtrop encouraged West to go look at Baileys Grove and 

look at the gravel trail south of the gazebo that leads back into the neighborhood. He 

noted that he hasn’t noticed a lot of maintenance, but stated it does get damp at times. 

 

Holtrop questioned the topographical elevations of lots 208, 226,207, and 176 relative to 

Breton Avenue. West stated he doesn’t know yet. Holtrop stated a number of people have 

been dismayed by the relative topographical elevations of the homes that are fronting 

Breton and 60th. He stated they have plain sides. West stated as a former municipal 

planner he understands that is not the most desirable look along their major thoroughfare 

unfortunately that pre-dated him. West stated the commissioners are not going to get that 

same circumstance along this area of Breton Avenue. Holtrop strongly suggested that 

they get more than two windows, it has to be broken up for those 4 lots somehow. West 

stated there is a spec home on the corner of Plover and Breton to the south. That is a 

ranch spec home that has 2 windows on the Breton side. Holtrop strongly urged that he 

doesn’t want the homes to look like Breton and 60th Street. West stated it won’t. 

 

Poyner stated even if it is one home on the road we want to make sure that house doesn’t 

look like the homes that are along 60th Street. He stated he as well is going to strongly 

suggest that they take a hard look at that and try to make sure that we have a product that 

doesn’t look like the homes on 60th Street. 

 

Poyner also questioned why he can’t find access to the Paul Henry Trail on the south 

side. Poyner suggested finding a way to do that. West stated they are now at the final 

stage and adding another access that hasn’t been envisioned in any of the previous phases 

is just difficult. He stated they have homes and don’t want to have another pathway going 

through the back of those homes when we have 2 other options that are just up the road. 

Poyner asked him to take a look at it because the trail is used by a lot of residents and 

having an additional access on the trail he thinks is a real advantage. 

 

Poyner questioned if there is any way to encourage the developer to consider the report 

from the planning and city commission recommendations, can we review the facades and 

sideyard setbacks to the applicant. Schweitzer stated there has been discussion with Allen 

Edwin Home’s indicating to them that there may be new requirements in the future. He 
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stated we haven’t actually come up with the draft requirements, it may be several months 

before we do. Discussion ensued. 

 

Quinn questioned if the greenspace behind lots 189 and 190 would be used as a drain. 

West stated the small open space area on the southeast side of lot 190 and 191 is going to 

be receiving rear yard drainage from the lots along the Paul Henry.  

 

Pemberton stated he would echo the other commissioners to encourage adding some 

beautification to blank walls. He stated 60th Street homes are the primary catalyst behind 

discussions that both city and planning commission have had. The homes just jump out at 

you and we wish we could have done something about it then. However, we don’t have 

the rules yet therefore technically we can’t hold them to it. We can strongly encourage 

them to take the initiative to make this look better. Until we make this into an ordinance 

we can just encourage more. He stated he likes the use of different materials, colors, 

some trims etc. There are a lot of creative things that are out there that aren’t horribly 

expensive that can make a big difference in the way things look. He stated if he puts a 

little more pizazz in the street appeal it won’t hurt them. Even though it is not the rule of 

the land yet, it is going to be eventually and encouraged him to get a feel for what we are 

talking about and have an idea of what we want and work into the game plan.   

 

Holtrop questioned if it would be possible for the commissioners to see the full range of 

previously approved elevations for the remaining 51 homes. Pung stated yes he can 

provide them to the commissioners. West stated there is language in the PUD agreement 

that speaks to elevations and variety and architectural diversity etc. He stated they would 

like to continue that with the final phase and believe they will meet the commissioners 

concerns with those homes following what is in the approved PUD agreement. 

 

Jones questioned if he was aware of the City’s concerns of the current Allen Edwin 

development. West stated he has heard the issues with the 60th Street properties. He 

stated he doesn’t know of any other ones. West stated he has driven through the whole 

development several times and hasn’t been involved with the previous phases, but it is a 

very popular subdivision. He doesn’t know if the people that are buying in there share the 

same views as he City does. West stated it is one of their bestselling subdivisions, people 

like living there. They don’t mind the smaller lots, they don’t mind the smaller sideyard 

setbacks in return for the amenities that they have with the trail systems and the 

connectivity to the Paul Henry. The amenities they are building in the final phase with the 

tot lot and the pavilion is going to be very nice.  

 

Jones stated the concerns are not related to lot size. She stated she thinks the density 

makes sense. She is not suggesting that people are unhappy with the homes there. She 

stated what she is saying is there are concerns about what you can see from 60th Street. 

She stated this development was the impetus for the planning commission and city 

commission to come together and have some conversations about what we want to see 

and what we don’t want to see. She stated the back side of the homes on 60th Street is 

nothing that we would have ever expected and we don’t want to see more of that. Jones 
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stated it is an eyesore to see what has been done there. She stated they have looked at 

other Allen Edwin developments and we know what they can do. She stated the 

Bretonfield development may be attractive and families are happy moving into it,but, 

there are families who are just happy to find a home in Kentwood. However, she knows 

this can’t be their best work. She stated she is concerned about the blank walls facing 

Breton. She stated the commission cannot compel them to do anything beyond what has 

been defined within the PUD, however, we can implore, and we can ask. She stated 

please put windows more than one, please continue this development in such a way that it 

is more reflective of the kind of work Allen Edwin does in other communities. She stated 

she has seen Allen Edwins work in Caledonia, in Byron Center and it is not what they 

have in Kentwood. She understand the issues with affordability, price points etc. she just 

wants Allen Edwin to get a sense of Kentwood’s level of frustration with the houses on 

60th Street. She would also like to see what he comes back with after he has had some 

discussion with their Engineer about the potential of doing a gravel trail connection. 

Discussion ensued. She thinks the tot lot should have some fencing around it. In terms of 

safety we weren’t expecting a fence along all of Breton Avenue.  

 

West stated he has read the agendas and doesn’t see a clear consensus on what exactly it 

is the commission wants. He stated you want to improve elevations and keep the cost of 

housing down, it is a difficult balance to get. He stated by being on both the planning and 

Allen Edwin sides he can say that the developer just wants to know what the rules are. He 

stated he sees the approved PUD language and it is difficult, to try to compare 60th Street 

to the 4 lots on the corner is not a fair comparison. He stated the 60th Street frontage is 

elevated and you have the back sides of those homes, if they were flipped and the front 

facing 60th Street he doesn’t think they would have the same concerns. Discussion ensued   

 

Poyner stated we don’t know what the outcome is going to be with these 4 homes. That is 

why the commissioners are discussing what we have been discussing and the things we 

would like to see and what he can do to make sure that outcome is not like 60th Street 

homes. Poyner said he says they are going to be different, but, based on what, we don’t 

have an outcome yet. West stated the scenario is different and what they are looking at is 

not the situation on 60th Street. He suggested that the commissioners drive through the 

development. The commissioners are comparing side elevations off an internal street to 

rear elevations on a major street. He stated they have negotiated a PUD agreement that is 

very specific. West stated he doesn’t think they will have a problem with a couple 

windows and put some more trees in and widen the lots out and get to what the 

commissioners are getting at. Discussion ensued. 

 

J. New Business 

 

Motion by Holtrop, supported by Benoit,, to set public hearing date of July 12, 2022, 

for: Case#16-22 - Kum & Go Major Change to the PUD located at 1570 52nd Street, 

5215 Kalamazoo and 5250 Newcastle; Case #17-22 - Kum Special Land Use and Site 

Plan Review for a gas station located at 1570 52nd Street, 5215 Kalamazoo and 5249 

Kalamazoo 
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- Motion Carried (7-0) – 

- Kape absent - 

K. Other Business 

 

1. Commissioners’ Comments 

 

Quinn stated he enjoyed the Food truck event. Quinn stated there is a citizen’s group 

holding a fundraiser for the Park and Rec millage going on now. 

 

Holtrop stated the concert in the series is starting on Thursday and along with the 

Farmers Market. 

 

Jones let the commissioners know that Brainerd has resigned from the Planning 

Commission. 

 

Rogers stated he will be leaving the Planning Commission and moving to Houston, 

TX in about 4 weeks. 

 

Jones stated there is a Parks and Rec info meeting on Monday June 20 at Northeast 

Park. 

 

 

2. Staff’s Comments 

 

Schweitzer noted that the Grand Valley Metro Council is in the process of studying the 

roadway network in and around the Gerald R Ford International Airport in an effort to 

improve accessibility to the airport for both passenger and freight traffic. As the study 

progresses staff will share the prospective improvements with the Planning and City 

Commission. 

 

L. Adjournment  

 

Motion by Commissioner Benoit, supported by Commissioner Pemberton, to 

adjourn the meeting. 

- Motion Carried (7-0) – 

- Kape absent -  

 

Meeting adjourned at 8:25pm 

 

 

     Respectfully submitted, 

 

     Ed Kape, Secretary 



 

 

APPROVED MINUTES OF THE REGULAR MEETING 

OF THE KENTWOOD PLANNING COMMISSION 

JUNE 28, 2022, 7:00 P.M. 

COMMISSION CHAMBERS  

 

 

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

 

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

 

C. Roll Call: 

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

Pemberton, Darius Quinn  

Members Absent: Ricardo Rogers (with notification) 

Others Present: Community Development Director Terry Schweitzer, Economic 

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

Collier and the applicants.  

 

Motion by Kape, supported by Holtrop, to excuse Rogers from the meeting. 

 

- Motion Carried (7-0) – 

- Rogers absent - 

 

D. Approval of the Minutes and Findings of Fact 

 

Motion by Commissioner Holtrop, supported by Commissioner Pemberton, to 

approve the Minutes of June 14, 2022.     

- Motion Carried (7-0) – 

- Rogers absent - 

E. Approval of the Agenda 

 

Golder stated the commissioners will need to set a public hearing date of July 26, 2022 

for Case#18-22- Union @Silver Station – Major Change to an Approved Site Plan 

Located at 5844 Division Ave. She stated also under Other Business Speedway needs 

additional time and is requesting and extension of their approval. 

 

Motion by Commissioner Benoit, supported by Commissioner Pemberton, to 

approve the agenda for the June 28, 2022 meeting as amended.  

 

- Motion Carried (7-0) – 

- Rogers absent - 

 

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

 

There was no public comment. 
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G. Old Business 

 

There was no Old Business 

 

H. Public Hearing 

 

Case#7-22 – GRR Ancillary M/U Requested Master Plan Amendment from Industrial to 

Commercial - Located at the NW Corner of Patterson Avenue and 36th Street SE 

 

Golder stated the request is for a change to our Master Plan designation from Industrial to 

Commercial for 10 acres on an overall 30 acre Industrial Planned Unit development. 

Golder stated if approved the applicant is planning on submitting a commercial planned 

unit development rezoning and site plan review that would possibly have a hotel, 

restaurants, a gas station, some retail and a daycare center.  

 

Golder stated several of the uses that are proposed are already permitted under the current 

zoning. During the course of this project we have looked at the market for hotels and also 

the loss of industrial property. She stated there was discussion about the desire to have 

some services for the industrial area as well as services that might serve the future 

Covenant Park.  

 

Golder stated we have had a public meeting and public comment period. We have not 

received any additional comments. Golder stated she is recommending conditional 

approval as described in her memos eliminating condition 3. Condition 3 was to allow for 

only one driveway each on Patterson Avenue and 36th Street. The applicant objected to 

only having one on each street. She stated she spoke to the Kent County Road 

Commission and they are willing to permit 2 driveways onto Patterson Avenue if 

warranted. She stated she would like to withdraw the condition in order to have enough 

time to see what uses are proposed and see what the traffic study says. She stated it will 

also affect basis point number 6. Therefore, staff would amend that for the 

commissioners to approve for their findings of fact.  

 

Jim Morgan and Elliott Muller were present. 

 

Morgan stated this has been a 6 month process and in the meantime they have had a lot of 

meetings with subcommittees, neighbors and planning staff. He stated they are excited 

about the project and look forward to working on the PUD. He stated a lot of questions 

came up: greenspace, setbacks, parking, wetlands, storm water management, curb cuts 

and they will certainly address all of these questions. 

 

Jones opened the public hearing. 

 

There was no public comment. 

 

Motion by Kape, supported by Pemberton, to close the public hearing.  
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- Motion Carried (7-0) – 

- Rogers absent -  

 

Quinn questioned the timing of the traffic study. Golder stated this was a 

recommendation from the KCRC, they were concerned about the way the driveways 

portrayed on the current plan. They said if the City reached a conclusion that only one 

was required they would go along with that. 

 

Motion by Holtrop, supported by Benoit,  to grant conditional approval of the 

request to amend the Master Plan designation for ten acres of land located at the 

northwest corner of Patterson Avenue and 36th Street from Industrial to 

Commercial, as described in Case No. 7-22.   Approval is conditioned on conditions 

1-2 and basis points 1-7 as amended and described in Golder’s memo dated June 22, 

2022. 

- Motion Carried (7-0) – 

- Rogers absent -  

 

Case#14-22 - Bretonfield Preserve Phase 6 –Final Site Plan Review of a PUD Phase 

Located at 5735 Breton Ave SE  

 

Case# 15-22 – Bretonfield Preserve Phase 6 – Preliminary Plat Review located at 5735 

Breton Ave SE  

 

Pung stated this will be the final phase of the Bretonfield PUD. He stated we are looking 

at 51 lots on about 23 acres. He stated the final phase will extend Breton Avenue up to 

the south line of the Paul Henry Thornapple Trail. 

 

Pung stated one of the changes from the work session discussion relates to street trees. 

They have now been added to the east side of Breton Avenue. He stated the initial 

landscape plan did not show trees on the east. The developer reasoned it would be a clear 

vision concern, but after speaking to the City Engineer they said that it shouldn’t be a 

problem. Therefore landscaping and street trees have been put back in the plan. 

 

Pung stated the Thornapple Paul Henry Trail is now shown as a 10 foot wide asphalt path 

located within a 20 foot easement. The final location would be determined with the 

applicant working with staff to find the best connections. 

 

Pung stated the north Sanderling Court cul-de-sac has been modified. The easternmost 

lots are now 60 foot wide lots. The applicant has also indicated that any homes on there 

would have a minimum setback of 15 feet from the east property line. He stated there will 

be a setback from the Breton Ave ROW of about 19 feet for the north home and over 20 

feet for the south home. Pung stated even though they are not technically corner lots, they 

will have the setbacks and look like corner lots once the homes are constructed with the 

requirements of that 15 foot setback. 
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Pung stated in the letter from the applicant they have indicated that the lots facing Breton 

Avenue (4 lots) the sides of the homes will have a minimum of two windows. They also 

stated in a previous meeting with joint City Commission and Planning Commission the 

architectural review board, the developer agreed that all homes that face Breton Avenue 

would have upgraded siding.  

 

Pung stated the minimum dimensions of the pavilion are now identified on the site plan 

and the landscape plan. As part of the PUD there was a minimum size requirement for 

that pavilion along with the requirement for picnic tables.  

 

Pung stated they have added an access easement along lot 190. There will be access for 

the homeowners association if they need to get access to that open space for any type of 

maintenance. 

 

Pung stated the mowed path proposed east of Breton Avenue, has been changed and it no 

longer encroaches onto the lots at the south end of the court. 

 

Pung stated one of the recommended conditions of approval require for the creation of a 

HOA. There is already one but it will be modified to include this new phase but the intent 

of the homeowners association is to make sure that the open space areas are maintained. 

In the documents it states if the City has to come in and maintain the open space areas 

there is a mechanism for the City to recoup the cost.  

 

Pung stated there was also discussion of possibly having a trail connection through the 

open space area to the Paul Henry Trail. He stated the applicant does not want to put that 

in. In their letter they provided a summary of the basis as to why they did not want to put 

that connection in. 

 

Pung stated he is recommending conditional approval of the Final PUD site plan and 

recommending to the City Commission conditional tentative approval of the preliminary 

plat as described in his memos. 

 

Dan Larabel, Land Manager of Allen Edwin Homes, was present.  

 

Jones opened the public hearing. 

 

There was no public comment. 

 

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

 

- Motion Carried (7-0) – 

- Rogers absent - 

 

Kape questioned what happens if the homeowners association dissolves. Pung stated 

within the documentation if the City has to come in and conduct the maintenance the City 
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has a right to assess the properties for any work that the City would have to do. The HOA 

is responsible for the open space and the sidewalks within the common areas and any of 

the trails which also includes the condominium association from phase 1. 

 

Poyner stated he is happy to see that accommodations have been made for the homes that 

are adjacent to Breton Ave based on input from the work session. Poyner stated regarding 

the path at the south end there was question about drainage. Pung stated in his discussions 

with the City Engineer, we won’t know what the exact grading is until they get into the 

final plat phase. Pung stated depending how grading and water flows that could have 

impact on a type of trail in there. The City Engineers concern was he can’t say yes it is 

going to work or no that it won’t.  Pung stated the other thing was from their property 

line to the actual paved trail there is a gap of about 50 feet. He spoke to the DPW and 

they do not want a gravel path connector they would have to maintain. He stated it would 

have to be a 10 foot wide paved path.  This will be a full public path within a 20 foot 

easement so that access cannot be restricted. Discussion ensued. Poyner stated he is ok 

with this not being a requirement. 

 

Quinn stated his only concern were the windows facing Breton but it has since been 

addressed. 

 

Pemberton stated he would encourage some attention if possible to the back sides of units 

177 – 188. He doesn’t know if it will be that visible from Breton or not but the back sides 

of those homes tend to be a little bland and if there is a way to dress them up a bit that 

would be his encouragement. 

 

Holtrop stated he agrees with Pemberton. He stated he drove around the property and he 

stated hopefully the windows aren’t two small little widows at about a 6-8 foot level and 

then still have 16 feet of blank wall above it. 

 

Larabel stated they will have a two window minimum. Holtrop questioned are they going 

to redo the elevations or restrict the ones they are going to put on the corner. Larabel 

stated they will add windows to the living space. Holtrop stated the windows are nice 

because they let in the natural light. Larabel stated the windows are a nice architectural 

feature and usually they are single hung windows in the bedroom. Holtrop stated he 

appreciates that they heard what the commissioners concerns were said at the work 

session. 

 

Benoit stated sometimes the small windows are hard to maintain. He thanked the 

applicant for the changes they made.  

 

Jones stated she appreciate the changes, the upgraded siding of the homes that will face 

Breton Avenue as well as the minimum of two windows on side elevations facing the 

public street. 
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Motion by Benoit, supported by Holtrop, Recommend conditional approval of the 

final PUD site plan dated June 17, 2022, for Phase 6 of Bretonfield Preserve as 

described in Case 14-22.  Approval is conditioned upon conditions 1 – 12 and basis 

points 1 – 10 as described in Pung’s memo dated June 23, 2022. 

 

- Motion Carried (7-0) – 

- Rogers absent -  

 

Motion by Benoit, supported by Holtrop, to recommend to the City Commission 

conditional tentative approval of the Preliminary Plat dated June 17, 2022, for 

Phase 6 of Bretonfield Preserve as described in Case 15-22.  Approval is conditioned 

upon conditions 1 – 13 and basis points 1 – 10 as described in Pung’s memo dated 

June 23, 2022. 

 

- Motion Carried (7-0) – 

- Rogers absent -  

I. Work Session 

 

Case#16-22 - Kum & Go Major Change to the PUD located at 1570 52nd Street, 5215 

Kalamazoo and 5249 Kalamazoo  

 

Case #17-22 - Kum Special Land Use and Site Plan Review for a gas station located at 

1570 52nd Street, 5215 Kalamazoo and 5249 Kalamazoo 

 

Golder introduced this request. She stated the request is a major change to a CPUD for a 

3 parcel development on 2.28 acres. She stated this was part of a City initiated PUD 

rezoning that took place in 2003.  She indicated the City came up with a plan for simple 

guidelines for what they wanted this future development to entail. She stated a big part of 

that was making sure all three parcels are developed together. 

 

The 2003 PUD Statement specified a preference for Permitted or Special Land Uses that 

would not generate significant traffic in the peak hours of operation for the intersection. 

The CPUD also specifies that the hours of operation for any use be compatible with 

residential uses, from approximately 7:00AM-10:00PM.   

 

The Master Plan recommends commercial use for this location. The 2010 Master Plan 

incorporated a charrette process to obtain neighborhood input into the development of the 

major intersections along the Kalamazoo corridor.  Neighborhood commercial uses or 

office uses were recommended.  The 2020 Master Plan recommends small-scale 

development to serve the immediate residents as well as convenience for commuters.  

The 2020 Master Plan also establishes some development concepts for the intersection of 

52nd Street and Kalamazoo Avenue, as follows: 

 

• Establish opens space (green or hardscape plaza) at the intersection corners 

• Provide parking behind buildings, if possible 
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• No expansion of commercial or office  

• Landscaped buffers/screens for residential uses adjacent to commercial or office uses 

• Area must be walkable 

• Shared access must be provided between buildings 

• Ensure that access to public streets works with boulevard design of Kalamazoo Avenue. 

• A traffic analysis will be required with the development. 

• Commercial uses to serve the immediate area or commuters 

• Plan is long term and marketable. 

 

Golder stated what is being proposed is a convenience store/gas station, a 5,620 square 

foot store, 6 gas pumps with 12 pumping positions on the site, there is a food prep area in 

the building, sales for convenience, a seating area and they are also going to be selling 

beer and wine.  

 

Golder explained that the site is located at the southwest corner of 52nd Street and 

Kalamazoo Avenue.  Kalamazoo Avenue at the 52nd Street intersection is a 4-lane road 

that includes two northbound and two southbound lanes and a right turn lane at 52nd 

Street.  Lanes for indirect left turns are located north and south of the intersection; only 

the north indirect left crossover is suitable for truck traffic.  A grass median prohibits left 

turns into and out of the proposed Kum and Go development from Kalamazoo Avenue.   

52nd Street is a two-lane road with a center turn lane.  At the intersection with Kalamazoo 

Avenue, 52nd Street allows for direct left hand turns for both northbound and southbound 

traffic. There are dual left turns onto Kalamazoo from west-bound 52nd Street.  

 

The Kum and Go development proposes two driveways.  The Kalamazoo driveway 

allows right-in and right-out movements only.  The width of the driveway is 50 feet.  The 

applicant shall provide turning templates to confirm the need for this width.  Pavement 

markings may also be employed to ensure that vehicles entering and exiting the site 

remain in their designated lanes; a deceleration lane may be necessary to allow traffic to 

get out of the through lanes and make a turn into the site at a safe speed.  Slower speeds 

are also safer for pedestrians walking through the area. 

 

The 52nd Street driveway allows full movement of traffic in and out of the site. The 

applicant must address any issues this may create with left turns into Newcastle Drive.  

The proposed 52nd Street driveway is also 55 feet in width.  Again, the applicants shall 

provide information to justify the need for this width. 

 

Golder stated Kalamazoo Ave is the only truck traffic route. All truck traffic coming into 

the site would have to come from Kalamazoo circulate around and go back out 

Kalamazoo. She stated probably most traffic will be going out to the South Belt. Golder 

stated staff has asked for what the truck circulation looks like around the site and they are 

going to provide that. She stated the commissioners received a copy of the traffic 

analysis. The traffic analysis looked at the current and future traffic, the level of service 

for the intersection and for the turns in and out. The report found that nothing should be 

negatively impacted by Kum & Go. They stated a 75% pass by rate. They found that 
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there is adequate gaps to make that left hand turn. Golder stated staff has commissioned a 

Traffic Engineer review of the traffic analysis submitted by the applicant of the traffic 

analysis submitted by the applicant and staff will have the findings for the commissioners 

for the public hearing. The Traffic Engineer is asking for some additional information. 

They felt that the pass by rate used by the applicant is a little too high and they would like 

to see that reflect more of the Institute of Traffic Engineer recommendation. She stated 

that might affect the level of service in terms of the turning movements which might 

require mitigation. Golder stated she will have more information for the public hearing. 

 

Golder stated this is also a special land use and it must meet the specific standards. 

 

Golder stated that traffic circulation will be a key factor in the review of the general 

special land use standards.  

 

Golder stated the other thing that might affect the general standards review is site 

lighting. Our light standards for under the pump is 22 foot candles which exceeds our 

standard allowances  

 

Golder stated the applicant indicated that they plan outside display of merchandise. She 

stated staff will need to have more information about what and where it is proposed to be 

stored. She stated the special land use does not generally allow merchandise to be 

stockpiled on the site and outside storage. 

 

Dave Lemmons with Kum & Go was present. He stated they felt they could meet the 

CPUD requirements. He stated because of the size of this site they have the ability to do a 

nice landscape buffer and screening to the neighborhood. He stated this is a walkable site 

and they have had a traffic analysis that has been done and will sort through that. He 

stated they are a commercial use that serves the immediate area as well as commuters. He 

stated they are a fast casual restaurant with a sit down area. He stated they are currently 

under construction on three sites in the Grand Rapids area. 

 

Benoit questioned if the proposed fence between the neighbors and the landscaping 

would be better as a solid fence. Mike McPherson, Civil Engineer with Kum & Go was 

present. He stated that is something they can consider. Benoit stated if screening is 

concern it should also address the location of the dumpster enclosure.  

 

Holtrop questioned how the meeting went with the neighbors went. McPherson stated he 

thinks the meeting went well, there were about 7 or 8 people that showed up. They were 

curious of what the development was going to be. He stated they shared the plans with 

the neighbors. He stated he thinks they were on board because it will definitely be an 

improvement to the existing conditions. 

 

Holtrop questioned if they have any locations that are not 24/7 hour locations. Lemmon 

stated operationally about 95% of their stores is operates on a 24 hour basis. They do 

have situations where they do not operate 24 hours. Lemmon stated in those cases those 



Approved Minutes 

Planning Commission 

June 28, 2022 

Page 9 

 

are situations that they have chosen to do themselves because of the safety and security of 

their employees and customers. Also, in some situations they aren’t 24 hours because it is 

a local code. 

 

Holtrop questioned how frequently fuel trucks come. Lemmon stated it depends on the 

volume of the store, usually about 2-3 times per week. Lemmon stated Kum & Go has 

control over when their fuel is delivered.  

 

Holtrop questioned the adequate gaps that staff mentioned for left hand turns. Golder 

stated her concern is whether there are enough gaps created to allow a safe left hand turn 

in or out of the sites the traffic report it said yes there is. Golder stated staff has to make 

sure we have the right information so our Traffic Engineer is reviewing the report to 

make sure that is still the case. Discussion ensued. 

 

Holtrop questioned if part of the house was going to be split off to continue with the 

undeveloped partial lot fronting on Newcastle. Golder stated there is an out lot and those 

two parcels will be joined together to yield a buildable single family lot. 

 

Pemberton stated he likes the traffic flow as it shows now. He stated to fill your tanks and 

being able to circulate in a nice arch is a lot easier than trying to make a sharp turn across 

the front of the building and then another U turn to get back out onto Kalamazoo. He 

questioned if there was a grade issue. Mcpherson stated there is a bit of a grade change 

the residential street sits lower but not anything too severe.  

 

Quinn stated he is excited about the project. However, stated he imagines there are going 

to be some neighbors who may not be excited about them moving in.  

 

Poyner stated when having discussions with the neighbors did they have any reaction to 

the 24/7 service hours. Lemmon stated the neighbors are familiar with the fact the CPUD 

says non 24 hours. He stated he understand they aren’t familiar with Kum & Go and 

don’t know who they are. Lemmon stated he has been transparent in how they operate. 

He thinks it will be hard to change someone’s perspective on 24/7. Discussion ensued. 

Poyner stated he would have to think through the 24/7 operation.  

 

Poyner questioned when the fuel will be delivered. Lemmons stated it depends, they have 

control over it and they have situations when things have to be delivered in a certain time 

window.  

 

Poyner stated the other issue he has was the left turn onto 52nd Street. When the traffic 

study is done he would like them to take a look at this and make sure they look during 

peak hours. McPherson stated the traffic study definitely looks at peak hours. McPherson 

stated during peak hours this operated at a level service D which is an acceptable level. 

Which means there are enough gaps to allow the number of cars anticipated that want to 

turn left out.  
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Kape stated road rage at the intersection is horrible. McPherson stated the traffic study 

covers all the driveways. Golder stated the traffic engineer study that the City hired 

suggested the longer you wait you might make bad decisions as to when to make that left 

hand turn. McPherson stated they will coordinate with both the traffic consultants and 

come to an agreeable consensus as to what is appropriate.  

 

Lemmon noted there was mention regarding the width at the driveways. Golder stated the 

driveways are wider than usual therefore we are asking the applicant to show a 

justification as to why they are so wide and we will have the traffic engineer review that 

as well. 

 

Jones stated she is less concerned about the 24/7 operation, she can see a need for that. 

Jones questioned their snow storage plan. McPherson stated they will have that on the 

more detailed drawings Kum & Go does designate certain areas for snow storage.  

   

J. New Business 

 

Motion by Holtrop, supported by Pemberton, to set a public hearing date of July 26, 

2022 for Case#18-22 Union @ Silver Station – Major Change to an Approved Site 

Plan Located at 5844 Division Ave SE 

- Motion Carried (7-0) – 

- Rogers absent – 
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K. Other Business 

 

1. Speedway 

 

Golder stated Speedway needs to ask for a one year extension because the repair 

operations has a lease until September. With the extension they plan to construct in 

the spring of 2023. 

 

Motion by Benoit supported by Benoit to extend 4384 Kalamazoo Ave 

Speedways approval for a one year extension. 

 

- Motion Carried (7-0) – 

 

 

2. Commissioners’ Comments 

 

Kape stated the Limb Loss Awareness 5k run netted $23,000. Kape stated the Bark In the 

Park raised $3,200 and they are going to put in a dog fountain. Food Truck Rally profit 

came from the beer tent which was $7,900 dollars.  

 

 

Kape stated they are still educating everyone about the millage and encourage everyone 

to get out and vote. 

 

Kape stated he will not be at the July 12 meeting. The millage is having a fundraiser at 

the Candied Yam. 

 

Quinn stated there are some area on the Paul Henry Trail that needs some attention there 

are branches down, the fencing etc. Schweitzer stated our DPW would be the best 

resource to report those kinds of things as they do the maintenance on the trails. 

 

Pemberton stated Abra on 29th Street is a mess. Schweitzer stated staff has had discussion 

with Jeff Brinks and was under the impression they will be moving forward and 

submitting for a review. Schweitzer stated we will get back in contact with them. 

 

Pemberton stated Lowes is congested and it looks like a disaster in the back. Golder 

stated staff will be in contact again.  

 

Jones stated Wednesday evening the County is having the last of their community 

engagement meetings. It is going to be held at Kelloggsville High School at 6pm for 

American Rescue Plan Act dollars (ARPA). This will give the community the 

opportunity to learn what the County is considering and provide an opportunity for input 

and ask questions. Two County commissioner will be present Commissioner Sparks and 

Commissioner Burrill and others may be there. 
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Jones welcomed the Planning Department’s Intern Toby Hayes. 

 

3. Staff’s Comments 

 

Schweitzer noted the success of the recent June 18 event in the 4300 block of Division 

Avenue. 

 

L. Adjournment  

 

Motion by Commissioner Benoit, supported by Commissioner Pemberton, to 

adjourn the meeting. 

 

- Motion Carried (7-0) – 

- Rogers absent -  

 

Meeting adjourned at 8:45pm 

 

 

     Respectfully submitted, 

 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 

OF THE KENTWOOD PLANNING COMMISSION 

JULY 12, 2022, 7:00 P.M. 

COMMISSION CHAMBERS  

 

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

 

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

 

C. Roll Call: 

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

Darius Quinn 

Members Absent: Ed Kape (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 40 citizens. 

 

 Motion by Benoit, supported by Pemberton, to excuse Kape from the meeting. 

 

- Motion Carried (6-0) – 

- Kape absent - 

 

D. Approval of the Minutes and Findings of Fact 

 

Holtrop stated staff needs to modify the motion made for Bretonfield Findings of Fact to 

reflect that he made the motion and it was supported by Benoit.  

 

Motion by Commissioner Holtrop, supported by Commissioner Pemberton, to 

approve the Minutes of June 12, 2022 and the Findings of Fact for: Case#7-22 – 

GRR Ancillary M/U Requested Master Plan Amendment from Industrial to 

Commercial - Located at the NW Corner of Patterson Avenue and 36th Street SE; 

Case#14-22 - Bretonfield Preserve Phase 6 –Final Site Plan Review of a PUD Phase 

Located at 5735 Breton Ave SE;  Case# 15-22 – Bretonfield Preserve Phase 6 – 

Preliminary Plat Review located at 5735 Breton Ave SE with change noted. 

 

- Motion Carried (6-0) – 

-  Kape absent -  

E. Approval of the Agenda 

 

Schweitzer stated under staff comments, staff will provide an update on the progression 

of the ordinance amendments relating to the series of joint meeting between the planning 

and city commissions. 

 

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

the agenda for the July 12, 2022 meeting with change noted.  
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- Motion Carried (6-0) – 

- Kape absent - 

 

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

 

There was no public comment. 

 

G. Old Business 

 

There was no Old Business 

 

H. Public Hearing 

 

Case#16-22 - Kum & Go Major Change to the PUD located at 1570 52nd Street, 5215 

Kalamazoo and 5249 Kalamazoo  

 

Case #17-22 – Kum & Go - Special Land Use and Site Plan Review for a gas station 

located at 1570 52nd Street, 5215 Kalamazoo and 5249 Kalamazoo 

 

Golder introduced the request. She stated the request is a major change to a CPUD for a 3 parcel 

development on 2.28 acres. Golder stated the property is master planned and zoned for 

commercial use. She stated in the 2003 PUD Statement it specified a preference for Permitted or 

Special Land Uses that would not generate significant traffic in the peak hours of operation for 

the intersection.  

 

Golder stated that Kum and Go has a lot of pass by traffic that is already on the road, therefore, it 

is not projected to generate a lot of additional vehicle trips. The CPUD also specifies that the 

hours of operation for any use be compatible with residential uses, from approximately 7:00AM-

10:00PM with service of the site being from 9:00AM-3:00PM. The PUD called for any building 

on the site to be low profile with a peaked roof and one driveway on 52nd Street and one 

driveway on to Kalamazoo Avenue.  

 

The 2020 Master Plan also establishes some development concepts for the intersection of 52nd 

Street and Kalamazoo Avenue, as follows: 

 

• Establish opens space (green or hardscape plaza) at the intersection corners 

• Provide parking behind buildings, if possible 

• No expansion of commercial or office  

• Landscaped buffers/screens for residential uses adjacent to commercial or office uses 

• Area must be walkable 

• Shared access must be provided between buildings 

• Ensure that access to public streets works with boulevard design of Kalamazoo Avenue. 

• A traffic analysis will be required as part of the development review. 

• Commercial uses to serve the immediate area or commuters 
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• Plan is long term and marketable. 

Golder stated Kum and Go submitted a PUD statement that discusses how it will differ from the 

original 2003 PUD and how it is similar.  

  

Golder stated what is being proposed is a convenience store/gas station consisting of a 5,620 

square foot store, 6 gas pumps with 12 pumping positions on the site. There will be a food prep 

area in the building, convenience sales, a seating area and they are also going to be selling beer 

and wine. She stated the building is 87 feet from the back lot line and there is a 40 foot landscape  

buffer. Golder stated that the storm water detention is proposed to be underground.  

 

Golder stated two driveways are being proposed. Because of the median the Kalamazoo Avenue 

driveway will be right in, right out. She stated what is being proposed along 52nd Street is a full 

service driveway both left in and left out. Golder stated part of the recommendation is to restrict 

the 52nd Street driveway to right in, right out only. She stated we are recommending restricting 

them to right in, right out because there is a lot going on at this intersection and a lot of traffic. 

She stated there are two lanes of traffic that transitions down to one on the westbound side. There 

is stacking for left turns because you can make a direct left turn from 52nd Street onto 

Kalamazoo Avenue. She stated and then you also have to accommodate traffic movements in the 

New Castle Drive intersection just to the west. She stated the speed limit is 35 miles per hour. 

The City’s traffic consultant Spaulding DeDekker, is also making recommendations as to how 

those driveways should look and staff will include that in the recommendation. 

 

Golder stated Kum and Go is asking for a 24 hour operation. They also request the servicing to 

be between 8am -8pm. They propose a low profile building that is 18 foot in height. She stated in 

the front it is taller because they have a wall that is 21 feet in height. The canopy over the pump 

range between 17 feet and 21 feet in height. Golder stated Kum & Go is proposing to sell ice, 

firewood, packaged water in front of the building, and if this were approved one of the 

recommendations would be to limit that to something less than what they are currently asking 

for. 

 

Golder stated when you look at a CPUD there are standards in the ordinance, one being there 

should be an extensive greenbelt that is an average of 30 feet in width anytime it abuts a public 

street. She stated the minimum would be 20 feet, but the average has to be 30 feet. Golder stated 

this does not meet that. However, our ordinance allows for City and Planning Commission to 

consider waivers to that requirement.  

 

Golder stated another criteria is to diminish the appearance of parking lots. This doesn’t have 

much of a parking lot, however, they have done a pretty good job of landscaping around the 

edges. 

 

Golder stated another criteria is to provide pedestrian access and bike racks. There is access for 

pedestrians to go from both the streets but there isn’t a bike rack proposed on the site. 

 

Golder stated they need to maintain 30% open space. She stated that she didn’t get the exact 

numbers on the percentage of open space, but the applicant indicated they are able to meet that. 
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Golder stated another criteria for the building itself is that our ordinance requires that it be 

primarily brick. She stated this is not primarily brick, therefore they will have to ask for a waiver 

on that as well.  

 

Golder stated in Section 7 of our PUD ordinance, there are PUD standards. Golder stated we 

require compatibility with nearby residential areas. She stated the idea is that with this PUD there 

is not going to be a negative impact on noise, glare, odors and that there is a low profile building. 

She stated the concern here is lighting and screening. We don’t want the residents to have glare 

from this development into their homes. But, also we want light on the site because if there is a 

dark spot, it might be a place for people who aren’t supposed to be there gather. Golder stated 

staff did look at their lighting plan and under the canopy it meets our ordinance. She stated with 

the recessed light into the canopy it will be lower than the building.  

 

Golder stated after a closer review of the landscaping plan she found that it could use some more 

evergreen trees along the west lot line common to the Newcastle Drive neighbors. She stated 

otherwise there will be incomplete screening during the winter months. People would be able to 

see through and get that glare or get more of the noise. Therefore, the applicant needs to add 

more landscaping to have year round screening as required by our ordinance. She stated the back 

side by the dumpster, we are looking for landscaping in front of that to help hide it. The 

dumpster is 25 feet wide and 7 feet wide. 

 

Golder stated the commissioners will be taking action on the major change to the PUD, Special 

Land Use and Site Plan Review. 

 

Golder stated with the special land use, there are specific criteria for gas stations. She stated it 

meets the 50 foot setback, it has to have a solid fence around what abuts residential and there is a 

solid wood fence that goes all the way around the property. 

 

Golder stated there is also criteria for the type of landscaping. She stated it meets that criteria, 

but again we want to make sure that there is no negative impact on the residents therefore we are 

asking them to bump it up to go over and above the ordinance.  

 

Golder stated the PUD standards require that material and merchandise and equipment is stored 

within the building. There are a lot of things the applicant wants to sell in front of the building. 

She stated we are going regulate that from a staff perspective drawing upon a zoning 

interpretation relating to limited outside display in commercial retail areas.  

 

Golder stated there are also general standards that are similar to the PUD standards.  She stated 

they look to make sure the surrounding so the development won’t be a detriment by excess 

traffic, noise, smoke, fumes, glare etc. She stated these items can be addressed by screening 

around the building and also lighting control. 

 

Golder stated she is recommending to the city commission condition approval of the major 

change to the approved PUD development. She is also recommending conditional approval for 

the special land use and site plan review. Adding a “c” to condition 1 on the major change, 
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special land use and site plan review recommendations to read as follows: c. approval of the 

driveway width by the Kentwood Engineering Department.  

Mike McPhearson with Atwell for Kum & Go was present. He stated they do believe this fits 

with the Master Plan. They have taken into account the residential to the west and to the south 

and really tried to enhance those buffers more than required. He stated they have no problem 

with adding more evergreen trees and well as the landscaping behind the dumpster.  

 

McPhearson stated they understand the staff suggestion of right in, right out for the 52nd Street 

driveway. He stated they will agree to that and work with the Engineering Department on the 

geometry.  

 

McPhearson stated they were provided a copy of the letter from the City’s traffic consultant. He 

stated they will review and work with them to make sure they are coordinated on the final 

driveway design.  McPhearson stated they believe this is in the low traffic generation category, 

75% are pass by trips.  

 

McPhearson stated their elevations have cast stone fiber cement, pre finished aluminum which is 

more modern type durable materials. He stated they tried to go low profile as much as possible to 

be consistent with the surrounding neighborhood. He stated they would like the waiver for the 

building materials.  

 

McPhearson stated the buffer is a minimum of 20 feet. They tried to enhance the buffer adjacent 

to the residential which they gave the minimal buffer along the frontage and more buffer to the 

other side. He stated the site greenspace requirement is 25% and they are at 48% greenspace. 

 

McPhearson stated in the 2003 CPUD the concept plan accounted for up to 17,000 square feet of 

building potentially and they are only asking for a 5,600 square foot building, a significant 

reduction of the maximum that can potentially be placed on that site. 

 

Jones opened the public hearing. 

 

Scott Urbanowski, 5093 Blaine Ave; Mohammad, owner of gas station at 5185 Kalamazoo Ave.;  

Donna Powell, 5264 New Castle; Jeff Louch, 5344 Newcastle; Dr. Andrea Toth, dentist/owner 

across Kalamazoo; Wendy Everett, 5550 Brattleboro; Thomas Thompson, 5905 Kalamazoo 

Ave.; Steven Barry, Bunker Hill Ct.; Stephanie Fongers, 1492 52nd Street; Pagle Fricky, 887 60th; 

Mohamad Rumeson, son of the owners partner who owns the gas at 5185 Kalamazoo Ave. SE; 

Brady, 5685 Burgis; Nathaniel Fricky, 887 60th St SE; Olivia Douglas, 4687 N. Breton; Jada 

Clark, 5685 Burgis Ave SE; Robert Elzinga, 1885 Lockmere Dr.; were present.  

 

They were concerned about:  

*traffic and the accidents 

*the viability of a gas station on that corner and will it do well 

*gas stations on every corner 

*gas only no hybrid 

*higher crime rate  
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*lighting 

*Trash 

*harm the businesses that are currently there 

*west bound traffic on 52nd Street 

*visibility  

*property values  

*The trucks that will be coming to the site 

*hours of operation 

*the service of beer and wine 

*toxicity from the gas 

*the look of a gas station 

 

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

 

- Motion Carried (6-0) – 

- Kape absent - 

 

Pemberton thanked the citizens for coming out. He suggested putting in a curved median in the 

52nd Street entrance that would require a right turn in and inhibit anybody’s notion of turning 

left. It would force people to turn right instead of attempting to turn left. He stated he hears the 

concerns regarding the added traffic, but he is inclined to believe that this is not a destination that 

people are coming to from a distance away. He thinks they will be passing by for a quick snack 

or gas. He doesn’t think this is going to add traffic to this intersection. He stated regarding the 

concerns of whether or not the business is viable; we have to trust in the developers. He stated it 

isn’t our position to judge or if the market can support. He stated it is up to the developers to do 

their homework and do their due diligence and to see whether or not the market place will 

support their business.  Pemberton stated he thinks that it would improve that corner and the 

area. He stated it is also walkable and bikeable.  

 

Poyner stated regarding the traffic there was a statement from the Police Department that 

recommended not to have left in, left out and he thinks that is important. He stated he doesn’t 

think it is going to bring in a lot of traffic. He stated he is unclear on how much traffic there is 

going to be at peak time therefore unclear as far as the traffic volume. Golder stated in the traffic 

report for the peak hours they are reporting that the level of service hasn’t changed. Poyner 

agreed with Pemberton stating that it isn’t our prerogative to question viability. He stated he 

believes it will be a viable enterprise coming to that area. Poyner questioned if there will be any 

lighting on the building and how high/height of the sign lighting relative to the residential border. 

McPhearson stated they updated the lighting plan and reduced the intensity especially underneath 

the canopy to comply with the City requirements. McPhearson stated that under the canopy will 

always be flushed and recessed into the canopy and will be in the 15-17 foot candles range. 

McPhearson stated the poles on the site are 18 ½ feet tall from ground to the fixture 1 ½  less 

than the 20 foot maximum requirement. McPhearson stated they will also be LED low profile.  

 

Poyner stated with the border on the trees he is assuming the height of the trees will be over time. 

McPhearson stated the photometric plan doesn’t take into account any of the trees or the 6 foot 
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tall fence. McPhearson stated if it did, it would reduce the impact on the property line even 

further. He stated as the trees grow you are going to get more and more screening. The wall 

packs on the building are at about 16 feet. Golder stated if the commissioners are inclined to 

approve this she can see them dropping the wallpacks down because if they are on the back that 

is the closest thing to the residents. Golder stated with respect to the sign, the sign does not meet 

our code. She stated this is an administrative review. Golder stated the tall monument sign is not 

something that we allow. McPhearson stated they understand that is a separate process and will 

submit for a permit and at that time if it doesn’t meet the City’s requirements, they would revise 

it to comply. 

 

Poyner questioned the height of the wood fence. McPhearson stated it will be 6 feet tall.  Poyner 

stated the PUD mentioned the hours of operation. Golder stated the 2003 PUD had the hours of 

operation from 7:00am-10:00pm and service from 8:00am-8:00pm.  Poyner stated he has a 

concern with the hours of operation as well as concerns about serving alcohol at night. Golder 

stated it is within the commissioner’s authority to recommend change to the hours of operation. 

Discussion ensued. 

 

Holtrop stated he is onboard with his fellow commissioners. He stated in many cases we also 

have to look at the owner who would like to do something with the property that they own. He 

stated when you have a PUD, there are tradeoffs. He stated sometimes when we give waivers we 

get something else in return.  

 

Holtrop stated he is curious how the trash hauler is going to fit into the dumpster enclosure. 

Golder stated they would come in from Kalamazoo Avenue because 52nd is not a truck route. 

McPheason stated he will come off of Kalamazoo Avenue and come around the building head in 

pick up, back up and then leave. McPhearson stated there is enough room. McPhearson stated 

they have run auto turn on that for it to work. Holtrop questioned where the semi traffic will be 

going. McPhearson stated it would be the same. Holtrop stated that would appear to mean once 

they enter the property they will proceed in front of the building, behind the parked cars, circle 

around and this will all be done between the hours of 8am-8pm. McPhearson stated that is 

correct. Discussion ensued regarding scenarios of moving building back to the west but came to 

the conclusion that the applicant did not want that.  Holtrop stated he isn’t concerned with the 

truck traffic hours if operation hours are 8am-8pm, it is normal business hours. 

 

Holtrop questioned if they would be ok with limiting exterior sale products outside. McPhearson 

stated they will work with staff to make sure there is an appropriate list as to what is acceptable. 

McPhearson stated typically there is ice, propane cage, seasonal firewood, salt etc.  

 

Holtrop questioned the signs that have been put up there by KBL in the past years and will they 

still be able to do that. Schweitzer stated there are provisions in our sign ordinance for sign 

display. McPhearson stated Kum & Go will be approachable for those types of things. 

 

Holtrop questioned if they would be willing to trade off hours of operation. Dave Lemmons 

stated they are open to a conversation about a change in the hours. He stated 8am -10pm is a bit 

of a challenge, 5am-12am is a functional operating store.  He stated 95% of their stores are open 
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24 hours. Holtrop questioned what happens to the lighting when the store is closed at midnight. 

McPheason stated the majority of the lights will be shut off, but there will be security lighting 

that will be kept on and much less intense. 

 

Benoit stated as far as the lighting the applicant did a photometric survey and they can tell when 

they get to the property lines they are at about zero. He explained to the resident to remember 

that doesn’t mean that they won’t see the light. It just means the light itself is not coming across 

their property line. He stated if you look out your window or if you look up, you will see light.  

 

Benoit stated also this is zoned CPUD. He stated the PUD gives us the ability for trade off and to 

be able to go back and forth with the developer.  

 

Benoit stated as far as property values, it is going to look a lot better than what is there now. He 

stated their houses were built next to a commercial piece of property. Benoit stated the way you 

control property is by buying it and that way you know as a property owner what’s going to go 

there.  

 

Benoit stated as far as viability, the developers aren’t going to come in spend millions of dollars 

to build a building if they don’t think they are going to make money. He stated as far as the 

competition he understands it will encourage a little bit of competition but it will get people to 

step up their game in that area.  

 

Benoit stated as far a traffic the professionals have done studies. He stated we can design it and 

hope that it works the way it is supposed to work and hopefully everybody follows the rules. 

 

Quinn encouraged the applicant to work with the community. He stated we need to do everything 

possible to make sure it is safe. Quinn stated he would like to better digest and understand the 

traffic flow. He stated he has a concern with the traffic coming from the east on 52nd Street.  

 

Jones thanked everyone who came out. She stated she agrees with Benoit and Pemberton. A 

developer isn’t going to come here without doing a market study. They won’t invest if they don’t 

think they are going to make their money back.  She stated this is going to look nice, there will 

probably be no more ordinance violations. 

 

Jones questioned if the wall packs are lowered in the back are if there are any safety concerns. 

Golder stated we would have to look into that. Jones stated she doesn’t want that area it be a 

place where teenagers congregate because this is a dark corner behind the building. Golder stated 

that will be in the final approval of the lighting plan.   

 

Jones explained to the residents that the commissioners are vested to make sure we have a safe 

community and to take into consideration the needs of the whole community. She stated the 

commissioners want to make the best decision as it relates to the quality of life in the 

community.  
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Pemberton stated there are a lot of things going on and maybe it is premature to approve right 

now. He stated we have lighting issues, traffic flow issues, hours of operation that need to be 

addressed. He suggested the applicant rework some of the concerns to address these issues 

before we come up with an approval.  

 

Benoit stated they need to check on lighting, make sure it is right turn only in and out off 52nd 

Street, address screening. He also suggested the applicant to do an isometric view so the 

residents know what they are going to see.  

 

Quinn stated that the early 5am start at the gas station isn’t a problem for him. He stated he 

thinks it is the late night beer and wine is a greater concern.   

 

Benoit, Holtrop, Poyner agreed with Quinn. Pemberton suggested 5am-11pm. Jones stated she is 

fine with the 24 hours, however, if there needs to be restrictions her preference would be 5am-

12am. Lemons stated his preference would be 5am-12am.  

 

Lemons stated regarding the lighting there are house shields that can be installed on down light 

that can create a visual that block it from the view of whatever direction you want to block it 

from. McPhearson stated there can be a shield attached to the lights. McPhearson stated 

regarding the traffic and to be clear they are definitely going to accept the right in, right out on 

52nd Street. McPhearson stated they will have a curb island to deter people from making the left 

turns in either direction 

 

Motion by Benoit, supported by Holtrop, to table the public hearing to July 26, 2022 

 

- Motion Carried (6-0) – 

- Kape absent - 

I. Work Session 

 

Case#18-22 – Union @ Silver Station – Major Change to an Approved Site Plan Located 

at 5844 Division Ave SE 

 

Golder stated the applicant received approval in 2021 for a 152-unit apartment development. 

Crippen Drain exists on the south side of the development.  She stated in the course of reviewing 

the plan, the Michigan Department of Environment, Great Lakes and Energy (EGLE) determined 

that a portion of the site near the Crippen Drain must remain undeveloped, which would impact 

the building proposed on the south side of the development, adjacent to the drain. She stated as a 

result, Building 4 is proposed to be changed from a two story building to a three story building.  

She stated in addition, the building near Crippen Drain was moved to the center of the site.  The 

mail kiosk, playground, and one of the tot lots were relocated to utilize the additional green 

space. 

 

Golder stated all of the buildings are 3 stories with the exception of the 2 adjacent to the mobile 

home park are 2 story. There are 2 fewer apartment units. She also noted the bedroom counts 

also changed. 
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2021 Plan    2022 Plan 

 

   40 one bedroom   48 one bedroom 

   84 two bedroom   78 two bedroom 

   28 three bedroom   24 three bedroom 

 

   152 total units    150 total units 

 

Golder stated the applicant will let the commissioners know where they are with the traffic study 

that we asked them to do to make sure there is enough stacking room in the center turn lane on 

Division Avenue to accommodate left turns into this development. She stated we had a citizen 

come in and say there isn’t enough stacking. 

 

Golder stated the other thing that helped make this project work was getting a connection to the 

north because that will be a second right in over to the Family Dollar building and they have 

made progress on the negotiations as well. 

 

Golder stated this is no longer going to be a work force housing project. It is going to be a 

market rate housing development. 

 

Tyler Knox, Annex Group, 409 Massachusetts Ave. Indianapolis, IN was present. He stated they 

are switching from an affordable housing development to a market rate development which was 

not their intent when they first purchased the site. He stated a variety of reason have caused this 

largely due to their over gap in their project which is caused by rising interest rates, increased 

construction cost, they have gained about $40,000 per unit. He stated the State Housing 

Authority switched the sources of gap financing before they were able to submit their application 

for the previous source of financing. He stated the new source has incorporated deeper 

affordability components. This means less income coming into the development and this 

increased their gap further and the operating budget for their project therefore it was no longer 

viable. He stated the PILOT amount that was negotiated for the project was not what they were 

initially expecting to get and that also further increased their budget as well. 

 

Knox stated they do have a market study being conducted it should be completed within the next 

2 weeks. He stated their rent prices are less than what the market stands at today. He stated a 1- 

bedroom is $1,372, a 2- bedroom is $1,623 and the 3- bedroom is $1,866. He stated the comps 

they used were Kellogg Cove Apartments and the Reserve at Oxford.  

 

Quinn stated he is disappointed they had to move from the workforce to market rate, however he 

understands why. He stated he has concerns about the stacking at that intersection. He questioned 

if the playground was in the detention areas. Knox stated it is not in the detention area the 

detention is otherwise a dry basin. He stated there is a buffer that would separate the two and 

they would also plant the edges up.  
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Holtrop questioned if the tot lot was fenced. Knox stated that it is. Holtrop stated the traffic is 

from the north to turn left into the property and questioned whether we can remove some of the 

median and put a lane in there instead of grass and concrete. Golder stated we fought hard to get 

that median. She commented that we should want to look at the traffic study to see what it 

needed. She stated the traffic study is saying given the fact that this will be a second entry that 

they only need one stacking space to get the traffic into there. Holtrop stated he would suggest 

shortening the median. Holtrop questioned if they still had the dog park that was approved by the 

commissioners. Knox stated they initially came with the dog park and there was a comment to 

get rid of it because there is one north of the site. 

 

Pemberton stated it is disappointing that they had to move from the workforce market place. He 

stated some of the factors that are driving the cost today are hard to understand and now we are 

in a situation to try to cool the economy but doing it in an extremely inflationary way. He stated 

it is disappointing, but they have to do what they have to do to make it viable he understands. He 

stated he agrees with Holtrop they need to lose a little bit of that median maybe about 30-40 feet. 

 

Jones questioned what the update is on the cross access easement. Knox stated they got their 

approvals from Family Dollar. They approved the cross access easement as well as the drainage 

area to the south. He stated they are also waiting on their legal entity for the final say and he has 

a call with them next week to get those approvals. He stated he has been emailing with them for 

the past few months. They are on board, just working out the language. Jones stated she 

anticipates once this projects gets underway they are going to have a waitlist even at the market 

rental rates. 

 

J. New Business 

 

Motion by Holtrop, supported by Poyner, to set a public hearing date of August 9, 

2022, for:  Case#19-22 – Windy North – Rezone 18 acres of land from R1-A Estate 

Residential to R1-B Single Family Residential Located at 3463 52nd Street 

 

- Motion Carried (6-0) – 

- Kape absent - 

K. Other Business 

 

1. Commissioners’ Comments 

 

Pemberton stated he will not be at the next meeting on July 26.  

 

Holtrop stated that his first grandchild is expected to be here next week and after which he is 

flying to Seattle. He plans to be at the meeting but he doesn’t know for sure 

 

Jones questioned when we will be getting 2 more Planning Commissioners and stated she will 

reach out to the Mayor. 
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Jones questioned if there was any discussion with Lowe’s yet about their outside storage. Golder 

stated not yet. She stated they are cleaning up some areas and some are getting worse. 

 

Jones questioned if Whole Foods has a grand opening date yet. Benoit stated in August. 

 

2. Staff’s Comments 

 

Update on ordinance amendments. 

 

Schweitzer stated June 2 was the last joint City/Planning Commission meeting. He stated the 

consultant is expected to come up with draft ordinance amendments. The initial schedule would 

involve two work sessions with that Planning Commission before a public hearing. He stated we 

are on schedule with the focus group and HBA builders July 20 the idea is on July 26 have that 

first work session. Benoit suggested making sure the agenda is light when we have this 

discussion.  

 

Poyner questioned the timeframe the proposed amendments will be in the ordinance. Schweitzer 

stated by the end of September or early October.  

 

Schweitzer stated we are also dealing with short term rentals and as a result the City Commission 

is looking at an initial amendment to our regulatory rental registration ordinance. It would be to 

confirm our current interpretation which is 6 months or more, less than 6 months is not allowed. 

This is to address AirBnB’s. Jones suggested working with City Attorney Sluggett’s office 

because the State legislators has had a lot of discussion lately and a lot of those discussions take 

it out of the hands of the local community. Schweitzer stated staff is well aware and will be 

looking at it in a thoughtful manner. 

 

Schweitzer also commended the commission on how they are a great group and their 

deliberations are what the Planning Commission is all about and to keep up the great work! 

 

L. Adjournment  

 

Motion by Commissioner Benoit, supported by Commissioner Poyner, to adjourn 

the meeting. 

- Motion Carried (6-0) – 

- Kape absent - 

 

Meeting adjourned at 9:40p.m. 

 

 

     Respectfully submitted, 

 

     Ed Kape, Secretary 



 

 

APPROVED MINUTES OF THE REGULAR MEETING 

OF THE KENTWOOD PLANNING COMMISSION 

JULY 26, 2022, 7:00 P.M. 

COMMISSION CHAMBERS  

 

 

A. Chair Jones called the meeting to order at 7:33 p.m. 

 

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

 

C. Roll Call: 

Members Present: Dan Holtrop, Sandra Jones, Ed Kape, Ray Poyner, Darius Quinn 

Members Absent: Bill Benoit, Mike Pemberton (absent with notification) 

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

Planning Assistant Monique Collier, the applicants and 3 citizens. 

 

Motion by Kape, supported by Quinn, to excuse Benoit and Pemberton from the 

meeting. 

- Motion Carried (5-0) – 

- Benoit and Pemberton absent -  

 

D. Approval of the Minutes and Findings of Fact 

 

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

the Minutes of July 12, 2022. 

- Motion Carried (5-0) – 

- Benoit and Pemberton absent  

E. Approval of the Agenda 

 

Motion by Commissioner Holtrop, supported by Commissioner Kape, to approve 

the agenda for the July 26, 2022 meeting.  

 

- Motion Carried (5-0) – 

- Benoit and Pemberton absent - 

 

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

 

There was no public comment. 

 

G. Old Business 

 

There was no Old Business. 

 

H. Public Hearing 

Case#16-22 - Kum & Go Major Change to the PUD located at 1570 52nd Street, 5215 

Kalamazoo and 5249 Kalamazoo (Tabled from July 12, 2022) 
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Case #17-22 – Kum & Go - Special Land Use and Site Plan Review for a gas station 

located at 1570 52nd Street, 5215 Kalamazoo and 5249 Kalamazoo (Tabled from July 

12, 2022) 

 

Golder stated that the request was tabled and the commissioners asked the developers to revisit 

the hours of operation. K&G was initially going to be 24/7. However, the commissioners asked 

them to change their hours and suggested 5am-12am. In K&G’s PUD statement their proposed 

hours of operation are now 5am-12am. 

 

Golder stated there is also a corresponding change in the lighting. She stated in the evening when 

they are closed, the lighting plan now shows that the foot candles have been reduced 

significantly during that time.  

 

Golder stated there was initially a full service driveway off of 52nd Street. She stated that has 

now been changed to a right in, right out only and there is a 6inch high median. Staff has also 

asked the City’s Traffic Engineer to give them an idea of whether or not the width is acceptable. 

The Traffic Engineer stated that the width should be 16 feet instead of the 25 feet that is shown. 

Therefore, staff is looking for that as a change. She stated that change has also been incorporated 

as a part of the recommendation by the City Engineer.   

 

Golder displayed the point of view picture. It shows the 6 foot fence and the landscaping at the 6 

foot height.  She stated regarding the wall pack that was discussed on the building, there is now 

no view of that from someone at the house behind the development. Golder stated the trees are 

pretty big, but from a staff perspective we looking to place taller trees maybe 8 feet where there 

are light poles. She stated there was also discussion about increasing the number of pine trees. 

She stated they have increased the trees by 4. Staff will take a look at that and strategically 

increase the maturity and the number of pine trees on the site. She stated staff wants to make sure 

that nobody is going to see the lights, even though they are shielded we want to make sure they 

won’t see the LED lights. 

 

Golder stated the recommendations are the same from the public hearing with a couple of 

exceptions. She stated we are going to start referencing the July 19, 2022 memo from the Atwell 

Group regarding the CPUD.  

1. Compliance with the memo dated July 19, 2022 from Atwell Group regarding the 

proposed CPUD and the development of the site, with the following amendments: 

 

a. The extent and nature of exterior sales shall be approved by Planning staff. 

 

b. Approval by the Kentwood Engineering Department of the width for both the 52nd Street 

and Kalamazoo driveways.   

 

2. Review and approval by staff and the Kentwood City Attorney of the final PUD 

Statement and Development Agreement. 

3. Compliance with the City Engineer’s memo dated June 20, 2022 and the Kentwood Fire 

Marshal memo dated June 8, 2022. 
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4. Staff approval of a revised landscape plan.  Landscape plan shall increase the number of 

evergreen trees on the site. Taller evergreen trees may be required to screen the 

residential uses to the west. 

 

5. Approval by Planning and City Commission of a waiver of the requirements for Section 

12.05 5a of the Zoning Ordinance requiring a 30’ average width greenbelt along public 

streets.  

 

6. Approval by Planning and City Commissions of a waiver of requirements of Section 

12.05 7 regarding building materials. 

 

7. Staff approval of the lighting plan. 

 

8. Approval of the Special Land Use for a Vehicle Fueling Station. 

 

Golder stated the special land use and site plan review are similar to the CPUD. The only 

difference would be for the special land use the 6th condition is City Commission approval of the 

major change of the PUD. She stated with the site plan review the only condition that is different 

is referencing the major change to the CPUD and Planning Commission approval of the special 

land use.  

 

Mike McPhearson, with Atwell was present. He stated they made all the adjustments that were 

discussed at the public hearing. He stated they are good with the conditions as outlined and can 

narrow up the right in right out drive to 16 feet and also work with staff on strategically placing 

some of the 8 foot evergreen trees. 

 

Jones opened the public hearing. 

 

Andrea Toth, Dentist and owner at 5278 Kalamazoo Avenue was present. She stated she is 

concerned with the traffic traveling south heading north. She thinks there are going to be a 

number of accidents. She stated her other concern is there aren’t a lot of lights at Thompson Auto 

and she believes the gas station will have a lot of light. 

 

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

 

- Motion Carried (5-0) – 

- Benoit and Pemberton absent – 

Poyner clarified that the hours of operation for deliveries and refueling the tanks will be from 

8am-8pm. McPhearson stated that is correct. Poyner stated Pemberton suggested a barrier added 

to try to prevent a left turn onto 52nd Street. McPhearson stated they provided the barrier to 

prevent people from trying to go left out it will have that “pork chop” type of shape. Poyner 

stated his issues have been addressed. Poyner stated he likes the idea of the additional barrier, he 

likes the lighting, the driveway width and with everything else considered he would be in favor. 
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Holtrop stated he is good with the changes there has been a lot of good discussion. He questioned 

since they are looking for a waiver for building materials, what is the building going to look like. 

McPhearson stated they have pre fab metal panels predominately on the rear and south side and 

glass. McPheason stated it is low profile the highest point is 21 feet.  

 

Quinn stated he recalls at the last meeting that they were going to go to more security style 

lighting. McPheason stated with the lighting they did a couple of things. The lights on the west 

side are proposed to have house shields, also they provided a lighting plan for the off hours from 

12am-5am when the store is closed. McPhearson stated that the lighting plan shows that the 

lightning is significantly reduced and the canopys turn off completely, so they are all at zeros. 

McPhearson stated there is just a little bit of lighting around the building area and it is dim. He 

stated just security level lighting at that point during those off hours. 

 

Jones thanked the applicant for incorporating the concerns and making a lot of changes to the site 

plan. She stated she thinks K&G has done a good job being responsive to the concerns that have 

been raised. 

 

Motion by Holtrop, supported by Poyner, to recommend to the City Commission 

Conditional Approval of the Major Change to an Approved Site Plan for Kum and Go as  

described in Case No. 16-22.  Approval is conditioned on upon conditions 1 –8 and basis 

point 1 –7 as described in Golder’s memo dated July 21, 2022.   

 

- Motion Carried (5-0) – 

- Benoit and Pemberton absent - 

 

Motion by Holtrop, supported by Poyner, to grant conditional approval of the special land 

use for a Vehicle Fuel Station as for Kum and Go as described in Case No. 17-22.  Approval 

is conditioned upon conditions 1-6 and basis points 1 – 5 as described in Golder’s memo 

date July 21, 2022. 

- Motion Carried (5-0) – 

- Benoit and Pemberton absent -   

 

Motion by Holtrop, supported by Quinn, to grant conditional approval of the site plan 

dated 7/18/2022 for Kum and Go as described in Case No. 17-22.  Approval is conditioned 

upon conditions 1 – 7 and basis points 1 – 5 as described in Golder’s memo dated July 21, 

2022. 

- Motion Carried (5-0) – 

- Benoit and Pemberton absent -   

-   

Case#18-22 – Union @ Silver Station – Major Change to an Approved Site Plan Located at 5844 

Division Ave SE 

 

Golder stated the applicant received approval in 2021 for a 152-unit apartment development. 

Crippen Drain exists on the south side of the development.  She stated in the course of reviewing 

the plan, the Michigan Department of Environment, Great Lakes and Energy (EGLE) determined 
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that a portion of the site near the Crippen Drain must remain undeveloped, which would impact 

the building proposed on the south side of the development, adjacent to the drain. She stated as a 

result, Building 4 is proposed to be changed from a two story building to a three story building.  

She stated in addition, the building near Crippen Drain was moved to the center of the site.  The 

mail kiosk, playground, and one of the tot lots were relocated to utilize the additional green 

space. 

 

Golder stated all of the buildings are 3 stories with the exception of the 2 adjacent to the mobile 

home park that are 2 story. There are 2 fewer apartment units than the earlier plan. 

 

Golder stated at the work session there was general support for the project. Golder stated there is 

still an issue with the traffic study. There were was concern that the left turn lane for 60th Street 

would be backed up so far that there would not be enough room for people to make a left in the 

business on the west side of Division or backed up that they couldn’t make a left into the 

proposed development. Golder stated the applicant has supplied part of a traffic analysis to look 

at level of service to these intersections but we don’t have information on how that center turn 

lane for 60th Street will back up. 

 

Golder stated the recommendation is the same from 2021 with the exception of the variances that 

the applicant had to obtain previously and it has since been taken off. But we still have the traffic 

issue. She stated even though she has a recommendation, the concern is we don’t know about 

enough about the traffic backup or the left turns. She stated there is also a couple of the 

intersections that don’t have a great level of service. She stated because of all this she is 

recommending tabling until we get that traffic information to make sure all these intersections 

are going to work properly.  She stated there might be a fix that has to happen and that would 

come from the developer. She stated if an improvement to the level of service might change the 

site plan. She wants the Planning Commission to decide this rather than staff. 

 

Kape recused himself from the discussion. 

 

Nicholas Fergatos, 9365 Counselors Row, Indianapolis, IN was present. He stated they had a 

traffic study done and staff bought questions up from the traffic study and they have since 

forwarded the questions on to their traffic consultant. They are in the process of looking at the 

additional data from the 60th Street back up. They didn’t have that in their initial report. They did 

reanalyze the intersections. He stated otherwise currently doesn’t know about the 60th Street 

backup issues the traffic report says that both intersections are at an acceptable level of service. 

The level of service does drop in the afternoons when exiting Family Dollar, based on their 

traffic and growth in the area. He stated the report mentions that it is still an acceptable level of 

service but there is a decrease of one level. He stated it equates to a 5 second longer of queue 

time for a car turning out of the Family Dollar left or right onto Division Avenue. He stated he 

spoke to the traffic consultant and he looked at analyzing if you added another lane onto the exit 

to Family Dollar and he said it was the same level of service, but it decreased wait time by like 4 

seconds, still to the E to F level of service grading. He stated that the traffic consultant indicated 

in his experience he’s found that there are times where the levels do go down, but it is still 

acceptable. He stated they do acknowledge that the 60th Street intersection does need to be 
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studied and they are getting that done and that report will come back and yield some solutions as 

to what that does for the southern entrance.   

 

Jones opened the public hearing. 

 

Doug Stasssen, 5831 South Division across the street from the proposed development was 

present. He stated his concern is the median that was put in the left turn lane when coming from 

the south. There is only about 50 feet so you have to slow down in the traffic lane to get into his 

driveway. He stated it is going to be a problem with people trying to come from the north and get 

into the apartments. He stated the problem is simple; just get rid of the median, he doesn’t know 

why it was put there in the first place. He stated there are semi-trucks parked in the back and they 

come from the south and they can barely get into the driveway because that median is there. 

Discussion ensued. He stated he doesn’t think 60th Street is going to be a problem 

 

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

 

- Motion Carried (5-0) – 

- Benoit and Pemberton absent – 

 

The Commissioners wanted the applicants to follow up on the traffic study so they can 

understand what it means and make a recommendation. 

 

The public hearing is tabled until August 9, 2022 

 

I. Work Session 

 

Case#19-22 – Windy North – Rezone 18 acres of land from R1-A Estate Residential to 

R1-B Single Family Residential Located at 3463 52nd Street 

 

 

Pung stated the request is to rezone 18 acres of land from R1-A Estate Residential to R1-

B Single Family Residential. Pung stated this is 18 acres of vacant land just north of the 

Consumers Energy transmission lines and north of Windy West 1. He stated the access to 

this property would be coming through the Windy West development. There is an ingress 

egress easement that was left out in order to add access to this parcel. 

 

Pung stated the proposed zoning allows for 14,000 square foot lots. Under the current R1-

A  zoning you are looking at 5 acres minimum. The lots will be smaller but consistent 

with the Master Plan recommendation for low density residential.  

 

Pung stated the development will be compatible with both the adjacent zonings and 

existing and proposed developments which are all residential. He stated other than that 

the request is consistent with the other rezoning criteria. 
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Chris VanderHoff was present. He stated this parcel is a piece that came in tandem with 

the piece that they developed Windy West. He stated this piece has been landlocked. 

They have worked with Consumers Energy. He stated they do have a recorded easement 

for utilities and road that is already in place. He stated they have worked with the Fire 

Department on how they would get in there. He stated their intent is for 4 parcels, 3 lots 

will be 2 acre parcels and a beautiful backdrop with Plaster Creek and 1 lot will be a 12 

acre lot. 

 

Poyner questioned how many more homes there will be. VanderHoff stated 4 more 

homes. VanderHoff stated you really can’t do a whole lot more with this piece because 

there is a lot of floodplain in it therefore the best use is just 4 really nice estate lots.  

 

Holtrop questioned why a 12 acre lot and 3 two acre lots. VanderHoff stated it doesn’t 

work with the 1:4 ratio it works with the current zoning the way that it is and the estate 

subdivision. Holtrop stated the current curb cut and proposed driveway across the 

easement he assumes there is a current regulation. VanderHoff stated it is a 30 foot 

easement. The City requires for a private drive servicing four homes a 16 foot driveway 

and there is a 30 foot easement through Windy West. That easement also allows for gas 

and power to come back which has already been engineered and planned, and then it 

increases to a 40 foot wide easement through the Consumers Energy right of way.  

 

Jones questioned the price point of the 4 homes. VanderHoff stated at this point he isn’t 

planning on building these homes he is just planning on selling the parcels and he is 

going to guess around $100,000-$140,000 per parcel therefore he assumes the issues 

would be priced in the $500,000 dollar range. 

 

Ordinance Amendment Discussion 

 

Suzanne Schultz discussed a preview of the proposed text amendments. She stated she 

has met with staff and representatives associated with the Home Builders Association.  

 

Schultz stated there has been discussion regarding housing goals and what they would 

want for the neighborhoods in Kentwood.  They wanted to see  safe, affordable, livable, 

diverse reinvestment and sustainable. Safe streets, parks or places where residents can 

comfortably walk and affordability was a goal.  

 

Schultz stated homebuilders have said that Kentwood is the first community that people 

move to after they have lived in an apartment and trying to get into homeownership. 

 

Schulz stated Kentwood has a very diverse population and diverse needs.  

 

Schultz stated the two biggest areas of change in the proposed zoning ordinance are in the 

general provisions section and the mixed use PUD zone district. 

 

General provisions  



Approved Minutes 

Planning Commission 

July 26, 2022 

Page 8 

 

Schultz stated the purpose and intent section in the general provisions related to 

residential development. The idea is not just thinking about the home but the home in 

context with the neighborhood and the neighborhood in context to the community.  There 

are various components that all work together to create the community of Kentwood.  

 

Section 3.22 

 

For all housing types the purpose and intent statement is there to try to provide the logic 

behind these regulations  

 

Building Transparency  

 

The proposed provisions recommended 20% transparency on the front of homes. 

The feedback from the builders and intern Toby’s analysis is that 20% seems too high 

and that 10-15% seems to be more reasonable. The concern with windows was cost and 

how that might influence the price point of homes. Also discussion of the side windows 

there was concern that we would require at least 3 windows with a minimum of 6 square 

feet.  The builders indicated that the side windows may degrade the siding of the adjacent 

house. She suggested requiring a variation. Building Code and Energy Code low E glass 

sometimes messes up the vinyl siding. The houses with sides that face streets could still 

be required to have side windows. 

 

Poyner suggested the commissioners should come up with what they feel is an objective 

assessment of what they want in Kentwood. 

  

Jones stated she would be comfortable moving to 15% for the front façade and for the 

windows the corner and street facing homes to have side windows. 

 

Materials  

 

Schultz stated the HBA didn’t object to the list. There was discussion about vinyl quality. 

The comment they had was that vinyl siding has changed a lot and a lot has to do with the 

installation. There was some push back about the metal requirement regarding the gauge.  

 

Design Elements. 

 

Schultz stated we are suggesting that there is a minimum of at least 4 design elements 

required for each home. It is a menu they can pick from. 

 

Comment from the planner representing Allen Edwin is that they felt they could easily 

provide elements A, B, E and maybe F.  

 

Transparency was one of the 4 design elements that could be provided Schultz said that 

we reduce the requirement from 25% to 20% transparency. 
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Golder stated we are looking for other things we can add to the design element list that 

are doable. 

 

The HBA recommended 29 gauge metal but she is recommending 24 gauge. She stated 

we can do more research on this. 

 

Schultz stated while this will apply to new construction as your neighborhoods age this 

also helps form an enforcement perspective. 

 

Schulz stated we will double check on the materials on vinyl and the metal to make sure 

we have the right gauge and the right measures proposed. And reduce the transparency 

from 25% to 20%. 

 

Garages 

 

The commissioners discussed the proposed provisions for garages.  

 

Detached single family homes would have garages setback 35 feet from the back of 

sidewalk or line of the edge of ROW or private easement as determined by the Zoning 

Administrator. 

 

HBA stated if they have to move the garages back they need wider lots and that then 

raises the land price because they need more land.  

 

 

Jones stated if we have greater expectations the developers will continue to meet them 

but if we accept everything and say it is ok then the developer will continue to do that. 

She thinks what we are moving towards is raising expectations to say this community is 

evolving and we want to see our housing stock represented. The fact that we are diverse 

and that we have different expectations as to how builders will come into our community 

and build quality housing. Jones stated she doesn’t want to be a community of just starter 

homes. 

 

There was discussion regarding when a garage would be permitted to be forward of the 

house. Staff and Schultz will work on improving the language to make the standard clear. 

 

Shultz stated the big difference is trying to reduce the dominance of car in your 

neighborhoods. When you have a double or triple driveway that makes up half the yard in 

pavement and 2/3 of the front of the house is garage and they are parking over sidewalks 

and that is sending a message about what you value and what you don’t  

 

Poyner stated we don’t want our developers defining our neighborhoods. Jones stated she 

sees the conversations as being constructive to get developers input. She stated we just 

want to let them know this is where we are going but we are not asking for their 

permission. 
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Schultz stated she will work with staff to see if there is a different way to explain the 

house to garage ratio where the addition of images helps articulate that better. 

 

Schultz questioned if they want to change the proposed requirement that garages placed 

at least 20’ behind the face of the building would not be counted against the front 

percentage calculation. Holtrop stated 20 feet is excessive. The commissioners agreed on 

15% 

 

Multi family Building: 

 

Will be discussed at a future date 

 

J. New Business 

 

There was no New Business 

 

K. Other Business 

 

1. Commissioners’ Comments 

 

Kape reminded the commissioners of the election on August 2, 2022 and encouraged 

everyone to vote. 

 

2. Staff’s Comments 

 

Staff offered no additional comments. 

 

L. Adjournment  

 

Motion by Commissioner Holtrop, supported by Kape, to adjourn the meeting. 

 

- Motion Carried (5-0) – 

- Benoit and Pemberton absent - 

 

Meeting adjourned at 10:10pm 

 

 

     Respectfully submitted, 

 

     Ed Kape, Secretary 



 

 

APPROVED MINUTES OF THE REGULAR MEETING 

OF THE KENTWOOD PLANNING COMMISSION 

AUGUST 9, 2022, 7:00 P.M. 

COMMISSION CHAMBERS  

 

 

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

 

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

 

C. Roll Call:  

 

Members Present: Bill Benoit, Dan Holtrop, Sandra Jones (arriving 7:15), Ed Kape, Mike 

Pemberton, Ray Poyner, Darius Quinn  

Members Absent: None 

Others Present:  Community Development Director Terry Schweitzer, Economic 

Development Planner Lisa Golder, Senior Planner Joe Pung, the applicants, one resident, 

and Suzanne Schultz of Progressive AE. 

 

 

D. Approval of the Minutes and Findings of Fact 

 

Motion by Commissioner Kape, supported by Commissioner Pemberton to approve 

the minutes of July 26, 2022 and the Findings of Fact for Case #16-22 and #17-18 

Kum & Go:   

 

 

- Motion Carried (6-0) – 

 

 

E. Approval of the Agenda 

 

Motion by Commissioner Pemberton supported by Commissioner Quinn                               

to approve the agenda for the August 9, 2022 meeting.  

 

- Motion Carried (6-0) – 

 

 

 

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

 

There was no public comment 

 

G. Old Business 
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Case #18-22 Union at Silver Station-Major change to an Approved Site Plan, located at 

5844 Division Avenue SE 

 

Golder indicated that the Commission had tabled the approval of the Major Change for 

Union at Silver Station because the applicant had to complete a traffic analysis of the 

access to the site as well as for the left turn movement onto 60th Street, as businesses have 

reported that the center turn lane backs up all the way to the driveway access to the 

proposed apartments.  The Planning Department received the traffic analysis after the 

Planning Commission packet was distributed, so it was not included in the packet.  The 

City’s traffic engineering consultant was able to provide input today.  The traffic engineer 

said that the city should be cautious about adjusting the light for left turns onto 60th Street 

because the corridor is timed for traffic light progression.  She also indicated that the 

delay times for left turns out of the development were minimal with the addition of the 

apartments. The conclusion was that the traffic generated from the apartments will not 

impact the operations at 60th Street intersection and will not add noticeable queueing. 

 

The Commissioners discussed the traffic study and its conclusions. Commissioner Kape 

recused himself from discussion.  

 

Commissioner Holtrop is more concerned about the traffic situation given the neighbors’ 

concerns about traffic.  He asked about the level of service and what could be done to 

improve it.  Golder indicated that the city could look at whether the traffic light could be 

adjusted to reduce the stacking in the center turn lane, possibly creating more gaps for left 

turn movements out.  Holtrop said he had been out to the site and did not think the center 

turn lane onto 60th Street was the issue, but rather the left turns out of driveways. Golder 

said that the low level of service is due to the wait time to make a left turn out.  It is 

possible that if the driveway is designed to allow for a dedicated right turn out (as well as 

the dedicated left turn lane) wait times could be reduced.  Also, driveways could be made 

right-in, right-out only.  She said that she will be sending the traffic study to the Kent 

County Road Commission, as the County, Kentwood and Wyoming would need to 

collaborate on any change to the signal at 60th.  The recommendation includes a provision 

that the developer would be responsible for any measures required to improve ingress and 

egress. 

 

After additional discussion, 

Motion by Benoit, with support by Quinn to recommend approval to the Major 

Change to an Approved Site Plan for Union at Silver Station, as described in Case 

No. 18-22.  Approval is conditioned on Conditions 1-11 and based on points 1-10 as 

described in Golder memo dated July 21, 2022. 

 

--   Motion Carried (6-0) – 

      Kape abstaining 
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Public Hearing 

 

Case #19-22 Windy North -- Rezoning of 18 acres of land from R1-A Residential to 

R1-B Single Family Residential, located at 3463 52nd Street 

 

Pung stated that the request is to rezone 18 acres of land from R1-A Estate Residential to 

R1-B Single Family Residential.  This is the 18 acres of vacant land located just north of 

the Consumers Energy transmission lines and north of Windy West 1.  He stated that 

access to the property would come through the Windy West Development.  There is an 

ingress and egress easement to access the parcel. 

 

Pung reviewed his recommendation for approval of rezoning.   

 

Jones opened the public hearing. 

 

There was no public comment. 

 

Commissioner Pemberton said that the project was back before the Commission earlier 

than he expected.  He thought it would take longer to get permission to cross the 

Consumers Energy easement.  Applicant Chris Vander Hoff said that he had been able to 

work out the agreement with Consumers.  There were no other questions or concerns.   

 

Motion by Poyner, with support from Pemberton to recommend to the City 

Commission approval of the proposed rezoning of 17.89 acres of land from R1-A 

Estate Residential to R1-B Single Family Residential as described in Case No 19-22.  

Approval is based on points 1-7 as described in Pung memo dated July 29, 2022. 

 

-- Motion Carried (7-0) – 

 

 

H. Work Session 

 

Zoning Ordinance Amendments 

 

Suzanne Schulz of Progressive AE led the discussion about changes to the Zoning 

Ordinance related to housing.  She reviewed the discussion from the last Planning 

Commission meeting in which the Commissioners reviewed the housing goals, the 

proposed zoning amendments related to new single-family housing in the city, and the 

input obtained from the Grand Rapids Home Builders Association.  The Commission had 

good discussion regarding the application of the amendments to single family, but still 

need to have additional discussion regarding attached single family and multifamily units. 

 

The Planning Commission discussed reduction of the front transparency (windows) from 

20% to 15% of the front façade of the house.  She noted that the calculation of 
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transparency in a sampling of houses in the city shows that these houses currently 

average 12% transparency.   

 

The option of additional transparency would be added as one of the design elements that 

a builder could choose from the menu of design elements provided in the proposed 

ordinance.  

 

The proposed ordinance was amended to only require side windows when the side of the 

house faces a street.  

 

Schutz discussed proposed requirements regarding the quality of metal siding and vinyl 

siding.  A 29 gauge for metal siding was discussed and a .44mm (standard grade) versus a 

thicker .46 mm grade was discussed for vinyl.  The ordinance currently does not have 

requirements for thickness of siding.   

 

Commissioner Benoit said he had a concern that the zoning ordinance provisions were 

cutting into the building code requirements.  He said that we can’t change the building 

code through zoning.  After discussion, the Planning Commission directed staff to discuss 

the matter with the city attorney and make a recommendation as to what we can and can’t 

regulate through the zoning ordinance.  It was suggested that the higher materials 

standards could be used as one of the optional design standards.   

 

Garages: 

Schulz reviewed the proposed garage requirements.  The proposed language states that no 

garage can take up more than 50% of the façade.  A garage that takes up between 35%-

50% of the façade can extend 5 feet forward of the house.  A garage that takes up 33% or 

less of the façade can have a garage that is fully forward of the house.  A garage placed 

15’ behind the front of the house would not be counted as part of the façade.  The 

ordinance would also require a 35’ front setback in order to allow cars to be parked in a 

driveway without blocking access to sidewalk.  This is consistent with the goal of being a 

pedestrian-friendly community. 

 

Attached single family: 

The Commission discussed how the materials and parking standards would apply to 

attached single family as well as multifamily buildings.  Scu\ulz said that sometimes 

duplexes have a large amount of pavement in the front yard when the garages are both 

located in the center of the duplex building.  Examples of this can be found on 

Kalamazoo Avenue. Having the garage on either side of the duplex would allow for more 

green space in front of the living units.  She said that duplexes on corner lots can have the 

driveway off of the side street, reducing the impact of the parking areas and pavement.   

 

Overall, the proposed ordinance amendment regarding attached single family units 

(duplexes, etc.) would: 

 

• Eliminate contiguous pavement across driveways in front yard 
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• Establish a maximum driveway width per unit 

• Provide a minimum separation between driveways 

• Require different garage access for corner properties 

• Require building wall offsets and varying building materials to break up the mass 

of a single building 

• Require that vents and air conditioner units be integrated into the architecture of 

the building or screened. 

 

 

Multifamily units: 

There was discussion regarding parking for multifamily units.  The proposed ordinance 

would not permit long expanses of parking along a public street. Rather, the parking lots 

would be required to be perpendicular to the public street.  Parking areas that are visible 

from the street would be required to be screened.  There are also requirements for façade 

design, such as vertical visual breaks, and entrance orientation criteria. 

 

Commissioner Jones said that the landscaping requirements could be beefed up, and that 

the requirements must have a maintenance provision so that the landscaping is retained 

over time.  Benoit agreed that there would be provisions to make sure landscaping is 

replaced over time.  Schulz said that in a condominium this could be added to the 

condominium documents.  This would include site condominiums as well.  Benoit asked 

about the provisions for accessible units.  Schultz indicated that the goal was to increase 

the number of accessible units in the city.  The provision acts as an incentive to 

encourage accessible units.  Benoit said that he had a concern that Section 5 says that the 

dwelling unit has to meet the requirements and specifications of the Building Code, 

Plumbing Code, Electrical Code, etc.  He said the codes change names over time, and he 

wanted the city attorney to review these provisions. Schweitzer said that this language is 

from the current ordinance that addresses mobile homes placed on single family lots.  

There was discussion regarding the building codes surrounding mobile and manufactured 

homes and whether local building official approvals are required.   

 

 Residential Mixed Use PUD: 

The Residential Mixed Use (RMU) PUD was discussed.  Schulz said this would replace 

the current Mixed Use PUD regulations that are never utilized.  The RMU PUD relates 

back to the design goals developed by the City and Planning Commissions.  It would: 

 

• Encourage social interaction, walking, connectivity 

• Would have a discernable center 

• Have noticeable boundaries 

• Variety of housing 

• Open space and parks 

• Connected streets 

• Reduced building setbacks 

• Quality architecture 
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• Provide a sense of community 

 

Examples of developments were reviewed.  For the proposed ordinance, the density of 

the development would be determined by the Master Plan but there would be an 

opportunity for bonus density under certain circumstances.  There was discussion 

regarding street widths for the examples provided, as compared with Kentwood’s current 

street standards. Schulz said that traffic can be slowed only through good design; vertical 

elements and narrower road widths will slow drivers down.  Kentwood streets are wider 

than some of the examples that were given but the Kentwood streets do allow for on- 

street parking. 

 

There would be an allowance in the RMU PUD for limited commercial uses and live-

work units.  The types of residential uses allowed are consistent with the allowances in 

the Form Based Code. 

 

There was a discussion regarding lot width.  Schweitzer suggested that if there is going to 

be an allowance for 40’ wide single family residential units, that the garages are accessed 

by a rear alley.  This is consistent with the input the city has received from the Planning 

and City Commissions.  The Bagley Street development in East Grand Rapids was an 

example of a reasonable scale of development.  The Bagley Street development allows 12 

units on a half acre of land.  

 

There was discussion about the densities allowed by the Kentwood Master Plan.  The 

RMU PUD could be used on a very small parcel of land, or as an infill project.  

Pemberton suggested that it could be used in areas with existing parking lots with 

excessive pavement.   

 

There was discussion regarding next steps.  It was suggested that the City Commission 

have the opportunity to review the material ahead of a public hearing for the adoption of 

the new ordinances.  A tentative date of September 27, 2022 was suggested for the 

Planning Commission public hearing on the matter. 

 

I. New Business 

Motion by Holtrop, with support by Pemberton to set a public hearing date of 

September 13, 2022 for: 

 

Case # 20-22 Dykstra Auto – Special Land Use and Site Plan Review for a Vehicle 

Repair Establishment located at 4782 44th Street 

Case # 21-22 Tender Lawn Care, Special Land Use and Site Plan Review for a 

Contractor’s Storage Yard, located at 3838 East Paris Avenue SE; and  

Case #22-22 Jefferson East Preliminary Plat, located at 3281 Nature View Drive and 

3345 52nd Street. 

 

  -- Motion Carried (7-0) – 
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J. Other Business 

 

1. Master Plan Update: 

Golder reviewed the progress made on the goals and initiatives outlined in the Master 

Plan, including:  notation of the joint meetings with the City Commission and 

ongoing work on ordinance amendments, kick off meeting regarding a potential 

residential development along Division Avenue, ongoing crosswalk study, progress 

made with tree survey and potential recommendation for tree planting policy, 

decision regarding a road diet for 29th Street from the west city limits to Shaffer 

Avenue and on-going efforts by the city to improve energy efficiency. 

 

2. Commissioners’ Comments 

Benoit and others offered congratulations on the Parks and Recreation millage that 

was approved.  Kape indicated that the campaign was honest and transparent and they 

worked very hard to attend every event and go to every park to inform residents of the 

request. 

 

Holtrop said it will be important that the City Commission see the changes that have 

been made to the housing regulations.   

 

Poyner commented that the Park Millage was approved 2 to 1.  He also noted the 

success of the millage requests for veterans and seniors. 

 

Kape said that it will be a year before funds for the millage are available, and that 

now more input on park plans will be requested. 

 

Jones commented on the Consumers Energy tree trimming underway around her 

street and home.  She asked about the online code enforcement process. 

 

3. Staff’s Comments 

No comments offered. 

 

K. Adjournment  

 

Motion by Commissioner Benoit, supported by Quinn, to adjourn the meeting. 

 

- Motion Carried (7-0) – 

 

Meeting adjourned at 9:00 PM. 

 

 

     Respectfully submitted, 

 

      Ed Kape, Secretary 



 

 

APPROVED MINUTES OF THE REGULAR MEETING 

OF THE KENTWOOD PLANNING COMMISSION 

AUGUST 23, 2022, 7:00 P.M. 

COMMISSION CHAMBERS  

 

 

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

 

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

 

C. Roll Call: 

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

Pemberton, Darius Quinn 

Members Absent: None 

Others Present:  Community Development Director Terry Schweitzer, Senior Planner Joe 

Pung, and, the applicants  

 

D. Approval of the Minutes and Findings of Fact 

 

Motion by Commissioner Holtrop, supported by Commissioner Pemberton, to 

approve the Minutes of August 9, 2022 and the Findings of Fact for: Case#18-22 – 

Union @ Silver Station – Major Change to an Approved Site Plan Located at 5844 

Division Ave SE; Case#19-22 – Windy North – Rezone 18 acres of land from R1-A 

Estate Residential to R1-B Single Family Residential Located at 3463 52nd Street 

 

- Motion Carried (7-0) – 

E. Approval of the Agenda 

 

Motion by Commissioner Kape, supported by Commissioner Quinn, to approve the 

agenda for the August 23, 2022 meeting.  

 

- Motion Carried (7-0) – 

 

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

 

There was no public comment 

 

G. Old Business 

 

There was no Old Business 

 

H. Public Hearing 

 

There were no Public Hearings 

 

I. Work Session 
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Case#20-22 – Dykstra Auto – Special Land Use and Site Plan Review for a Major 

Vehicle Repair located at 4782 44th Street, southwest corner of 44th Street and Patterson 

Avenue;  

 

Pung stated the request is for special land use and site plan review for a major vehicle 

repair located within an industrial district. He stated the applicant is looking at utilizing 

an existing 20,000 square foot building at the southwest corner of 44th Street and 

Patterson Avenue. He stated the building is currently accessed by two drives; one off of 

44th Street and the other off of Patterson Avenue. He stated there is a third drive on the 

site which is located on the south portion (south of the drain) that provides access to 

several properties to the west. However, with the drain the drive does not provide any 

access to the existing site. 

 

Pung stated the overall site is about 3.77 acres in area. He stated as part of their overall 

development of the property, they are looking at splitting the property into two parcels. 

He stated the northern parcel would be about 1.78 aces and would contain the existing 

building and the proposed major vehicle repair. The second parcel to the south would be 

almost 2 acres and they have no development plans at this time. He stated the 

development of that site would be more difficult due to the easements and drains that are 

on the south side. He stated any development of that parcel will involve some limitations 

on what they can do with that site due to all of the easements.   

 

Pung stated as part of this project the applicant has indicated that they plan on enhancing 

the existing landscaping to bring it into conformance with the current ordinance 

requirements.  

 

Pung stated staff requested an updated project narrative. He stated they did provide some 

information covering hours of operation, expected number of employees and how the will 

use the site.  

 

Pung stated overall the use appears to meet all the general special land use requirements 

and also it meets the site design standards. He stated the only issue is that one of the 

requirements is you can’t have more than one drive per street for the site. Technically this 

site has 3 drives. He stated if that lot split is approved, there would technically only be 

two drives serving the site and the use. 

 

Pung stated they have shown a fenced area to the south they can use if any storage is 

required in the future. He stated if so, it would have to meet the screening requirements of 

the zoning ordinance, but otherwise they appear to meet all the general requirements and 

site design requirements.  

 

Ryan Betts, 623 Tuttle Avenue was present. He stated regarding the storage fenced area 

the owner is planning on making that a full screened in area by adding slats in the fences. 

He stated in the updated narrative the hours of operation will be 7:30-am-5:30pm, 
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Monday- Friday with 10 employees. He stated they are planning on doing the lot split and 

if this is approved that will take care of the drive issue. 

 

Pemberton questioned if the building is occupied now. Brian Dousma, 2149 Perry St 

stated it is occupied now with a smaller business in there, but the tenant is looking to 

downsize. Pemberton noted there will be quite a bit of work that needs to be done to the 

building. Dousma stated yes they have a facility right down the road and basically they 

will be moving things from there including car lifts etc. He stated they would adhere to 

all the regulations. Dousma stated there will be a lot of work, but Jim Dykstra, the owner 

wants to make it look really nice on the corner. 

 

Poyner noted one thing that has come up with repair facility businesses in the area is cars 

that are parked outside. He stated he notices they do have a statement from the applicant 

that there won’t be any cars for more than 72 hours and if there are, they would go into 

storage.  

 

Holtrop stated his only thought was what Poyner mentioned because this is a highly 

visible corner. He questioned how many spaces will be in the fenced in area. Dousma 

stated 18. Holtrop questioned how that is compared to what they are doing now and is it 

sufficient space. Dousma stated yes, and if need be, they can add on the adjacent 

property. Discussion ensued. Holtrop stated it says that storm sewer is sufficient but he 

questioned whether that also apply if the southern lot was developed. Pung stated the 

applicant would be working with our Engineering Department as to what they would 

have to do with the storm water management 

 

Quinn echoed the previous commissioners. He stated we want to make sure the entry and 

exit into our community is clean. Dousma stated Jim Dykstra realizes that a lot of people 

see this site and he wants to make it look really nice. Quinn stated we have their word 

that they are going to make this a nice site however, is there any enforcement we can put 

in place to make sure the standards are adhered to. Schweitzer stated yes in the conditions 

of approval. 

 

Jones stated she also had the same concerns, with this being an entry point into our 

community we want to make sure that it is nice. She stated she likes how they plan to 

improve the landscaping and that will be very helpful. 

 

Case #21-22 – Tender Lawn Care – Special Land Use and Site Plan Review for a 

Contractor’s Storage Yard located at 3838 East Paris Avenue SE;  

 

Pung stated the request is for special land use and site plan review for a contractors 

storage yard. Pung stated in 2020 the Planning Commission approved the special land use 

and the preliminary site plan for this use in Case#17-20. And then in 2021 the Planning 

Commission approved the final site plan under Case #5-21. Pung stated it has been over a 

year since those approvals therefore the approvals have since expired and the applicant is 

coming back to get special land use and final site plan approval again. He stated if there 
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were any issues, they were addressed as part of the conditions of approval for the other 

cases. Pung stated they aren’t proposing any changes to what was approved before. He 

stated he did receive an updated statement last Friday with regards to the updated 

operations statement.  

 

Jamin DeYoung, 1867 Middleground was present. 

 

The commissioners were ok with the request 

 

Case# 22-22 – Jefferson East – Preliminary Plat located at 3281 Nature View Drive and 

3345 52nd Street SE 

 

Pung stated the request is for preliminary plat and site plan review for a 40 lot residential 

subdivision. He stated the applicant is proposing 40 lots on 16 acres. He stated this 

property was conditionally rezoned to R1-D last year. He stated the only difference is 

there is an existing home on the site that is not going to be part of the plat, it is going to 

be on its own lot outside of the plat. He stated the proposed lot dimensions meet or 

exceed the minimum requirements of the conditional rezoning which were a minimum lot 

area of 7,000 square feet and a minimum lot width of 60 feet.  

 

Pung identified the only two issues.  

 

The zoning ordinance limits the width to depth ratio of 1 to 4. There are several lots 

within this development that are greater than the 1 to 4 ratio however, the Planning 

Commission can approve deviations to that due to topography. He stated extensive 

wetland and floodplains on this property are similar to what was approved with the 

Windy West project. Waivers were also granted for the width to depth ratio for Windy 

West. 

 

Pung stated as the existing home is going to be outside of the plat.  However, the 

sidewalk on its street frontage should be put in at the same time so there won’t be a 

missing gap.  

 

Chris VanderHoff was present. He stated there were ways to address the 1 to 4 ratio on 

the lots. He stated one would be to do a park or a common element. However when going 

through Windy West it was the City’s wish not to have common elements, they want the 

lots to be the responsibility of the homeowners. VanderHoff stated the house is a nice 

home they fixed it up and the lot line adjustment has already been submitted. They plan 

on selling the home and they will put in the sidewalk when they do develop as well as the 

sewer lateral. 

 

Pemberton stated it looks good he doesn’t have any issues. His only thought was how 

accurate some of the wetland gridlines are and if we have lots 20, 19 and 18 he is getting 

really close and it looks like a pretty steep grade. Pemberton stated he is concerned that 

he has enough room to get a house in there with a lot and backyard. He stated the rest 
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looks wide open he can go pretty much where he wants to but 20, 19 and 18 look tight. 

VanderHoff stated further down the line the construction design will have to have EGLE 

permits and EGLE will make sure they are doing things properly.  

 

Holtrop wanted clarification on the 60 foot lot width and is that the building envelope. 

Pung stated under the R1-D lot width can be 50 feet but as part of the conditional 

rezoning VanderHoff committed to 60 foot wide lots with a minimum lot area of 7,000 

square feet as opposed to in a R1-B you can have 50 foot wide width with 5,500 square 

feet.  Holtrop questioned the lots on the cul-de-sac of Nature View Court. Pung stated for 

an irregular lot that would have to measure the setback from the point at which the 

minimum lot width is achieved. VanderHoff added that R1-D zoning has a 5 foot setback 

and he has 7 foot setbacks. 

 

Quinn questioned what is going to happen to the existing house. Pung stated it is going to 

be split out as its own parcel, it will not be part of the plat. Quinn questioned if there are 

any plans to do anything additional on the parcel with the house. VanderHoff stated no, it 

is a beautiful home with a nice setting and a nice bridge and plaster creek is also in the 

backyard.  

 

Benoit questioned if we determined if the homeowners are going to be responsible for 

maintaining the detention. VanderHoff stated the detention pond with the plat becomes 

the property of Kentwood. Pung stated he will have to check on that but he thinks the 

basic maintenance will be the property owner. Benoit stated he would hate to see this be 

stuck with the 4 property owners to have to maintain. He stated he doesn’t have a 

problem putting it on the 4 property owners just as long as they know it. VanderHoff 

stated he will meet the ordinance. 

 

Pemberton stated if the City is going to take care of the detention pond they are going to 

need access. VanderHoff stated that will be addressed in the Engineering stage and there 

are things they can do. VanderHoff stated sometimes the drain commission gets involved 

as well.  

 

Holtrop questioned the vacant lot on the 52nd Street frontage can that be developed. 

VanderHoff stated they have it split into 2 parcels and there is a building permit 

application in on lots 3 and 2 in the works. VanderHoff stated he has a variance meeting 

on the middle parcel on September 19 on the lot setback to have changed to make the 

middle one work. 

 

 

 

J. New Business 

 

There was no new business 

 

K. Other Business 
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1. Airport Access Study 

 

Schweitzer gave an overview of Grand Valley Metro Council Grand Rapids Airport 

Access Study alternatives for additional roadway access   

 

2. Commissioners’ Comments 

 

Kape stated regarding the millage the Parks and Recreation is currently hiring a Project 

Manager/Project Engineer to oversee the whole development of the Master Plan because 

it’s just too big for the Director and or her current staff.  

 

Jones questioned if there has been any discussion with the Mayor regarding the 2 

Planning Commission vacancies. Schweitzer stated he recently spoke to the Mayor 

regarding the 2 vacancies on the Planning Commission and Zoning Board.  

 

3. Staff’s Comments 

 

Schweitzer questioned if the Master Plan Committee can meet either on September 13 or 

September 27 with a group that has already been to the LUZ Committee that is involved 

at the property located at 2180 – 44th Street. Please let him know if they are available. 

Commissioners chose September 27. 

 

Schweitzer stated regarding Abra they have come in and filed for a building permit at the 

NW corner of Shaffer and 29th Street. 

 

L. Adjournment  

 

Motion by Commissioner Benoit, supported by Commissioner Poyner, to adjourn 

the meeting. 

- Motion Carried (7-0) – 

 

Meeting adjourned at 8:03pm 

 

 

     Respectfully submitted, 

 

     Ed Kape, Secretary 



 

 

APPROVED MINUTES OF THE REGULAR MEETING 

OF THE KENTWOOD PLANNING COMMISSION 

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

COMMISSION CHAMBERS  

 

 

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

 

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

 

C. Roll Call: 

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

Pemberton 

Members Absent: Darius Quinn (with notification) 

Others Present: Community Development Director Terry Schweitzer, Senior Planner Joe 

Pung, Planning Assistant Monique Collier, the applicants and about 5 citizens 

 

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

 

- Motion Carried (6-0) – 

- Quinn absent - 

D. Approval of the Minutes and Findings of Fact 

 

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

the Minutes of August 23, 2022. 

- Motion Carried (6-0) – 

- Quinn absent - 

E. Approval of the Agenda 

 

Motion by Commissioner Benoit, supported by Commissioner Pemberton, to 

approve the agenda for the September 13, 2022 meeting.  

 

- Motion Carried (6-0) – 

- Quinn absent -  

 

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

 

There was no public comment.  

 

G. Old Business 

 

There was no Old Business 

 

H. Public Hearing 
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Case#20-22 – Dykstra Auto – Special Land Use and Site Plan Review for a Major 

Vehicle Repair located at 4782 44th Street, southwest corner of 44th Street and Patterson 

Avenue;  

 

Pung stated the request is for special land use and site plan review for a major vehicle 

repair located within an industrial district. He stated the applicant is looking at utilizing 

an existing 20,000 square foot building at the southwest corner of 44th Street and 

Patterson Avenue. 

 

Pung stated the overall site is about 3.77 acres in area. He stated as part of their overall 

development of the property, they are looking at splitting the property into two parcels. 

He stated the northern parcel would be about 1.78 aces and would contain the existing 

building and the proposed major vehicle repair. 

 

Pung stated currently there are 3 drives on the overall site. One drive is off of 44th Street 

and the other two on Patterson Avenue. He stated the drive on the site which is located on 

the south portion (south of the drain) provides access to several properties to the west. 

However, with the drain, that drive does not provide any access to the existing site. 

 

Pung stated the zoning ordinance, under the special land use site design criteria, states 

that they are limited to one driveway per street frontage. He stated technically this has 3 

drives but only 2 provide access to the site. He stated if the proposed lot split is approved, 

then there would only be 2 driveways on the lot for the use itself. He stated this would be 

consistent with the special land use site design criteria.  

 

Pung stated the use meets all the general special land use and other site design standards 

for a major vehicle repair. 

 

Pung stated he is recommending conditional approval of the special land use and site plan 

review as described in his memos dated September 7, 2022. 

 

Jones opened the public hearing. 

 

There was no public comment, 

 

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

 

- Motion Carried (6-0) – 

- Quinn absent – 

 

Kape had questions regarding the updated project narrative. Pung stated that is part of the 

special land use approval. There is a condition 2 that states Use to be operated consistent 

with the project narrative dated August 19, 2022 
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Pemberton stated this is a key entry into our City and a very busy corner. He stated he 

wants them to pay attention to conditions that states: No outdoor storage of vehicles, 

material, merchandise, equipment or other materials incidental to the operation shall 

occur until such time as an outdoor storage area meeting the requirements of the Zoning 

Ordinance is constructed. And no outdoor storage of automobiles, trucks, or trailers is 

permitted within the parking lot. 

 

Poyner echoed Pemberton. 

 

Holtrop concurred. He questioned if the paved 1,800 square feet for 10 new parking 

spaces be used for storage inside a fence permit. Pung stated their plan is to store vehicles 

within this area. That will count towards meeting the minimum requirements because 

they would be storing customer vehicles.  

 

Benoit and Jones echoed the other commissioners that want to make sure this corner 

represents our community well.  

 

Motion by, Holtrop, supported by Benoit, to grant conditional approval of the 

vehicle repair operation as described in Case 20-22.  Approval is conditioned upon 

conditions 1- 7 and basis points 1-6 as described in Pung’s memo dated September 

7, 2022. 

- Motion Carried (6-0) – 

- Quinn absent -  

 

Motion by Holtrop, supported by Benoit to grant conditional approval of the site 

plan July 29, 2022 as described in Case 20-22.  Approval is conditioned upon 

conditions 1- 7 and basis points 1-7 as described in Pung’s memo dated September 

7, 2022. 

- Motion Carried (6-0) – 

- Quinn absent -  

 

Case #21-22 – Tender Lawn Care – Special Land Use and Site Plan Review for a 

Contractor’s Storage Yard located at 3838 East Paris Avenue SE;  

 

Pung stated the request is for special land use and site plan review for a contractors 

storage yard. Pung stated in 2020 the Planning Commission approved the special land use 

and the preliminary site plan for this use in Case#17-20. And then in 2021 the Planning 

Commission approved the final site plan under Case #5-21. Pung stated it has been over a 

year since those approvals therefore the approvals have expired and the applicant is 

coming back to get special land use and final site plan approval again. He stated the 

request is consistent with what was approved in 2020 and 2021. There were no changes 

to the site plan. Pung stated he is recommending approval of the special land use and site 

plan review as described in his memos. 

 

Jones opened the public hearing. 
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There was no public comment. 

 

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

 

- Motion Carried (6-0) – 

- Quinn absent – 

 

The commissioners were ok with the request and had no further comments. 

 

Motion by Benoit, supported by Poyner, to grant conditional approval of the Special 

Land Use Contractor’s Yard as described in Case 21-22 Tender Lawn Care.  

Approval is conditioned upon conditions 1-6 and basis points 1 –5 as described in 

Pung’s memo dated September 1, 2022. 

- Motion Carried (6-0) – 

- Quinn absent - 

 

Motion by Holtrop, supported by Pemberton,  to grant conditional approval of the 

Site Plan dated August 01, 2022, as described in Case 21-22 Tender Lawn Care.  

Approval is conditioned upon conditions 1-9 and basis points 1 –4 as described in 

Pung’s memo dated September 1, 2022. 

- Motion Carried (6-0) – 

- Quinn absent -  

 

Case# 22-22 – Jefferson East – Preliminary Plat located at 3281 Nature View Drive and 

3345 52nd Street SE 

 

Pung stated the request is for preliminary plat and site plan review for a 40 lot residential 

subdivision. He stated the applicant is proposing 40 lots on 16 acres. He stated this 

property was conditionally rezoned to R1-D last year. He stated the only difference is 

there is an existing home on the site that is not going to be part of the plat, it is going to 

be on its own lot outside of the plat. He stated the proposed lot dimensions meet or 

exceed the minimum requirements of the conditional rezoning which were a minimum lot 

area of 7,000 square feet and a minimum lot width of 60 feet which exceeded the 

standard requirements in R1-D zoning district as a 50 foot wide lot with 5,500 square feet 

in area.  

 

Pung stated as noted at the work sessions lots 14-20 and lot number 40 exceed the lot to 

width ration of 1 to 4. The Planning Commission can approve deviations to that due to 

topography. He stated extensive wetlands and floodplains are on this property. 

 

Pung stated there were two letters submitted that had concerns with tree preservation and 

the status of the Consumers Energy easement. 

 

Pung stated there was also discussion on maintenance of the detention pond. Consistent 

with the recommendation for the Heyboer Farm there will be a 5th condition consistent to 
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what the city commission approved on a similar plan where the detention pond is located 

across several platted lots. Pung stated if someone goes through their title work they will 

know what kind of easements are on the property. But, if they contact the municipality 

they can find out what the restrictions are for buildings and fences or what the 

maintenance responsibility would be. Those are not listed in the easement restrictions 

themselves. 

 

Pung stated he is recommending tentative conditional approval of the preliminary plat 

and final site plan dated July 27, 2022 and adding condition 5 Staff to review and 

approve communication to ensure that the maintenance responsibility are communicated 

to owners of lots 15-18. 

 

Chris VanderHoff, 3045 Picford Dr Ada, MI was present representing the request. He 

stated regarding the tree preservation they have addressed this in the conditional zoning 

meetings about a year ago and they do intend on keeping as many trees as they can 

especially in the sensitive areas. He stated a lot of the trees will remain towards the back 

lot because of the topography. He stated problems may arise when they lose trees when 

they get into drainage working with the City, Drain Commission and EGLE. You lose 

trees when you have to lay pipe and drain things correctly and make those work. He 

stated they have no control over that as the developer.  

 

VanderHoff stated there is a Consumers power easement through the property. He stated 

they will work with Consumers power to eliminate the overhead transmission lines and 

the easement and then build that into the underground system which would service 2 

homes. 

 

VanderHoff noted condition 5.He stated it would be described as an easement, but they 

can also address this issue in the deed restrictions that those lot have to be kept free of 

debris and maintained. 

 

Jones opened the public hearing. 

 

Corrie Sommerdyke, 3459 52nd Street was present. He had questions regarding 

Consumers power and the cable easement. He stated he is the last person on the easement 

to the east. He wants to know how his house is going to be fed underground. He stated 

knows there is a storm sewer going in the development. He stated in good faith he hopes 

the old walnut trees can stay. VanderHoff stated it is up to the engineers.  

 

Brian Steinburg, 5114 Taylor Ridge was present. He stated he would really like to see if 

the east/west trail gets extended that somehow there is some kind of a corridor between 

the lots for a future connection for a future trail. 

 

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

 

- Motion Carried (6-0) – 



Approved Minutes 

Planning Commission 

September 13, 2022 

Page 6 

 

- Quinn absent -  

 

Kape questioned the letter submitted from the Eclove’s and wanted clarification on their 

concerns. Pung stated the parcel where the existing home was has a driveway out to 52nd 

street and the Ecloves driveway came back from 52nd Street. When Vanderhoff purchased 

the property he did a lot split on the front portion to create 3 lots and with a shared drive 

which would be the Ecloves west property line to service those 3 lots. Their home would 

back up to the plat. 

 

Pemberton stated he doesn’t have any issues with regard to questions regarding 

Consumers  Energy and cable the developer has to work out resolutions so people aren’t 

cut off. He stated they will get the answers they need before anything goes in there. 

Pemberton questioned if there has been any discussion about future trail in that area and 

connections to it. Schweitzer stated currently our non-motorized facilities plan adopted 

by the City Commission back in 2017 does look for a continuation of the east/west trail 

but it would be more likely to go north of the consumers power ROW rather than south. 

Schweitzer stated there is some contamination in the former landfill that prevents passage 

through there and the likely corridor will be north of the landfill which is going to be 

immediately south of the Justice Center. Discussion ensued. 

 

Poyner stated he doesn’t have any concerns and stated maybe there is an opportunity in 

the future for trail, we will see how that has to develop over time. 

 

Holtrop questioned if Consumers Energy were responsible for getting that back to their 

house. VanderHoff stated no they are not. Holtrop questioned the clearing process. 

VanderHoff stated the Civil Engineers set what the clear limits are; the ROW, sidewalks, 

detention pond area and drainage areas, drainage swales and pipe and catch basin has to 

be cleared for that and that is what Civil Engineers bid and approve. VanderHoff state 

then they determine the clear limits and then Civil Engineer stakes it out and the initial 

clearing of the plat takes place. Then the homes go in after that and then there is 

additional clearing for the building envelopes to the homes to make the homes work for 

drainage. Holtrop questioned whether clearing area can he leave nice mature maple trees. 

VanderHoff stated he can try. Discussion ensued.  

 

Benoit questioned if they will be selling the lots. VanderHoff stated they will be building 

on these lots themselves. Benoit stated he wants to make sure his sales team lets the 

buyers know that they have a little bit of maintenance. Benoit stated he wishes there was 

something big and bold in the deed restrictions letting the purchaser know that they are 

responsible for the maintenance of the pond.  

 

Jones stated she has faith that he will try to maintain the trees and that he can and that he 

will be sensitive to the needs of the existing property owners. 

 

Motion by Holtrop, supported by Pemberton, to recommend to the City 

Commission conditional tentative approval of the preliminary plat and final site 
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plan dated July 27, 2022, for Jefferson East as described in Case 22-22.  Approval is 

conditioned on conditions 1 – 4 adding condition 5 “Staff to review and approve 

communication to ensure that maintenance responsibilities are communicated to 

owners of lots 15 through 18” and basis points 1 –6.  

 

- Motion Carried (6-0) – 

- Quinn absent – 

I. Work Session 

 

Case#23-22 – Zoning Ordinance Amendments relating to: Residential PUD 

Developments: Sections 12.03 and 12.04 

  

Pung stated in 2021 the City amended sections 12.03 and 12.04 relating to the 

development RPUD. He stated when it went to municode they saw amend section 12.03 

they added in the new title and then everything behind that was removed. Staff has been 

in contact with municode and can possibly address getting this put back in on the 

administrative level and we may not need the public hearing. 

 

J. New Business 

 

Motion by Holtrop, supported by Pemberton, to set public hearing date of 

September 27, 2022 for: Case#23-22 – Zoning Ordinance Amendments relating to: 

Residential PUD Developments: Sections 12.03 and 12.04 

- Motion Carried (6-0) – 

- Quinn absent - 

K. Other Business 

 

1. Short Term Rental Discussion 

 

Schweitzer stated we have a couple of properties where there is a homeowner renting out 

portions of their house for short term stays. One of the other properties involves renting 

out two of the bedrooms for 2-3 nights or more.  He stated there is another property 

where the property owner has moved out and instead of selling the house they opened  

the entire house up for an Airbnb.  

 

Schweitzer stated the City doesn’t have a use allowance for short term rentals and the 

way the ordinance is structured if the use is not defined and not identified then it is 

prohibited. He stated the City has communicated that to both property owners. They have 

admitted to the Airbnb and one is going to the ZBA appealing the interpretation that he 

made on restricting the Airbnb’s. He stated on the other property they are continuing 

doing what they are doing. Schweitzer stated steps are being taken by the City 

Commission to amend our regulatory ordinance to specifically and clearly prohibit short 

term rentals within the community.  
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Schweitzer stated staff has checked with other communities as to how they handle short 

term rentals. The City of Grand Rapids treats it like a home occupation but it has to be 

accessory to the residential use of the property. They don’t allow the whole house to be 

rented. 

 

Plainfield Township and the City of Wyoming do make allow for short term rentals but it 

has to be a duration of more than 27 days. He stated staff has contacted several 

communities and what we have learned so far is that Lowell, Wyoming and Plainfield 

have come up with regulations that deal with it. Everybody else didn’t see it as a key 

issue. 

 

2. Commissioners’ Comments 

 

Holtrop stated he notices the City Commission hiring a lot of police and fire officers over 

the years. He questioned if they are rotating them through or always shorthanded. 

Schweitzer stated a lot of the police and fire department employees came on at the same 

time and a lot are retiring at about the same time. He stated this is not just Kentwood, it is 

happening all over the place. There is a lot of competition for new hires.  

 

Holtrop stated there was a LUZ meeting regarding a parcel on East Paris and Embassy 

Drive a vacant lot. They want to put an emergency service for your pet from a national 

company. They were wondering if we would be open to an animal hospital in a C4 office 

zone. We told them as a special land use we would be open to looking at it. 

Pemberton stated he will be absent the next 2 meetings.  

 

Kape stated the Vibe for the Parks and Recreation raised a record number dollars and 

doubled what they took in last year and still haven’t accounted for the sponsors yet.  

 

Jones questioned if the leaf dump will be in the same place this year, it looks like there 

have been some changes. Schweitzer stated he is not sure but will find out and get back to 

the commissioners.  

 

Jones asked again if we are close to getting 2 more planning commissioners. Schweitzer 

stated he spoke to the Mayor and that is high on his list. 

 

3. Staff’s Comments 

 

Schweitzer stated the City staff has been working on a 29th Street road diet from our west 

City limits to Shaffer Avenue going from 4 lanes to 3 lanes to a pedestrian crosswalk 

study. There were 15 crosswalk locations identified. The City staff involved in these 

projects include the Mayor, Engineering, Public Works, Police Fire and Planning. 

 

Schweitzer stated 2 weeks from now we won’t need to have a Planning Commission 

meeting. He stated he would still like to have the Master Plan Committee and LUZ 

committee meeting to meet at 6:30pm. 
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L. Adjournment  

 

Motion by Commissioner Benoit, supported by Commissioner Pemberton, to 

adjourn the meeting. 

- Motion Carried (6-0) – 

- Quinn absent -  

 

Meeting adjourned at 8:26pm 

 

 

     Respectfully submitted, 

 

     Ed Kape, Secretary 



 

 

APPROVED MINUTES OF THE REGULAR MEETING 

OF THE KENTWOOD PLANNING COMMISSION 

OCTOBER 11, 2022, 7:00 P.M. 

COMMISSION CHAMBERS  

 

 

A. Vice-Chair Holtrop called the meeting to order at 7:00 p.m. 

 

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

 

C. Roll Call: 

Members Present: Bill Benoit, Dan Holtrop, Ed Kape, Ray Poyner, Darius Quinn 

Members Absent: Mike Pemberton (with notification) and Sandra Jones 

Others Present: Community Development Director Terry Schweitzer, Economic 

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

Collier, and the applicants.  

 

Motion by Kape, supported by Poyner, to excuse Jones and Pemberton from the 

meeting. 

- Motion Carried (5-0) – 

- Pemberton and Jones absent - 

 

D. Approval of the Minutes and Findings of Fact 

 

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

the Minutes of September 13, 2022 and the Findings of Fact for:  Case#20-22 – 

Dykstra Auto – Special Land Use and Site Plan Review for a Major Vehicle Repair 

located at 4782 44th Street, southwest corner of 44th Street and Patterson Avenue; 

Case #21-22 – Tender Lawn Care – Special Land Use and Site Plan Review for a 

Contractor’s Storage Yard located at 3838 East Paris Avenue SE; Case# 22-22 – 

Jefferson East – Preliminary Plat located at 3281 Nature View Drive and 3345 52nd 

Street SE 

- Motion Carried (5-0) – 

- Pemberton and Jones absent -  

E. Approval of the Agenda 

 

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

the agenda for the October 11, 2022 meeting.  

 

- Motion Carried (5-0) – 

- Pemberton and Jones absent - 

 

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

 

There was no public comment. 
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G. Old Business 

 

There was no Old Business 

 

H. Public Hearing 

 

There were no Public Hearings 

 

I. Work Session 

 

Case #8-22 – Grand Mere Development - Rezone 4.5 acres of land from C3- Regional 

Commercial to C2 Community Commercial located at 3277, 3311, 3343 Woodland Dr. 

SE 

 

Pung stated the initial request was to rezone 4.5 acres of land from C3- Regional 

Commercial to C2 Community Commercial. He stated after the staff review meeting the 

applicant decided to go with a conditional rezoning based on a concern with some of the 

uses allowed in the C2 that currently are not allowed in a C3 zone. They thought a 

conditional rezoning would be best. Pung conferred with the City Attorney and learned in 

order to change the request it will have to be re-noticed as a conditional rezoning as 

opposed to a straight rezoning.  

 

Pung stated the applicant would still like to discuss what they are proposing for the 

property and what they want with the conditional rezoning request. 

 

Haji, 6050 Grand Mere Rd Stevensville MI was present. He stated he is the president and 

CEO of Drive and Shine Car Care Centers. He stated they do car washing, oil changes, 

interior cleaning and also provide indoor self-vacuuming. He stated their services will be 

performed inside building. The building they are proposing will be about 26,000 square 

feet in area.  He stated their building doesn’t look like a carwash, it looks more like an 

office building and proceeded to display pictures of other existing operations. Their glass 

building includes a heated indoor self-vacuum area. Every space that you get inside the 

building, you will get free unlimited microfiber towels and your own mat machine that 

they imported from Germany in every space that the car is parked. He stated they serve a 

wide variety of customers and their prices aren’t that expensive. He stated they also have 

3 bays where you can get an oil change and with that you get a free carwash. He stated 

everything they use is stainless steel. He stated there will be 3 options; you can self-

vacuum your car outside in the summer or you can self-vacuum in the inside or you can 

put the car on a moving beltway which is about 12 foot wide where in about 7 ½ minutes 

up to six employees vacuum and do all the interior cleaning. He stated one of these 

facilities cost them between 10-15 million dollars. He stated their access will be from the 

south to coincide with existing driveway serving Anna’s House Restaurant. 

 

Kape stated this sounds like a nice and high class project. Kape stated there appears to be 

a lot of glass on the building. Pung stated if we are looking at a conditional rezoning, the 
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project will come back to the Planning Commission for the special land use and site plan 

review. The first step will be the conditional rezoning of the property. 

 

Quinn questioned whether it would be more appropriate to amend the list of permitted or 

special land uses under C3 Regional Commercial district than rezoning the property. 

Pung stated under a straight C2 zoning there are a lot of uses that are allowed within the 

C2 that aren’t allowed within the C3 Regional Commercial such as gas stations etc., that 

we may not want to see within the Regional Commercial District.   

 

Poyner stated so instead of going to just a C2 which  might open up a lot of other special 

land uses we can make a modification to C3 to allow for a vehicle wash. Pung stated that 

would be one of the Planning Commissions choices. He pointed out they are now asking 

for the conditional rezoning to C-2 with the intent is to make the allowance for carwashes 

now only. There are a lot of things the applicant can offer as part of the conditional 

rezoning to make it more favorable and restrictive. If they end up not doing the project 

whoever comes in would still be tied to the same restrictions. Poyner questioned if they 

have any other sites like this. Turani stated they have 2 identical to what they are 

proposing in Kalamazoo, Michigan and Niles, Michigan. Poyner stated he likes the 

conditional rezoning and also sees advantages to modify the list of allowable uses in the 

C3 zoning. 

 

Benoit stated he likes the conditional rezoning approach since we can handle things a 

little better.  

 

Holtrop commented that the applicant mentioned carwash membership options and that 

the business won’t create any more traffic. Holdtrop stated his belief traffic would be his 

concern with that area especially starting mid-November. He stated that he isn’t sure 

what kind of noise the car wash will generate. He stated if the applicant plans a 

conditional rezoning limiting what can go there and beefing up the landscaping he felt 

would be great.  

 

Turani stated as far as the noise levels outside the carwash, as long as you use standard 

dryers (as they do), it is 65 decibels. He stated noise level from the street is 85 decibels. 

He stated they would put their dryers on the southern portion of the site because there is 

residential to the north. He stated they purposely keep the dryers away from residential in 

all their locations. He stated inside it is loud, but when you’re standing outside the noise 

level is low.  

 

Poyner questioned what the hours of operation will be. Turani stated they are open 7 days 

a week generally 7:30am and close at 8pm. He stated they dim their lights etc. and on 

Sunday they open an hour later and close an hour earlier.  

 

Holtrop questioned how the oil change facet of the operation is classified. Pung stated 

that would be a minor vehicle repair a permitted use in C2.  
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Case #23-22 – Blue Pearl Specialty and Emergency Pet Hospital – Zoning Ordinance 

Text Amendment – Related to Animal Hospitals in C4 Office Zoning District 

 

Schweitzer stated the request is for a zoning ordinance text change. He stated we are 

looking at the current list of what is allowed in C4 and considering whether or not to add 

another use animal hospital. He stated the applicants came to the LUZ committee to 

propose consideration this use on a C-4 site at East Paris and Embassy. He stated as a 

result of the conversation that took place at the LUZ committee it was considered more 

desirable to look at adding an animal hospital to the allowable uses in the C4 zone. He 

stated one of the conclusions out of the discussion was if it is going to be considered, it 

would be considered as a special land use. 

 

Schweitzer stated the Kentwood Master Plan is based upon land use categories. The 

Commercial and Office land use categories are described in the following manner:   

Commercial: primarily for commercial goods and services.  

Office: intended primarily for office and business use. 

 

Schweitzer stated animal hospitals are allowed by special land use in our commercial 

retail zone as well as our industrial zone. He stated it comes down to whether or not an 

animal hospital might be considered a service or a business use. 

 

Schweitzer stated we have checked with our neighboring communities to see how they 

address this. Wyoming makes allowance for it in their business district and view it as a 

permitted use. Cascade it is an allowable use in their industrial zone and it is also a 

special land use and some spacing requirements relative to residential uses and residential 

districts.  

 

Schweizer stated we have provisions for medical care in the C2 zone and it’s a special 

land use if its an emergency facility. He stated the way this is being proposed it may 

serve as an emergency use as well.  

 

Schweitzer stated the definition of an animal hospital is a place where animals or pets 

are given medical or surgical treatment and the boarding of animals is limited to short 

term care incidental to the hospital use. This term does not include a stable, kennel or a 

farm. He stated this definition is more friendly to residential uses and office uses that 

might be in the immediate vicinity. 

 

Schweitzer stated we have a couple of animal hospitals that are in the C4 zone now by 

virtue of use variances that were approved several years ago. The ZBA no longer has 

the authority to grant use variances. He stated it is either a rezoning or changing the 

allowable land uses within the C4 zone district. 

 

The site design standards for animal hospitals require that all principle use activities 

shall be conducted within a totally enclosed main building. He stated this is good if 

you’re in close proximity to residential and also if you are in an office setting expecting  
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it will be a quiet setting. He stated it was suggested that not only do we say that all 

principle uses activities be conducted within the building but expand that to say that all 

accessory uses as well so you are covering all the loopholes that come into play if you are 

near residential or in a largely office dominated area. 

 

Schweitzer stated if an animal hospital were to  be considered in a C4 zone as a special 

land use it would be desirable to add a  more specific requirement of no allowance for 

immediate adjacent to a residential district or use and/or require a minimum separation 

between the site of the animal hospital in a residential district or use.  He stated in this 

case it would be more appropriate to look at those allowable uses in the C4 zone rather 

than rezoning to C2. 

 

Doug Stalsonburg with Excel Engineering was present. He stated the specific site that 

this would apply to is at 2500 East Paris.  

 

Benoit suggested a conditional zoning be considered for this project instead of changing 

our ordinance. He stated we should avoid making a change to the allowable uses in all   

C-4 properties to accommodate this one site.  

 

Poyner stated he would echo Benoit’s perspective.  

 

Holtrop stated the project is a decent fit in that area. He stated he doesn’t see a strong 

enough case to do a change that applies to the whole City versus just that one property. 

 

Schweitzer stated we can sit down with the applicant and figure out which way they want 

to go. He stated we are also suggesting that there be additional site design standards to 

address some of the things they can put in a conditional rezoning. 

 

Case#24-22 – Kum & Go – Final Site Plan Review Located at 1570 52nd Street, 5215 

Kalamazoo Ave SE & 5249 Kalamazoo Ave SE 

 

Golder stated the City Commission approved the preliminary site plan and the applicant 

has now submitted the final site plan for Planning Commission review and approval. She 

stated there a few issues. There was a commitment to have landscaping in front of the 

dumpster; they need to add that back in. Also, the City Commission had a lot of concerns 

about the bus stop on Kalamazoo Avenue. She stated the City Commission suggested to 

move the bus stop a bit to the south. She stated there was previous discussion about 

moving the bus stop to the north side of 52nd Street. The Rapid agreed to allow them to 

move the bus stop south of the driveway. They will have it drawn up and have the Rapid 

approve it.  

 

She stated another issue is the proposed freestanding sign on site doesn’t meet our 

ordinance. She stated staff also wants to make sure that the sign lighting is going to be 

cast on this site and only this site because it is a lighted sign and 25 feet tall. She stated 
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we want to make sure that it doesn’t shine into the neighbors properties. She stated it 

does help that the light faces south and north rather than east or west. 

 

Quinn questioned the overall benefit in moving the bus stop further to the south and what 

are we gaining. Golder stated the problem is if you’re going west on 52nd  the only way to 

get into the Kum & Go is to make the direct left at the intersection. Since it is a dual left 

turn at  52nd  Street and Kalamazoo Avenue and the concern is if the bus is stopped the 

outside dual lane traffic may run into it and there will be a backup into the intersection. 

 

Poyner questioned at what time the sign lightning would be reduced. Jamie Atwell stated 

the sign lights will be off during off hours.  

 

Case#25-22 – Kum & Go – Special Land Use and Site Plan Review for a Vehicle Fuel 

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

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

5244 Eastern Ave SE) 

  

 Golder stated the request is for a 5,620 square foot C- Store on 1.63 acres.  

 

Golder stated traffic is a concern. This is a special land use permitted in the C2 zone. 

Golder stated there are two arterial roads, 5 lanes each at the intersection. Eastern Avenue 

is a 40 miles per hour speed limit.  

 

Golder stated we don’t have an ordinance on how far from an intersection a driveway 

should be, therefore we are using MDOT’s standards. She stated MDOT is saying 230 

feet but if the speed limit goes up to 40 miles per hour you are supposed to double it. 

Golder stated we have contracted with a traffic engineer to review this and make sure we 

are making good decisions, but we are evaluating whether to move the access drives.  

  

Golder stated the use meets our special land use for fuel stations. However, we still have 

the issue with selling merchandise outside and how much we want to be outside. 

 

Golder stated lighting is also an issue. She stated another issue is landscaping it all ended 

up on the south property line and she thinks some of it should be out front as well.  

 

Golder stated they have 2 underground detention basins, they need to combine them into 

one. 

 

Jamie Atwell was present. He stated once they get the comments from the engineer, they 

will weigh in on those.  

 

Benoit stated he will wait to see what the traffic study says. 

 

Poyner echoed Benoit.  Poyner questioned the proposed hours of operation. Jamie Atwell 

stated this one is proposed to be 24 hours.  
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Quinn questioned the difference between this site and the 52nd Street and Kalamazoo site. 

Golder stated hours of operation, size and configuration. 

 

J. New Business 

 

Motion by Benoit, supported by Poyner, to set a public hearing date of October 25, 

2022, for: Case #8-22 – Grand Mere Development - Rezone 4.5 acres of land from 

C3- Regional Commercial to C2 Community Commercial located at 3277, 3311, 

3343 Woodland Dr. SE;  Case #23-22 – Blue Pearl Specialty and Emergency Pet 

Hospital – Zoning Ordinance Text Amendment – Related to Animal Hospitals in C4 

Office Zoning District; Case#24-22 – Kum & Go – Final Site Plan Review Located 

at 1570 52nd Street, 5215 Kalamazoo Ave SE & 5249 Kalamazoo Ave SE; Case#25-

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

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

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

Street, 5244 Eastern Ave SE) 

- Motion Carried (5-0) – 

- Pemberton and Jones absent -  

K. Other Business 

 

1. Commissioners’ Comments 

 

Holtrop stated there was a Master Plan Committee meeting 2 weeks ago. The owner is 

requesting to change the Master Plan at the southeast corner of at 44th Street and 

Applewood from Office to High Density Residential. They own the building and feel 

office is not in high demand and would like to change it over to residential. The 

committee felt that it was a reasonable concept. 

 

2. Staff’s Comments 

 

Schweitzer stated the commissioners were given a summary of the October 6, 2022 City 

and Planning Commission joint meeting. He stated staff was given some assignments to 

gather additional information. 

 

L. Adjournment  

 

Motion by Commissioner Benoit, supported by Commissioner Quinn, to adjourn 

the meeting. 

- Motion Carried (5-0) – 

- Pemberton and Jones absent -  

 

Meeting adjourned at 8:27p.m. 

     Respectfully submitted, 

 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 

OF THE KENTWOOD PLANNING COMMISSION 

OCTOBER 25, 2022, 7:00 P.M. 

COMMISSION CHAMBERS  

 

 

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

 

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

 

C. Roll Call: 

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

Pemberton, Darius Quinn 

Members Absent: None 

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

Planning Assistant Monique Collier, the applicants and about 15 citizens. 

 

D. Approval of the Minutes and Findings of Fact 

 

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

the Minutes of October 11, 2022. 

- Motion Carried (7-0) – 

E. Approval of the Agenda 

 

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

the agenda for the October 25, 2022 meeting.  

 

- Motion Carried (7-0) – 

 

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

 

There was no public comment. 

 

G. Old Business 

 

There was no Old Business 

 

H. Public Hearing 

 

Case#24-22 – Kum & Go – Final Site Plan Review Located at 1570 52nd Street, 5215 

Kalamazoo Ave SE & 5249 Kalamazoo Ave SE 

 

Golder stated the City Commission approved the preliminary site plan and the applicant 

has now submitted the final site plan for Planning Commission review and approval.  
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She stated one of the concerns the City Commission had were left turns coming off of 

52nd Street and the bus stop. She stated we were looking to relocate the bus stop to the 

south of the proposed driveway. Since then, that has been done the Rapid has approved 

the new location.  

 

Golder stated we also asked the applicants to provide an easement and a concrete pad for 

the bench at the bus stop. The applicant has agreed to do those things. 

 

Golder stated she is recommending conditional approval to include the site plan dated 

October 18, 2022, which incorporates the bus stop and the landscaping in front of the 

dumpster as described in her memo dated August 25. 

 

Mike McPhearson with Atwell was present. He stated they will work with staff to make 

the necessary changes to the City’s satisfaction.  

 

Jones opened the public hearing. 

 

Brandon Frierson, 5236 Newcastle was present. He stated he is affected on all sides. The 

gas station will butt up to his backyard. His concern is a buffer and the pollution from the 

lighting. 

 

Stephanie Fongers was present. She stated she has been to all of the meetings and spoke 

to neighbor residents and none of them are happy about the request. She stated she has 

called/emailed commissioners and wants to know what they can do to stop this 

convenience store from happening because the neighbors are not happy. 

 

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

 

- Motion Carried (7-0) -   

 

Poyner asked staff to explain to the residents what kind of buffer Kum & Go will have. 

Golder stated there is a 40 foot buffer and a solid fence along all the sides of the lot and a 

row of trees. Staff has asked them to add a number of pine trees so they will grow and 

block out any potential light that would be on the site. Golder stated all of the lights are 

20 feet or less in height and all directed downward. They are also putting shields on the 

lights so that it doesn’t reflect back into the neighborhood.  She stated in addition, this 

was initially proposed as a 24/7 gas station. The hours of operation will now be 5am-

11pm. After these hours there won’t be light at all except for the security lights. 

 

Benoit stated the LED lights that they make now are predictable. He stated you will see 

the light but it will not be shining in your window. He stated if the residents don’t want 

something built in any location they have the option to buy it. This parcel was up for sale 

to buy.  
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Holtrop stated this is an allowable use and the commissioners are there to make sure it is 

a good project for that site. 

 

Pemberton stated Commissioner Benoit is correct; the only way to stop a project of any 

nature would be to own it and then you can decide how you want to deal with it. He 

stated as far as lighting, even if there was an office building going up, it is going to be 

light around it. He stated we have worked hard with Kum & Go with the lighting. If there 

is an issue he suggested to the residents to please come forward, things can be adjusted 

and changed. 

 

Quinn questioned if the monument sign is still an issue. Golder stated staff will handle 

that at an administrative level. It is going to face north and south. 

 

Motion by Benoit, supported by Pemberton, to grant conditional approval of the 

Final Site Plan dated October 18, 2022 for Kum and Go as described in Case No. 24-

22.  Approval is conditioned on Conditions 1 – 4 and basis points 1 – 3 as described 

in Golder’s memo dated October 25, 2022. 

 

- Motion Carried (7-0) - 

 

Case#25-22 – Kum & Go – Special Land Use and Site Plan Review for a Vehicle Fuel 

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

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

5244 Eastern Ave SE) 

 

Golder stated she is recommend tabling action until November 9, 2022 due to traffic, 

location of driveways and lighting. 

 

Mike McPhearson with Atwell was present. He stated they will address the location of 

drives and lighting and get that addressed to comply with what the City is looking for. He 

stated regarding the traffic, they would like to reduce the driveways to ¾ access. As 

mentioned, the 52nd driveway would be right out only but allow right in and left in. He 

stated there is a center turn lane on 52nd Street and their thought with the driveway 

location is that you have Eastern and the private drive that lines up with Southglow. He 

stated they split the difference with the driveway knowing that there is stacking for the 

left-hand turn lane at Eastern Avenue and 52nd Street. He stated he realizes there is 

concern about accidents. They will look at the concerns and have further discussion to 

come to an agreement.  

 

Jones opened the public hearing. 

 

Mary Bueche, 5149 Southglow Ct. was present. She stated the current Speedway causes 

problems already with lighting, noise, traffic and its open 24/7. She stated within the 

definition of a special land use, it states that it should be harmonious and appropriate with 

the existing character of the general facility. She stated it also states that the use should 
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not cause excessive traffic, noise or fumes detrimental to the surrounding neighbors. She 

stated it is not compatible with the Master Plan that already exists. She was concerned 

about accidents and traffic.  

 

Bob Terrell, 5162 Southglow was present. He stated he has probably seen 100 accidents 

on 52nd Street and Eastern there have been as many as 3 accidents within 1 ½ hours. He 

stated his biggest concern would be the traffic. 

 

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

 

- Motion Carried (7-0) – 

 

Quinn stated he is interested in waiting to see what the traffic study shows. 

 

Pemberton stated he agrees with wanting to see the traffic report. He stated these types of 

businesses don’t generate more traffic they rely primarily on what is driving by.  

 

Kape agrees he wants to see the traffic report. 

 

Holtrop questioned if they had plans to lower the speed limit or put in Michigan U-turns. 

Golder stated she doesn’t think there is. He questioned if the entrance was needed on 52nd 

street or can they funnel everything through the private drive and Eastern entrance. 

McPheason stated that they have thought about that but the entrance directly off of 52nd 

Street is critical to the operation of the store. McPhearson stated they think they have it 

placed in the optimal location. If it comes back after some additional studies that maybe a 

different location along 52nd makes more sense, they are open to that. They have also 

been thinking about restricting some of the movements to help with those potential 

conflicts that would exist during the peak hour.  

 

Benoit stated there was mention that this was not in compliance with the Master Plan. 

Golder stated this is in compliance with the Master Plan. The Master Plan recommends 

commercial use and this is a commercial use. Benoit stated that to try to compare the 

lighting that they see at the Speedway at 52nd Street and Eastern with the proposed Kum 

& Go doesn’t work; Speedway is old. The lighting with Kum and Go will have LED 

lights and the lighting we can control. If it doesn’t let staff know. He stated he is going to 

rely on the traffic study. 

 

Poyner stated this is an allowable use in a commercial zone. He stated this is a busy 

intersection and he would like to see the traffic study. He agreed with Holtrop, is it 

possible to not have an entry off of 52nd Street in front of the property, but utilize the 

drive that is there. 

 

Jones stated she is interested in seeing what the traffic experts will say. She stated she 

lives in the neighborhood and has seen people turn left out of KFC , the Liquor store on 
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Eastern as well as on 52nd Street. She stated there are gaps you can turn out, but you just 

have to wait sometimes. 

 

 Motion by Holtrop, supported by Benoit to table to November 9. 

 

- Motion Carried (7-0) – 

I. Work Session 

 

Case #8-22 – Grand Mere Development – Conditional Rezoning from C3- Regional 

Commercial to C2 Community Commercial located at 3277, 3311, 3343 Woodland Dr. 

SE 

 

Pung stated the applicant is requesting a conditional rezoning of  4.5 acres of land from 

C3- Regional Commercial to C2 Community Commercial. He stated because of the 

comments from both staff and the planning commissioners regarding the wide range of 

uses that are allowed within the C2 zone they have modified their request from a straight 

rezoning to a conditional rezoning. He stated they have submitted what they are offering 

as conditions and the uses would be limited to: the carwash, interior/exterior vacuums 

detailing and oil/lube facility. Those would be the only uses that would be allowed out of 

the whole range of what is allowed within a C2 zone as part of their conditional rezoning 

request. He stated the uses would conform with the City of Kentwood’s zoning ordinance 

requirements for the carwash and the oil/lube. He stated also all carwash and oil/lube 

operations will be performed within the building. 

 

Pung stated during the discussion at the last meeting the applicant indicated that the oil 

change lube and fluid change facility will be operated in conjunction with the carwash 

facility within the same building. He stated within the C2 zoning district, minor vehicle 

change is a permitted use, an oil change falls under that. He stated if their intent is that 

they would not have a freestanding vehicle repair without the carwash. This has to be 

clarified. Pung stated if the zoning was approved conditionally and they ended up not 

going there, we don’t want an oil change facility to buy the property and say this is a 

permitted use. He stated the oil/lube has to be done in conjunction with the carwash. You 

can’t do one without the other. Staff wants them to put this in writing and clarify so 

everyone is clear that if this is approved, and if there is going to be a minor vehicle repair, 

it has to be a part of a carwash facility not a stand alone vehicle repair operation.  

 

Adrew Osal with AR Engineering, 5725 Venture Park Drive Kalamazoo, MI and Haji 

Tarani with Drive and Shine were present. Osal stated this will be a state of the art 

carwash. He stated it will be a carwash and in the middle is an interior belt where your 

car will drive onto a belt going about 2 miles per hour and a team details your car while 

you are waiting. Then the next bay over is an interior vacuum where you can pull your 

car in and vacuum it out yourself and then on the exterior you have outdoor vacuums to 

vacuum outside and then the oil and lube facility.   
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Poyner stated he is in favor of what is being proposed with the conditional rezoning. He 

likes the idea of tying the oil change to the carwash just in case the car wash falls 

through. 

 

Holtrop questioned if they will see the site plan. Pung stated a carwash is a special land 

use within a C2 zoning district therefore they will have to come back for special land use 

and site plan review for the carwash. This is just the rezoning.  

 

Pemberton stated this is a unique piece of property and he likes what they are doing and 

anxious to see the project. 

 

Case #23-22 – Blue Pearl Specialty and Emergency Pet Hospital – Conditional Rezoning 

C4 Office to C2 Community Commercial located at 2500 East Paris Avenue SE 

 

Golder stated the request is for a conditional rezoning C4 to C2 to allow for an animal 

hospital. The applicant has stipulations that the uses would be limited to: animal hospital 

subject to special land use and site plan review, and C2 uses that are permitted or special 

land use in the C4 district. She stated it would have to be 150 feet from a residential 

district or use and all the principle and accessory uses are located within the building.  

 

Doug Stalsonburg, with Exxel Engineering was present. He stated they are requesting the 

conditional rezoning for southern 3 ¼ acres where the animal hospital would be located 

and then there would be an additional use to the north of that. He stated the northerly part 

of the property will remain as C4. The south part if the conditional rezoning were 

approved would be C2.  

 

Stalsonburg stated after they amended their initial submittal he did some further research 

in the zoning ordinance and found that the only difference between the C2 and C4 is an 

increased front yard setback. He stated in the C4 it is 30 feet and C2 is 35 feet.  He stated 

they are going to end up with a situation where they can have a 30 and 35 foot setback. 

He stated  he was hoping there is a way to make the frontyard setback consistent across 

the East Paris frontage at 30 feet. He was wondering if the commissioners can make it a 

4th condition. The Commissioners said stated he would have to go to the Zoning Board of 

Appeals.  

 

Stalosnburg displayed plans of what the applicant wants. He stated they want a drop off 

area at the front door, therefore something will have to change in the layout. He stated 

before they changed the request it was 30 feet and they were within 10-12 feet of the 

property line where the parking is. He stated it is going to be tight if he has to give up 5 

feet. 

 

Pemberton suggested giving up one of the parking rows because it looks like a lot of 

parking. Stalsonburg stated the applicant is telling them what they need for parking. They 

are a national organization and they know what they are doing and what they need. They 

have 6 spaces per thousand square feet.  
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Pemberton noted that they are going for their rezone to get it to C2 conditional rezone 

and then they will have to get a variance to get a 30 foot setback and then come back to 

the planning commission with a plan. Pemberton stated if they have to lose 6 spaces 

hopefully that won’t be a deal breaker. 

 

J. New Business 

 

Motion by Holtrop, supported by Quinn, to set a public hearing date of November 9, 

2022, for:  Case #8-22 – Grand Mere Development – Conditional Rezoning from C3- 

Regional Commercial to C2 Community Commercial located at 3277, 3311, 3343 

Woodland Dr. SE; Case #23-22 – Blue Pearl Specialty and Emergency Pet Hospital 

– Conditional Rezoning C4 Office to C2 Community Commercial located at 2500 

East Paris Avenue SE 

 

- Motion Carried (7-0) – 

K. Other Business 

 

1. Request to place dumpster in the Front Yard 4100- 28th Street 

 

Pung stated the applicant would like to locate a dumpster enclosure within the front yard 

which would be 28th Street. They are wishing to locate the dumpster north of the 

building. They would take up a couple of the parking spaces in order to locate the 

dumpster there. 

 

 Pung stated the zoning ordinance requires dumpsters be located in the rear yard or a non-

required side yard. Their original intent was to locate the dumpster in the side yard. He 

stated what happened is there is a watermain which was also placed within an easement 

and the City of Grand Rapids said you can’t put anything with any type of footings within 

there. The City of Grand Rapids would allow something on a slab, but anything that 

requires any post or footings they are not going to allow within that easement.  

 

Pung stated based on the response from the City of Grand Rapids the applicant is 

requesting approval from the Planning Commission to locate the dumpster in the front 

yard. Pung stated under the section in the zoning ordinance that deals with dumpsters and 

refuse containers; there is the allowance for the Planning Commission to approve 

dumpster locations other than a rear yard of non-required side yard. 

 

Pung stated they have gone to the Zoning Board and got approval for the truck dock now 

they need the Planning Commission approval for the compactor to be located in the front 

yard. Pung stated if it is going to be approved, it must conditioned on the landscaping 

installation and maintenance of the landscaping consistent with the site plan.  
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Pemberton stated he has been out to the site and that part of the parking lot that goes 

along the building sits a number of feet below 28th Street and there are a lot of trees. He 

stated you can barely see 28th Street and he thinks they can screen it really well.  

 

Holtop suggested some arborvitaes that will last year round 

 

Pung stated the commissioners can also add to condition landscaping consistent with the 

landscaped site plan with emphasis on evergreen type vegetation. 

 

Motion by Benoit, supported by Poyner to allow the placement of the dumpster on 

the north side of the building. Landscaping installation and maintenance of the 

landscaping will be consistent with the site plan with emphasis on landscaping that 

is evergreen type vegetation. 

- Motion Carried (7-0) - 

 

2. Commissioners’ Comments 

 

Kape stated Behrens Auto Body has had some busted up cars on the other side of the 

fence. One has been there about 2-3 weeks and another one showed up over the weekend. 

They are not putting them behind the gated fence. 

 

Holtrop noted the Bretwood Mall looks like they are doing some improvements it looks 

nice. 

 

Jones questioned if we will be getting any new commissioners. Golder stated 2 more 

commissioners will be appointed at the City Commission next meeting. 

 

3. Staff’s Comments 

 

 

Golder stated our next Planning Commission meeting will be on a Wednesday November 

9th. 

 

 

L. Adjournment  

 

Motion by Commissioner Benoit,  supported by Commissioner Poyner,  to adjourn 

the meeting. 

- Motion Carried (7-0) – 

 

Meeting adjourned at 8:35pm 

 

     Respectfully submitted, 

 

      Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 

OF THE KENTWOOD PLANNING COMMISSION 

WEDNESDAY, NOVEMBER 9, 2022, 7:00 P.M. 

COMMISSION CHAMBERS  

 

 

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

 

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

 

C. Roll Call: 

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

Pemberton, Sarah Weir and Doug VanderMeer 

Members Absent: 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 1 resident. 

 

Motion by Pemberton, supported by Poyner, to excuse Quinn from the meeting. 

 

- Motion Carried (8-0) – 

- Quinn absent - 

D. Approval of the Minutes and Findings of Fact 

 

Motion by Commissioner Pemberton, supported by Commissioner Holtrop, to 

approve the Minutes of October 25, 2022 and the Findings of Fact for:  Case#24-22 

– Kum & Go – Final Site Plan Review Located at 1570 52nd Street, 5215 Kalamazoo 

Ave SE & 5249 Kalamazoo Ave Se 

- Motion Carried (8-0) – 

- Quinn absent - 

E. Approval of the Agenda 

 

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

the agenda for the November 9, 2022 meeting.  

 

- Motion Carried (8-0) – 

- Quinn absent - 

 

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

 

There was no public comment.  

 

G. Old Business 

 

None 
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H. Public Hearing 

 

Case #8-22 – Grand Mere Development – Conditional Rezoning from C3- Regional 

Commercial to C2 Community Commercial located at 3277, 3311, 3343 Woodland Dr. 

SE 

 

Pung stated the applicant is requesting a conditional rezoning of 4.5 acres of land, (3 

parcels), from C3- Regional Commercial to C2 Community Commercial. He stated 

because of the comments from both staff and the planning commissioners regarding the 

wide range of uses that are allowed within the C2 zone; the applicant amended their 

initial request from a straight rezoning to a conditional rezoning.  

 

Pung stated the conditions the applicant is offering are limiting the use to a carwash with 

interior vacuums, detailing and oil lube facility. He stated what they have described 

would be the only uses that would be allowed under the conditional rezoning. He stated 

all carwash oil and lube operations would be performed within the building. There would 

be no outside washing of any vehicles. He stated the oil change and lube facility will only 

be in conjunction with the carwash facility. Pung stated the applicant provided an updated 

letter clarifying that if there is no carwash, you could not have an oil change or lube 

facility it has to be in conjunction with the carwash. 

 

Pung stated if the rezoning is approved by the City a carwash is a special land use within 

the C2 community commercial district. Therefore, they would have to come back to the 

Planning Commission for the special land use and site plan review. Pung stated as part of 

the special land use and site plan we will be looking for a traffic analysis with regard to 

the use and how it would impact the mall circulation.  

 

Pung stated he is recommending to the City Commission conditional approval of the 

request to conditionally rezone the property from C3 to C2 Community Commercial 

modifying the condition 1 to read: As offered by the applicant in the letter October 13, 

2022 and email received November 2, 2022 and the letter dated November 3, 2022 as 

described in his memo dated 11/3/22. 

 

Haji Turani, President of Drive and Shine Carwash, 6050 Grand Mere Rd Stevensville, 

MI was present. He displayed photos of one of their existing locations and how the traffic 

will flow clockwise through the site. 

 

Andrew, Engineer with AR Engineering was also present 

 

Jones opened the public hearing. 

 

There was no public comment. 

 

Motion by Benoit, supported by Holtrop, to close the public hearing. 
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- Motion Carried (8-0) – 

- Quinn absent -  

 

The commissioners were ok with the conditional rezoning.  

 

Motion by Poyner supported by Holtrop, to recommend to the City Commission as 

offered by the applicant in the letter October 13, 2022 and email received November 2, 

2022 and the letter dated November 3, 2022 conditional approval of the request to 

conditionally rezone 4.54 acres from C3 Regional Commercial to C2 Community 

Commercial as described in Case#8-22.  Approval is conditioned upon conditions 1-2 

and basis points 1-8 as described in Pung’s memo dates November 3, 2022. 

- Motion Carried (8-0) – 

- Quinn absent - 

 

Case #23-22 – Blue Pearl Specialty and Emergency Pet Hospital – Conditional Rezoning 

from C4 Office to C2 Community Commercial located at 2500 East Paris Avenue SE 

 

Schweitzer stated the request initially came as a change to the Zoning Ordinance Text. 

He stated the focus is to establish an opportunity for an animal hospital to be placed on a 

piece of property.  

 

Schweitzer stated during the October 11, 2022, Planning Commission work session on 

the proposed zoning ordinance text amendment to add animal hospital as a special land 

use in the C-4 zone district, several commissioners indicated that they thought a 

conditional rezoning would be a more appropriate method of making allowance for an 

animal hospital at 2500 East Paris Avenue.  The developer took this discussion under 

consideration and opted to seek the conditional rezoning from C-4 to C-2 under the 

following conditions: 

 1. Uses shall be limited to animal hospital subject to Special Land Use and Site Plan 

approval and those C-2 uses subject to the review as otherwise allowed as permitted or 

special land uses in the C-4 Office Zone district. 

 2. An animal hospital must be separated by a minimum of 150 feet from a residential 

district or use.  

3. All principal and accessory animal hospital use activities shall be conducted within a 

totally enclosed building. 

 

Schweitzer stated as a conditional rezoning the applicant can self-impose restrictions. He 

stated in this case, the applicant did not want to go the full range of all the uses that are 

allowed in a commercial retail zone. They wanted to focus in on the animal hospital.  

 

Schweitzer stated at the work session there was question about whether relief would be 

given on the property as it exist right now in terms of the building setback. He stated in 

this case it is a corner lot, they are showing 35 foot setback on Embassy Drive frontage 

and a 30 foot setback along East Paris Avenue. He stated looking at their site layout we 

give the applicant a choice of which one they want to choose to be their front yard. If 
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they choose along Embassy Drive; they have the required 35 foot setback that is required 

in C2 and they also have the required 30 foot setback if the north lot line is the rear yard 

on the property. 

 

He stated he is recommending to the City Commission conditional approval. He stated 

the conditions relate to the applicant’s letter dated October 17 where they detail the 

restrictions they are voluntarily offering. 

 

Craig Baker with First Companies was present representing the request. He offered no 

additional comment. 

 

Jones opened the public hearing.  

 

There was no public hearing 

 

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

 

- Motion Carried (8-0) – 

- Quinn absent – 

 

Holtrop questioned the required side yard setback along East Paris Avenue if south and 

north are front and back. Schweitzer stated on a corner lot the minimum street sideyard 

building setback is 30 feet. 

 

The commissioners were ok with the conditional rezoning. 

 

Benoit questioned if we have ever had a conditional rezoning that keeps all the special 

land use options for the current zoning district. Schweitzer stated most of them have self-

restricted. Benoit stated he wouldn’t call this a use variance however we are saying you 

can do everything that is in the current zoning but now we are going to allow you to do 

this too. Schweitzer stated the C2 and C4zone districts have a lot of commonality.  

 

Motion by Holtrop, supported by Poyner, to recommend to the City Commission 

approval of the request to conditionally rezone 3.26 acres of property at 2500 East 

Paris Avenue, SE from C-4 Office to C-2 Community Commercial as described in 

Case # 23-22.  Approval is conditioned upon conditions 1-3 and basis points 1-6 as 

described in Schweitzer memo dated November 1, 2022. 

 

- Motion Carried (8-0 ) – 

- Quinn absent - 

 

Case#25-22 – Kum & Go – Special Land Use and Site Plan Review for a Vehicle Fuel 

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

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

5244 Eastern Ave SE) 
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Golder stated the applicant has requested tabling due to the traffic issues. She stated we 

have our Traffic Engineer looking at what the applicant wants to do allowing left turns in 

at 52nd Street driveway and left turns out at the Eastern Avenue driveway. She questioned 

if the stacking on Eastern Avenue stack back so far during the peak hour that you can’t 

make left turns out of the driveway or is it dangerous to do that or can you not see 

oncoming traffic. She stated the applicant has left turns going in the proposed 52nd Street 

driveway, but she questioned whether the turns would conflict with left turns going into 

the Family Dollar. These are questions the traffic engineer need to address. 

 

Poyner stated the traffic study should also show that you can make a left out of the 

Speedway from the other side.  

 

Pemberton questioned with regard to traffic lights and the timing adjustments could be 

made for left hand turn arrows and traffic lights to allow more time for traffic to clear 

through the intersections. Schweitzer stated the City of Grand Rapids oversees the 

system. If we are seeking this perspective we may be able to take it to the City of Grand 

Rapids to see what the impacts will be. He stated in this case, if we allow for more left 

turn time we can potentially have a greater tendency for back up for the through 

movements through the intersection. Schweitzer stated everything has to work together.  

Golder stated that this analysis should be provided by the developer. 

 

Jones opened the public hearing. 

 

A resident on Southglow stated she was mostly concerned about the traffic. She is 

concerned about people in wheelchairs and walkers making it across the street in time. 

 

Kape stated there is a bus stop on the corner and questioned if the Traffic Engineer is 

taking that into consideration when you stack the bus with cars waiting and people 

getting dropped off. Golder stated a lot of that comes from the school and a lot of that 

doesn’t hit during the peak in the evening. She pointed out when they did the initial 

traffic analysis it was in the summer. Golder stated she asked them to look at that. The 

applicant said that it wouldn’t impact the evening, maybe the morning. They will come 

up with a report and/or traffic engineer will review it, but she believes they are looking at 

left out on both. 

 

VanderMeer stated he wants to make sure the traffic study takes into consideration the 

number of accidents at the intersection. Golder stated from what the Traffic Engineers 

said, it shows adequate gaps where those left turns could be allowed. But, she didn’t have 

enough information on accidents and what kind of accidents they were. 

 

I. Work Session 

 

Case#26-22 – Zoning Ordinance Text Amendments Relating to Short Term Rentals   
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Schweitzer stated there has been there has been conversation at the City Commission 

level about short term rentals. He gave the commissioners a timeline in terms of what has 

taken place.  

 

Schweitzer stated In April 2022, planning staff received an inquiry regarding the legality 

of operating a short-term rental, such as an Airbnb, within the city. In response to the 

inquiry, the Zoning Administrator issued an interpretation stating that short-term rentals 

are not permitted. The basis of this interpretation was twofold.  On one hand, the city of 

Kentwood zoning regulations does not define the term short term rentals.  In the absence 

of such a use provision, Section 1.07.E of the Zoning Ordinance states, "Uses which are 

not expressly listed in a particular zone district to be permitted or allowed subject to 

special land use review are prohibited."  In addition, under the city’s definition of family 

a homeowner can "rent out" a room to not more than one additional unrelated person 

provided they and their "renter" live as a single, domestic housekeeping unit for more 

than a limited or temporary duration.  The additional unrelated person is afforded free 

access throughout the home, sharing in the cooking, eating, laundry and living areas.    

The term "limited or temporary duration" is not called out in the Zoning Ordinance.  

However, it was the interpretation of the Zoning Administrator that a residential lease of 

less than six months should be deemed to be of a limited or temporary duration. 

 

Following the determination of the Zoning Administrator that short-term rentals are not 

authorized uses in a residential district, the City received a formal complaint concerning a 

homeowner renting out up to two (2) rooms within the single-family detached home. 

 

A notice of violation letter was sent to the homeowner on April 29, 2022, and a second 

violation letter was sent on May 11, 2022.   Following the issuance of the May 11, 2022, 

letter, staff met with the applicant to discuss City regulations as they pertain to the 

operation of short-term rentals. The homeowner verified that she was renting out rooms 

on a short-term basis through Airbnb. 

 

On June 1, 2022, the homeowner filed an appeal regarding Zoning Ordinance sections 

1.07(E) and 2.02(F). Specifically, the applicant appealed the Zoning Administrator’s 

definition of “limited or temporary duration” as described in the April 13, 2022, 

Interpretation. 

 

As part of the staff’s review of short-term rentals, it was noted that they are not 

specifically addressed under the City’s rental dwelling inspection program. On July 19, 

2022, the City Commission Committee of the Whole initiated conversation and 

consideration concerning the prospect of an amendment to codify with slight 

modification the zoning prohibition regarding short-term rentals under the rental dwelling 

inspection program. The commissioners discussed the safety, traffic and speeding 

concerns expressed by homeowners within the community. City staff was directed to 

work with the City Attorney’s office to evaluate the policy implications of how short-

term rental is defined and the way the regulations would be enforced.  
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On September 6, 2022, the City Commission Committee of the Whole reconvened to 

consider draft amendments that would define short term as 27 days or less.  The 

committee could not reach a consensus and staff was directed to refine the proposed 

language to focus on “closing the loopholes” as well as identify the associated 

enforcement process.  

 

On September 8, 2022, the Zoning Administrator provided the homeowner with an 

updated interpretation dated August 30, 2022. The updated interpretation further clarified 

the interpretation issued on April 13, 2022. The updated interpretation noted that given 

their nature, short-term rentals are prohibited because 1) a short-term rental is not a 

permitted principal non-residential or permitted residential use, and 2) a short-term rental 

is not a permitted accessory use.  

 

On September 19, 2022, the Kentwood Zoning Board of Appeals held a public hearing 

and formally denied the homeowner’s appeal of the Zoning Administrator’s definition of 

limited or temporary duration.  

 

On November 1, 2022, the City Commission approved amendments to the City’s Rental 

Registry ordinance that were responsive to comments provided during staff workshops 

and previous meetings of the Committee of the Whole. The City Commission found that 

these regulations regarding short-term rentals were necessary to protect the general 

health, safety, and welfare of the community, retain existing long term-housing stock, and 

preserve the unique character of the diverse residential neighborhoods within the City. 

 

The proposed zoning ordinance amendments specifically defines short-term rentals and 

clearly states that they are prohibited. Although already prohibited under the current 

zoning interpretation, the proposed zoning ordinance seek to clarify the issue..  

 

We are looking to come up with a common definition of what a short-term rental is and 

more commonality of our definition of family.  

 

Schweitzer stated under the proposed language rentals of 27 days or less are considered 

that short term rentals. Short term rentals would be prohibited. 

 

Benoit questioned if there was any public comment in the change of the regulatory 

ordinance. Schweitzer replied affirmatively stating we made it a point of contacting two 

different neighborhoods that are on the north end of town where they have been dealing 

with this circumstance.  

 

Holtrop stated he would think this is revenue for some people and can’t believe that 

nobody has commented negatively for telling a homeowner what to do and what not to do 

with their property. Schweitzer stated we have gotten some feedback. He stated he gets 

frequent inquires that want to know if the City allows for rentals. The most recent ones 

have stated their intention to live the entire year in the home, but 2 or 3 months that they 

are not going to be there they figure they can make revenue while they are gone. He has 
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had to tell them that our local regulations do not allow for that. We have had people 

inquire and staff has approached those we have gotten complaints about and work with 

them through the process. Our inspection and our administrative rules will say that you 

have to allow the people that are staying with you to park in their driveways. If problems 

arise, we will be talking to the homeowner and not the renters. 

 

Schweitzer stated a lot of discussion at the City Commission was if we are going to have 

a regulation we have to be able to enforce it. Schweitzer stated prior to the public hearing 

he can provide the commissioners with a description of the enforcement process. 

 

Holtrop questioned how subletting is defined. Schweizer stated if you rent a house for 27 

days you can’t turn around and have a sub lease to rent a portion of the 27 days to another 

party. 

 

Pemberton stated this is a tough subject and some people find themselves in a spot where 

they need to generate some rental income to be able to keep the house. He understands 

we aren’t a resort community and the 27 days makes sense to him. He will wait for more 

information. 

 

Poyner questioned how we will get the word out to the public for the public hearing and 

questioned how are we communicating. Schweitzer stated we posted a notice of the 

hearing on MLive and to those who have been reaching out to we have been 

communicating back the progress. This has got the attention of our State Legislators and 

they have a proposal to pre-empt local control of this. It has passed the house it is at the 

Senate.  

 

Jones stated just for a bit of information Airbnb and Vrbo must pay taxes just like a hotel 

and the County collected over 1 million dollars last year.  

 

J. New Business 

 

Motion by Pemberton, supported by Benoit, to set a public hearing date of 

November 22, 2022, for: Case#26-22 – Zoning Ordinance Text Amendments 

Relating to Short Term Rentals   

- Motion Carried (8-0) – 

- Quinn absent - 

K. Other Business 

 

1. Master Plan Discussion 

 

Golder gave an overview of the Master Plan implementation efforts to date. She stressed 

the importance of making sure we are on top of our goals that have been set.  

 

2. Commissioners’ Comments 
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Poyner stated he worked at a precinct for the election and he considered the turn out to be 

great and it went well. 

 

Pemberton stated he will be stepping down as a Commissioner in December it has been 

10 years. 

 

Holtrop thanked Pung for getting the grant and getting more trees in the Kalamazoo 

Avenue median. 

 

Holtrop stated the LUZ committee met and the applicant wanted to redevelop the 

Kentwood Mall built in 1957. They want a Master Plan amendment to make it an 

Industrial space to be permitted to do climate control storage. Two of the committee 

members thought it was a good idea the other two were not supportive. 

 

Kape stated the Behrens Auto on 44th Street still has cars parked 2 out front and 3 at the 

fence parked and one car was on blocks. Schweitzer stated they got a variance to allow 

for 3 cars out front to be available for purchase. 

 

Kape stated Parks and Recreation will start having renderings next month from the bond 

on the new Community Center along Walma Avenue. 

 

Benoit noted the 36th Street parcel east of East Paris previously proposed for a truck 

terminal was recently cleared of vegetation. 

 

3. Staff’s Comments 

 

Schweizer stated staff has been in contact with Abra and they have changed tier internal 

policies to require drivable cars to be stored off site by its owners until parts come in and 

repair is scheduled. Off site parking has been secured for Abra employees 

 

Collier stated the Volunteer appreciation event will be held November 10. 

 

L. Adjournment  

 

Motion by Commissioner  Benoit,  supported by Commissioner Pemberton, to 

adjourn the meeting. 

- Motion Carried (8-0) – 

- Quinn absent  

 

Meeting adjourned at 9:00p.m. 

 

 

     Respectfully submitted, 

 

     Ed Kape, Secretary 



 

 

APPROVED MINUTES OF THE REGULAR MEETING 

OF THE KENTWOOD PLANNING COMMISSION 

NOVEMBER 22, 2022, 7:00 P.M. 

COMMISSION CHAMBERS  

 

 

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

 

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

 

C. Roll Call: 

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

Pemberton, Darius Quinn, Doug VanderMeer, Sarah Weir 

Members Absent: None 

Others Present: Community Development Director Terry Schweitzer, Economic 

Development Planner Lisa Golder, Senior Planner Joe Pung, and the applicants. 

 

D. Sarah Weir and Doug VanderMeer were sworn in as Planning Commissioners 

 

E. Approval of the Minutes and Findings of Fact 

 

Motion by Commissioner Holtrop, supported by Commissioner Pemberton, to 

approve the Minutes of  November 9, 2022 and the Findings of Fact for: Case #8-22 

Grand Mere Development – Conditional Rezoning from C3- Regional Commercial 

to C2 Community Commercial located at 3277, 3311, 3343 Woodland Dr. SE; Case 

#23-22 – Blue Pearl Specialty and Emergency Pet Hospital – Conditional Rezoning 

from C4 Office to C2 Community Commercial located at 2500 East Paris Avenue 

SE  

- Motion Carried (9-0) – 

F. Approval of the Agenda 

 

Add under New Business set a public hearing date of January 10, 2023 for: Case#1-23 - 

Steelcase – Major Change to a PUD and Preliminary Site Plan Review – Located at 4308 

52nd Street SE 

 

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

agenda for the November 22, 2022 meeting adding the change noted.  

 

- Motion Carried (9-0) – 

 

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

 

There was no public comment 

 

H. Old Business 
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There was no Old Business 

 

I. Public Hearing 

 

Case#25-22 – Kum & Go – Special Land Use and Site Plan Review for a Vehicle Fuel 

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

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

5244 Eastern Ave SE) (Tabled from November 9, 2022 meeting) 

 

Golder stated the request is for a vehicle fuel station and a 5,620 square foot C- Store on 

1.63 acres. She stated the vehivle fuel station have 6 pumps and 12 fueling stations 

located at the corner of 52nd Street and Eastern.  

 

She stated 52nd Street and Eastern Avenue are both five-lane roadways at the intersection 

with single dedicated left turn lanes in all quadrants. She stated the speed limit on 52nd 

Street is 35 miles per hour.  She stated on Eastern Avenue the dedicated left turn lane 

goes close to the driveway for Kentucky Fried Chicken, which is south of the proposed 

development. She stated Speedway is on the northeast corner and CVS is on the west side 

of Eastern.  

 

Golder stated the two proposed driveways for Kum & Go are on 52nd Street and Eastern 

Avenue. She stated there is a third driveway that is on the private drive that goes to the 

Planet Fitness facility that is in the shopping mall.  

 

Golder stated traffic has been the issue. The applicant is asking for right in and right out 

as well as left turns on to the 52nd Street location and on Eastern Avenue, right in, right 

out as well as left turns out. The staff recommendation is for right in right out for both of 

those driveways. She stated the concern is those driveways are too close to the 

intersection for left turns in and out.  

 

Golder stated the City has access management standards that can be found in Section 

17.11 of the Zoning Ordinance that addresses the alignment of driveways. She stated 

when we look at a new project on a street, you look across the street to see if there is a 

driveway you can align it with. She stated in this case it doesn’t work to align the 

driveways. She stated if you can’t align the driveways, our ordinance states that you 

move it 250 feet away. She stated MDOT also looks at the separation. She stated the 

standards she is looking at is the distance between a signalized intersection and a 

driveway. She stated the MDOT standards states that it should be 230 feet between a 

signalized intersection and a driveway. She stated the 52nd Street is 190 feet from the 

intersection to the driveway and the Eastern Avenue is 110 feet. She stated this is the 

basis for the recommendation coming from staff. Golder stated that the City did have our 

traffic consultant take a look and they are in agreement that those are the standards and 

that there may be issues with those left turns in and out. 

Golder stated the traffic consultant also mentioned that she felt that there would be 

conflict between left turns into Family Dollar and noted that left turns aren’t really 
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allowed at Family Dollar, however, people turn left  anyway and the left turns going into 

the Kum & Go if it were allowed. She listed that as a further reason to prohibit left turns 

in to the 52nd Street driveway. 

 

Golder stated on Eastern Avenue the City’s Traffic Consultant notes that Kum & Go’s 

information says that the Eastern Avenue driveway during the peak hour is blocked 25% 

of the time. The City’s traffic consultant felt that would lead to conflicts with people 

trying to “courtesy” let someone in and then they get hit by the oncoming traffic. She 

stated that has happened at the Speedway driveway. Golder stated these are all the 

reasons staff is recommending right in, right out. 

 

Golder stated because we are looking for right in and right out, we would like the Traffic 

Engineer to give us some advice and design standards for how to structure the 

intersection so that it will prevent people from trying to turn left in and left out. 

 

Golder stated she is recommending conditional approval of the special land use and site 

plan review as as described in her memo’s dated November 16, 2022 

 

Mike McPherson, with Atwell was present. He stated they don’t have any issue with the 

conditions that Golder mentioned. He stated regarding the driveway, they had their traffic 

consultant present to go through things. However, to staffs point they would like some 

consideration of the right out right in and then left in at the 52nd Street intersection, right 

out right in and left out at Eastern. He stated the concern of the Family Dollar driveway 

were the conflicting lefts, Family Dollars driveway is a ¾ inch driveway and those turns 

are not allowed. He stated they have proposed to add additional signage to make sure that 

is clear that the turns are not allowed. He stated if they don’t have anyone turning left 

there it should be a free center turn lane for people to make the left turn in. He stated the 

driveway for the left outs there is some additional signage that will prohibit left outs 

during the peak hour. He stated there is 15 minutes of a 24 hour day that is potentially 

conflict. 

 

Greg Hickey, Traffic Operations Engineer with Fleis and VanderBrink was present. He 

stated the left in for the Family Dollar is “pork chopped” and should be right in only. 

Drivers have established a pattern of turning left into the site using what should be the 

egress drive. He stated their memo recommended additional signage to alleviate that 

issue. He stated that will help free up the westbound traffic as they are attempting to turn 

left at the signalized intersection.  

 

Hickey explained the operations summary for the proposed driveways in question.  

 

Hickey stated under the future conditions, if you look at Eastern Avenue site drive and 

site drive for 52nd Street, again everything is within what they would consider acceptable 

parameters. You usually want to keep the level of service C or greater however, D can 

also be acceptable which is what they have out at Eastern and 52nd Street.  
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Hickey stated under the Eastern Avenue site driveway this is where they were concerned 

about drivers having delay in and out of the site onto Eastern Avenue. He stated there is 

approximately 5 minutes of blockage during the AM peak and only 15 minutes during the 

PM peak. He stated they used comparable site crash analysis. Speedway to the north, the 

crashes that occurred were all driver error.  A lot of them reported to the officer the driver 

was at fault. He stated no discernable patterns were attributed to the actual development 

itself. 

 

Hickey stated in the summary they mention additional signage. Left turns are restricted 

into Family Dollar from your eastbound 52nd Street traffic. If motorists no longer make 

the left into the egress drive this would accomodate westbound lefts into the Kum & Go 

site.  

 

Jones re-opened the public hearing. 

 

Mary Bouche resident off Southglow was present. She had concerns about the traffic. She 

also had concerns whether the traffic study takes in to account pedestrian accidents. She 

stated the neighbors are against the gas station due to the traffic issues. 

 

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

 

- Motion Carried (9-0) - 

 

Kape stated he supports staff’s recommendation and in his opinion, people don’t adhere 

to signs. He doesn’t think signage will be enough to stop the mishaps. 

 

Quinn stated that there are other potential conflicts that were not mentioned and that is 

the unrestricted in and out from the CVS driveway and the conflict that exist with the 

unrestricted in and out of the KFC that exist. He stated he isn’t opposed to the project but 

adding constraints is the responsible thing to do. 

 

VanderMeer stated with respect to the concerns about accidents he isn’t seeing any real 

increase in accidents. But to Kapes viewpoint, coming out of the proposed Kum & Go 

onto 52nd Street he questioned what is keeping someone from turning left there. He 

stated he appreciates the signs but you can’t change stupidity. He would propose some 

type of median or curvature there and the same thing on Eastern Avenue.  

 

Weir concurred that some sort of restrictions for turning would be helpful. She stated she 

is also concerned about the number of students that are walking across this area, there are 

two schools in close proximity.  

 

Holtrop stated he agrees. We need to have properly designed driveways to support the 

turn restrictions. 

 

Poyner stated he concurs with the other commissioners.  
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Benoit stated he has concerns regarding left turn into Family Dollar, however just 

because people are being idiots when they are driving we are putting restrictions on the 

applicants and he has a concern with that. He stated people don’t follow the rules. 

Nobody else has a restriction on which way they can go, but we have to put the restriction 

on the applicant to make sure everyone is as safe as possible. He stated he will listen to 

the traffic experts and that is what we will do. 

 

Pemberton stated at first he was thinking maybe he can be swayed at looking at a left out 

onto 52nd Street. However, listening to the concerns how traffic backs up during portions 

of the day and how people try to use the left turn lane to get into the 52nd Street  Family 

Dollar driveways he thinks the right in right out makes sense and make it more than 

difficult to turn left in. He stated the connection with the shopping center drive to the east 

will be an advantage and once people learn how it works and how it flows they will use 

is. Pemberton questioned if there has been any discussion regarding lane diets. Golder 

stated 52nd Street is generally already three lanes, Eastern Avenue is in our Master Plan to 

look at it but she isn’t sure. Golder stated at the driveway aligned with  Southglow left 

turn in and outs are allowed, and it is connected to the gas station. 

 

Jones stated she is surprised with the peak times that have been identified. She stated 

right near that intersection is a high school which means a lot of inexperienced drivers. 

She stated enforcement is a concern for her as well as site navigation. She questioned if 

we have right in right out at both of the driveways what will be the site navigation. How 

will they ensure the safety for the people that are leaving the gas pumps. McPhearson 

stated trial and error, they will figure it out but there will be a little bit of wayfinding. Mc 

Phearson stated right in, right out they will have pork chops so people cannot physically 

turn left. He stated the site layout includes pedestrian crosswalks and they have ADA 

parking in front of the store. The driveways are wide, there will be arrow striping on the 

pavement itself it should be self-evident. He stated they will consider the 

recommendation for right in, right out, that will be acceptable. He stated they will work 

out the geometry with staff and Engineering Department.  

 

Holtrop questioned if they could get an access easement to the south edge of the property 

south of the pumps. He stated maybe they can funnel some traffic there and then they can 

turn left onto Eastern. McPhearson stated that has been thought about he doesn’t know if 

it is feasible. McPhearson stated it has been considered but is not preferable.  

 

Vandermeer questioned how may electric charging stations they are proposing. 

McPhearson stated there are no charging stations proposed with the initial construction, 

but all their infrastructure is prebuilt into these so when the need to switch over to EV 

comes this will be an easy fit. McPheason stated Kum & Go on all their stations has pre 

planned it. Discussion ensued. VanderMeer stated he is concerned with the bus stop right 

there with all the students. He questioned if it is feasible to move the bus stop and has 

Rapid done a traffic study. Golder stated the Rapid hasn’t looked at it. She stated she 

thinks the bus stop is located in a place where it isn’t going to be a problem.  
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Motion by Benoit, supported by Pemberton, grant conditional Approval for a 

Special Land Use Vehicle Fuel Station as for Kum and Go as described in Case No. 

25-22.  Approval is conditioned on conditions 1 –6  and basis points 1 –5 as 

described in Golder memo dated November 16, 2022. 

 

- Motion Carried (9-0) -   

 

Motion by Benoit, supported by Pemberton, to grant conditional Approval of the 

site plan dated November 15, 2022 as described in Case No 25-22.  Approval is 

conditioned on conditions 1 –7 and basis points 1 –8 as described in Golder memo 

dated November 16, 2022. 

- Motion Carried (9-0) - 

 

Case#26-22 – Zoning Ordinance Text Amendments Relating to Short Term Rentals   

 

Schweitzer stated there has been conversation at the City Commission level regarding 

short term rentals/Airbnb’s. The commissioners discussed the safety, traffic and speeding 

concerns expressed by homeowners associated with short-term rentals already  within the 

community. 

 

Schweitzer stated we are seeking alignment between our the regulatory ordinance and 

zoning ordinance that deals more with land use. He stated City Commission took the first 

step in amending our regulatory ordinance to put restrictions on short term rentals within 

the community. 

 

Schweitzer stated the regulatory changes were the need based upon to protect general 

health safety and welfare of the community, the desire to retain the existing long-term 

housing stock and to preserve the unique nature of the diverse residential neighborhoods 

within the community. He stated the long term housing stock relates to housing available 

to residents for full time use throughout the year He stated there is concern that if short 

term rentals were left to the market to happen within the community it would deter some 

people from living within the community due to diminished sense of safety. 

 

Schweitzer stated there was discussion about the enforcement process and that has also 

been a concern of the City Commission during the work session. If we are going to have 

an ordinance, we want to have a sense that it is going to be enforced upon and what that 

enforcement might entail.  

 

Schweitzer provided to the commissioners an overview of what has been discussed at the 

staff level and the City Commission.   

 

Schweitzer stated back in 1987 the City enacted a regulatory ordinance dealing with 

rental housing within the community. There was concern as the community would age 

and housing stock would age that there may not be the same level of safe and comfortable 

living for people within the communities. Therefore, the City enacted a program back in 
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1987 that called for periodic inspection of all rental properties given the nature of short 

term rentals, it makes sense that it be covered under that. He stated we have a full time 

rental inspector devoted to this program.  

 

Schweitzer stated under the proposed language rentals of 27 days or less will be  

considered short term rentals. Short term rentals would be prohibited. He stated staff did 

check with the rental property owners association and amongst their members they 

already have leases that go as little as a 30 day period in one month. This will still allow 

Airbnb to operate in the community. Discussion ensued. 

 

Jones opened the public hearing. 

 

There was no public comment.  

 

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

 

- Motion Carried (9-0) – 

 

Pemberton stated he doesn’t really have a comment. He stated if the State comes up with 

something different it is going to preempt us anyway and questioned if all this is 

potentially a moot point. Schweitzer stated there has been legislation introduced over the 

last several years and this year it passed the house and got to the senate committee and 

there has been some discussion that this might be taken up lame duck session. He stated 

from what we heard it won’t likely be taken up at lame duck this year. It will perhaps go 

back through the process again. He stated MML has been working with the legislature in 

order to come up with a compromise to have something that all people could live with. 

Some of the compromises can still limit what the local unit of government can do. 

Pemberton stated he sees this as something that will be looked at again to tweak and mold 

it into something that works. He is in favor of what is being proposed it is at least a start. 

 

Benoit requested verification that this is just to align some language in the zoning 

ordinance with the regulatory ordinance that has already been passed. Schweitzer stated 

that is correct. Schweitzer stated there are 3 components a new definition for short term 

rental, a revision of our definition of family and a new section in the ordinance that says 

there is no allowance for short term rentals. Schweitzer stated the way that the regulatory 

ordinance has been crafted and working with the City Attorney’s office is so that the 

enforcement is centered in the Department of Engineering and Inspections and they will 

be the ones handling the enforcement. Discussion ensued.   

 

Poyner questioned if we have the authority  to reach out to Airbnb and Vrbo to let them 

know airbnbs aren’t allowed in Kentwood and to restrict the Kentwood search. 

Schweitzer stated they have changed some of their policies in the past year to respond to 

issues that have been encountered in a number of communities. Airbnb has tightened up 

their policy to be responsive to the ones where parties have gotten out of control. He 



Approved Minutes 

Planning Commission 

November 22, 2022 

Page 8 

 

stated we hope Airbnb will be respectful that they will expect the people that are 

participating in their program are observing the local regulations. Discussion ensued. 

 

Holtrop stated if you put Kentwood in the search for Airbnb it does list surrounding areas 

as well. When you search Kentwood you have adjoining communities. Holtrop 

questioned if there was any discussion about loss of revenue to the community members. 

Holtrop stated if he as an Airbnb he can rent every weekend he stated he would not be 

very happy with the City or the Planning Commission and wondered if that came up at all 

in any of the discussions. Schweitzer stated not that specific argument has not been 

discussed. Holtrop questioned how did we came up with 27 days versus 14 days. 

Schweitzer stated the shortest month is February.  

 

Weir stated she is not opposed; however, she thinks Airbnb’s are a dream for families 

with young children. She also stated we should consider this may represent lost revenue 

to some. She stated she wouldn’t go anywhere where she can’t get an Airbnb due to 

having small children. 

 

VanderMeer stated he struggles with telling someone if you buy a house, you can’t rent it 

out. He stated to him we need to figure out a way to manage that process. He stated he 

would be in favor of trying to open it back up. He questioned if there was a way to find 

out from Airbnb what is the true number of short-term rentals in Kentwood. Schweitzer 

stated just to clarify the city isn’t saying if they buy a house they can’t rent it.. Discussion 

ensued. 

 

Jones stated she checked with the County Treasurer and he said the money all goes in one 

bucket and it is not broken out by municipalities. She stated she also reached out to the 

County lobbyist to ask about whether this legislation might move in lame duck but it 

doesn’t sound like there is enough traction to move it out of committee to a full vote. 

 

Motion by Holtrop, supported by Benoit,  to recommend to the City Commission 

amendment of the Zoning Ordinance to: Define the term “Short Term Rentals” , re-

define the term “family” and adding “Section 3-32 prohibiting short term rentals”. 

 

- Motion Carried (9-0) - 

J. Work Session 

 

There were no work sessions. 

 

K. New Business 

 

Motion by Benoit, supported by Holtrop, to set a public hearing date of January 10, 

2022 for: Case#1-23 - Steelcase – Major Change to a PUD and Preliminary Site Plan 

Review – Located at 4308 52nd Street SE 

 

- Motion Carried (9-0) - 
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L. Other Business 

 

1. Commissioners’ Comments 

 

Commissioners wished everyone a Happy Holiday. 

 

Commissioners let Pemberton know that it has been a pleasure working with him on the 

committee and wished him the best of luck 

 

Holtrop stated there was an indoor car fire at GR Auto Gallery. He was questioning if it 

was because of the amount of cars they have in the building.  

 

Holtrop stated he likes to be up to date on the airport study and what is happening there. 

Schweitzer stated a presentation will be made to the City Commission Committee of the 

Whole during their Dec 6 meeting. 

 

2. Staff’s Comments 

 

Staff offered no additional comment. 

 

M. Adjournment  

 

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

meeting. 

 

- Motion Carried (9-0) – 

 

Meeting adjourned at 8:40pm 

 

 

     Respectfully submitted, 

 

     Ed Kape, Secretary 



APPROVED MINUTES OF THE REGULAR MEETING 

OF THE KENTWOOD PLANNING COMMISSION 

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

COMMISSION CHAMBERS  

 

 

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

 

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

 

C. Roll Call: 

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

Pemberton, Darius Quinn, Doug VanderMeer, Sarah Weir 

Members Absent: None 

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

Planning Assistant Monique Collier, and the applicants.  

 

D. Approval of the Minutes and Findings of Fact 

 

Motion by Commissioner  Kape, supported by Commissioner Pemberton, to 

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

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

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

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

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

to Short Term Rentals   

- Motion Carried (9-0) – 

E. Approval of the Agenda 

 

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

the agenda for the December 13, 2022 meeting.  

 

- Motion Carried (9-0) – 

 

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

 

There was no public comment. 

 

G. Old Business 

 

H. Public Hearing 

 

There are no Public Harings 

 

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

4308 52nd Street SE 

 

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

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

Light Industrial and later to an Industrial PUD. At one time, it was envisioned that Steelcase 

would someday build and occupy approximately 6 million square feet of manufacturing, 

shipping, distribution and other operations within the campus. Over time, Steelcase found they 

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

 

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

and City Commissions to allow for other business to utilize portions of the Steelcase PUD.  A 

new development agreement was approved and signed by all the property owners—Steelcase, 

Franklin Partners, Roskam Baking, as well as the city.   

 

In 2017 another amendment to the Steelcase PUD was approved to allow a the construction of a 

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

southeast corner of the PUD.   

 

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

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

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

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

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

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

change to the PUD. 

 

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

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

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

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

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

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

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

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

owners.  

 

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

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

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

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

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

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

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

 

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

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

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

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

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

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

 

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

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

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

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

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

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

trucks backing up onto the public street. 

 

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

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

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

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

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

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

 

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

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

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

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

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

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

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

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

 

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

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

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

be engineered and designed through the site plan review process. 

 

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

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

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

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

drainage and storage capacity is there. They think the can achieve that since the footprint is 



Approved Minutes 

Planning Commission 

December 13, 2022 

Page 4 

substantially similar to what was provided for previously. He stated they want to make sure the 

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

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

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

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

 

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

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

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

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

 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

today. Discussion ensued.  

 

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

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

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

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

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

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

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

 

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

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

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

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

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

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

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

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

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

with the 3 curb cuts. 

 

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

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

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

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

them. 

 

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

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

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

sure from a trucks cannot go onto East Paris Avenue.  

 

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

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

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

Discussion ensued.  

 

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

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

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

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

Discussion ensued. 

 

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

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

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

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

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

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

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

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

Street. Discussion ensued. 

 

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

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

this parcels and limit potential access in the future. 

 

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

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

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

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

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

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

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

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

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

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

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

 

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

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

 

J. New Business 

 

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

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

Childcare provisions; sign provisions; PUD procedures 

 

- Motion Carried (9-0) - 

K. Other Business 

 

1. Updated Draft Zoning Ordinance Amendments Architectural Design Standards  

 

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

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

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

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

going to be required no matter what.  

 

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

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

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

that this applies to multi family developments  

 

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

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

 

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

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

forwarding the minutes to developers.  

 

Commissioners were ok 

 

 

2. Commissioners’ Comments 
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Weir thanked everyone who donated gifts to the Kentwood Public Schools  

 

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

happy holidays.  

 

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

Commission the last 10 years.  

 

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

 

3. Staff’s Comments 

 

Staff offered no additional comments. 

 

L. Adjournment  

 

Motion by Commissioner Pemberton, supported by Commissioner Benoit,                             

to adjourn the meeting. 

 

- Motion Carried (9-0) – 

 

Meeting adjourned at 8:30p.m.  

 

 

     Respectfully submitted, 

 

     Ed Kape, Secretary 
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