
GAINES CHARTER TOWNSHIP 
PLANNING COMMISSION – REGULAR MEETING 

Township Board Room - 8555 Kalamazoo Ave. S.E. Caledonia, MI 49316 
 

DRAFT Agenda 
7:00 p.m. – Thursday, June 26th, 2025 

 
I. Call to Order and Roll Call 

 
II. Consideration of Agenda 

 
III. Consideration of Meeting Minutes 
 

a. Consideration of May 22nd, 2025, Planning Commission Regular Meeting Minutes 
 

IV. Inquiry of Conflict of Interest 
 

V. Public Comment  
 

VI. New Business 
 

1. Public Hearings 
 

a. 1535 Eastport Drive – Special Use Permit and Site Plan Review  
 

b. Zoning Ordinance Text Amendment – LED Message Centers in SR Zoning District 
 

2. Site Plan Review 
 

a. 6207 East Paris – Site Plan Review 
 

3. Items not requiring a Public Hearing 
 

a. 2319 Crystal Meadows Street – Tentative Preliminary Plat – Hoffman Meadows 
Phase III  
 

b. 3316 68th Street – Major Condominium – Dutton Center Phase II 
 
 
 

VII. General Discussion 
 
 

VIII. Adjournment 
 
 

Persons with disabilities needing special accommodations should contact Kim Triplett at (616) 698-6640 one week 
prior to the meeting to request mobility, visual or any other assistance. 
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DRAFT Minutes of the Gaines Charter Township Planning Commission 

Regular Meeting held May 22nd, 2025, at 7 pm 

8555 Kalamazoo Ave., SE, Caledonia, MI 49316 

 

MEMBERS PRESENT: Thomas, Rober, Waayenberg, Billips, Giarmo, Haagsma 

MEMBERS ABSENT: Wiersema, with notice 

STAFF PRESENT: Dan Wells, Community Development Director; Dakota Swan, Assistant Planner 

 

I. CALL TO ORDER AND ROLL CALL 
 
Chair Giarmo called the meeting to order at 7:00 PM. 
 

II. CONSIDERATION OF MEETING AGENDA 
 
No changes to the agenda.  
 

III. CONSIDERATION OF MEETING MINUTES 
Consideration of the April 24th, 2025, regular Planning Commission meeting minutes.  
 
Motion:  Motion by Haagsma, supported by Waayenberg to approve the minutes 

of April 24th, 2025, as is.  
DISCUSSION:    
AYES:   All 
NAYS:   None 
ABSTAIN:  None 
DECISION:  Motion Carried (6-0) 
 

IV. INQUIRY OF CONFLICT OF INTEREST 
 
None.  
 

V. PUBLIC COMMENT 
 

VI. NEW BUSINESS 
 

1. Public Hearings 
 

a. 148 79th Street – Special Use Permit – Accessory Building 
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Jay Niewick, the homeowner and applicant for this request, explained that he is seeking a Special Use 
Permit to allow for the construction of a 3,456 square foot (SF) pole barn for the storage of a motor home 
and other personal items. Niewick explained that the building will feature a 40 x 14 open-air porch, and 
several of his neighbors have expressed support for the project. The maximum height of accessory 
buildings in the Suburban Residential (SR) zoning district is 16 feet; the proposed building is over 19 feet 
tall when measured at the midpoint between the peak and eaves. Niewick explained that the walls of the 
building are 16 feet to allow for the installation of a 14-foot-tall garage door to accommodate his 
motorhome.  

Assistant Planner Swan explained that the subject property is just under 3 acres, which would permit the 
construction of one 1,296 SF accessory building, plus one additional building that is 200 SF or less; the 
request for a Special Use Permit is 2,160 SF in excess of what the Zoning Ordinance permits by right. Swan 
gave an overview of the standards of review from Sections 18.20 and 27.40 of the Zoning Ordinance that 
staff found to be either unsatisfied or undetermined. Staff found it to be undetermined whether this 
request is consistent with the intent of the Master Plan and Zoning Ordinance due to the size of the 
building being so much in excess of what the Zoning Ordinance permits.  She explained that with regard 
to precedence and reasonable land use, the scale of the building is atypical for the area, however, the 
Planning Commission must determine whether negative precedence will be set if the request is approved. 
The building is planned to be near the western property line, which could potentially have an obtrusive 
visual impact on adjacent properties if several trees need to be cut down to accommodate the new 
building. Swan reiterated Niewick’s earlier point regarding the height of the building, confirming that the 
proposed building is noncompliant with guidelines outlined in the Zoning Ordinance for accessory 
buildings in the SR zoning district.  Swan concluded by stating that if the parcel was planned to be divided 
down the line, the proposed location of the building could impede the landowner’s ability to gain an access 
easement to the southern portion of the parcel.  

Chair Giarmo opened the public hearing.  

Doug Leech of 145 79th Street, John Lyne of 170 79th Street, and Tim Zoppa of 120 79th Street all submitted 
letters of support as public comments to the Planning Commission. 

Chair Giarmo closed the public hearing.  

Commissioner Waayenberg and Commissioner Haagsma discussed the necessity for a 14-foot garage door 
clearance to accommodate the motorhome and noted that they each have 10 foot and 12 foot garage 
doors (respectively) that are able to accommodate their motorhomes. Waayenberg stated that although 
he “love[s] big pole barns”, he is hesitant about this request due to the noncompliant height. Waayenberg 
noted that other requests for oversized accessory buildings have not had issues complying with the height 
regulations outlined in the Zoning Ordinance.  

Chair Giarmo explained that the Planning Commission does not have the authority to approve a building 
that is so clearly noncompliant with the height regulations; Waayenberg added that approving this request 
would certainly set a negative precedent for development in the SR zoning district. Giarmo reiterated that 
the Planning Commission is obligated to adhere to the height regulations in the Zoning Ordinance.  

Commissioner Thomas echoed earlier concerns about setting a negative precedent for development. 
Haagsma noted that he doesn’t have much concern about the square footage of the building, as the parcel 
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is quite large and absorbs the impact of the building sufficiently, however, the noncompliant height is an 
issue, and he is not comfortable approving a request that deviates from the required height. Vice Chair 
Rober agreed.  

Chair Giarmo added that if approval is granted, the Planning Commission may want to make a condition 
of approval that as much of the westerly treeline as possible must remain intact; Niewick explained that 
the satellite imagery of the parcel is outdated and many of the trees in that area have died or been 
removed. Chair Giarmo responded that the Planning Commission will likely require a fence or another 
means of screening to lessen the visual impact on the neighbors.  

Niewick inquired about the possibility of having his request for excess height heard by the Zoning Board 
of Appeals (ZBA), to which Giarmo and Haagsma responded that they both previously served on the ZBA, 
and they see the height discrepancy as a self-created problem, which would likely not result in the issuance 
of a dimensional variance. Giarmo and Haagsma advised Niewick to proceed cautiously and thoroughly 
familiarize himself with the standards of review for dimensional variances should he choose to go to the 
ZBA for consideration.  

MOTION:  Motion by Waayenberg, supported by Billips, to deny the Special Use 
Permit for a 3,456 square foot accessory building due to the requirements 
of Section 18.20.A being unsatisfied.  

DISCUSSION: Waayenberg noted that should the project move forward, screening 
will likely be required by the Planning Commission. 
AYES: ALL 
NAYS: None 
ABSTAIN: None 
DECISION: Motion Carried (6-0) 

 

b. 6326, 6330, and 6338 Hanna Lake Avenue – PUD Rezoning and Final Site Plan 
Review 
 

Jordan Teichen, the Development Director for Continental Properties, explained that they are seeking a 
positive recommendation to the Township Board for a PUD rezoning and approval of final site plan 
review for a 336-unit multifamily community called Authentix Gaines. Continental sought consideration 
from the Planning Commission on January 23rd and February 27th, 2025, and received preliminary 
approval at the meeting on March 27th. On May 12th, Continental spoke with the Township Board 
regarding their intention to dedicate 3.6 acres of land to the Township for a new public park, specifically 
about plans for management and ownership. Although no decision was made, several options were 
presented for further consideration.  

Teichen highlighted that the landscaping plan adheres to standards required in the updated zoning 
ordinance, including several native species, a landscape buffer within the island on the boulevard, and 
canopy trees throughout the site. Building elevations were updated to reflect the Planning Commission’s 
prior feedback, which includes masonry details on the clubhouse, and an expanded color palate for 
residential buildings to create variation throughout the community. Teichen explained that with regard 
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to architecture, Continental is seeking two PUD modifications: one to allow 24 units per building instead 
of the 16-unit maximum stipulated in the Zoning Ordinance, and one to allow them to offer studio and 
one bedroom units that are less than 720 square feet, which is the minimum square footage required by 
the Zoning Ordinance for units as such. With regard to lighting, Teichen noted that requirements for pole 
heights and fixture types are met, and Continental intends to abide by the Dark Sky principles. The 
addressing plan for Authentix Gaines still needs to be finalized and approved at the County level, 
however, there will be internal street signage provided by Continental.  

Assistant Planner Swan elaborated on the staff review of this request and began by noting that the 
request for a PUD rezoning and final site plan review are being processed and reviewed differently. The 
recently updated Zoning Ordinance now designates Planned Unit Developments as overlay districts, 
whereas in the old Zoning Ordinance PUD’s were a zoning district of their own. Swan explained that since 
Continental received preliminary approval for the PUD rezone under the old Zoning Ordinance, the 
request would still be reviewed using standards of review from the old Zoning Ordinance, and the 
subject parcel will become what staff has coined a “legacy PUD” rather than an overlay on the underlying 
zoning district. However, the site plan review will be reviewed using standards of review from the 
updated Zoning Ordinance.  

Swan gave an overview of the PUD modifications that are being requested. She reiterated Teichen’s 
earlier explanation of both architectural modifications from Sections 17.20.E and 7.20.D of the Zoning 
Ordinance. Swan noted that Continental is also seeking a modification to the requirements of Section 
19.20.F.2 to use wall mounted lights to illuminate parking stalls that are more than 10 feet from building 
walls, and areas of the site that aren’t necessarily adjacent to parking lots. Continental is seeking a PUD 
modification for parking requirements as well: Section 20.50.D of the Zoning Ordinance requires 2.25 
spaces per dwelling unit for multi-family construction, and Continental is proposing a reduction to 1.81 
spaces per dwelling unit, totaling 626 parking spaces. Swan concluded by explaining Continental’s 
request for PUD modifications to stipulations from Chapter 24 of the Zoning Ordinance, which pertains 
to signage. Continental is requesting PUD modifications to allow for their entryway ground sign to be 
internally illuminated, a wall sign in excess of 32 square feet, and for wall signs to be internally 
illuminated. One of the proposed wall signs is planned to be on the back of Building 6, facing M-6, and 
will not be illuminated.  

Chair Giarmo opened the public hearing.  

Henry Spenski of 6375 Hanna Lake expressed that he feels as though this is the wrong location for high-
density housing and inquired about whether the developer intends to preserve any sensitive 
environmental features on the parcel. Assistant Planner Swan explained that the presence of cattle on 
the parcel over the last several decades has decimated the wetlands and creek segment that runs 
through the parcel, both of which will require mitigation and revegetation as part of the site 
development plan. Continental’s site development plan attempts to address existing environmental 
concerns and restore the creek and wetlands on the parcel. Chair Giarmo added that the drain crossing 
depicted on the site plan will also minimize any impacts to the creek, and the 3.6 acres of dedicated park 
space will also serve as open space for the development.  

Chair Giarmo closed the public hearing.  
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Chair Giarmo expressed concern regarding the requested reduction in parking. Teichen explained that 
Continental uses data from other communities as a basis for determining how much parking is 
necessary; typically, with Authentix communities, 1.75 spaces per dwelling unit proves to be sufficient, 
and Continental is proposing 1.8 spaces per unit. Township Manager Rod Weersing added that the 
Township Engineer uses a baseline of 1.8 parking spaces per dwelling unit when determining 
water/sewer consumption. Commissioner Haagsma added that he trusts the ability of a developer as 
experienced as Continental to determine the needs of their residents. Teichen noted that if parking 
proves to be insufficient, Continental would be willing to install additional parking stalls down the line.  

Commissioner Billips inquired about the color palates of the buildings, hoping to see elevations that 
featured brighter colors; Teichen explained that the intention is to make the buildings bright rather than 
grey-toned, and offer more vibrant colors on front doors. Chair Giarmo expressed that she is pleased to 
see a sidewalk network throughout the development.  

Vice Chair Rober expressed that she is still not fond of the size of the buildings, as the unit count per 
building is higher than what is permitted under the Zoning Ordinance. Commissioner Haagsma noted 
that most buildings will not be visible from the roadway, and that he is relieved the height of the 
buildings is not 3 stories.  

 

MOTION:  Motion by Waayenberg, supported by Haagsma, to approve Resolution No. PC-
25-05-22 and make a positive recommendation to the Township Board for a PUD rezoning for 
Authentix Gaines.  

DISCUSSION:  None 

AYES:  ALL 

NAYS:  None 

ABSTAIN: None 

DECISION: Motion Carried (6-0) 

 

MOTION:  Motion by Waayenberg, supported by Rober, to approve the site plan review for 
Authentix Gaines with the following conditions:  

1. A draft document showing maintenance provisions shall be submitted to the 
Planning Department and Legal Counsel if the land transfer of open space to the 
Township is agreed to by the Township Board of Trustees.  
 

2. Secure all Township department and outside agency approvals: 
 

a. Township Engineer/BGUA. 
b. Fire Department. 
c. Kent County Road Commission (access and SESC). 
d. Kent County Drain Commission. 
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e. Department of Environment, Great Lakes, and Energy. 
 

DISCUSSION:  None 

AYES:  ALL 

NAYS:  None 

ABSTAIN: None 

DECISION: Motion Carried (6-0) 

 

c. 1264 100th Street – Rezoning – A/RR to VR 

Todd Stuive with Exxcel Engineering, on behalf of the applicant, Koetje Builders, explained that a rezone 
to Village Residential is being requested on a 46-acre parcel that was previously used for mineral 
extraction. There is a large depression towards the southern portion of the parcel that will not be 
suitable for building, therefore the applicant intends to develop the northern part of the parcel. Stuive 
explained that the parcel itself and roadways in the area have been deemed capable to support Village 
Residential development and noted that a water and sewer connection is available through the stub in 
Preservation Lakes to the west.  

Assistant Planner Swan explained that staff found this request to be consistent with the intent of both 
the Master Plan and Zoning Ordinance, as this parcel is designated as Village Residential in the 2023 
Master Plan. Village Residential calls for a variety of housing models, including two-unit homes, at 
moderately higher densities than the Suburban Residential zoning district; Village Residential can also act 
as a buffer between Suburban Residential and higher density zoning districts. Swan noted that staff 
found this request to be consistent with adjacent land uses, and there is no indication that property 
values in the surrounding area will be negatively impacted. Although no characteristics of the parcel 
itself are prohibitive to using it for uses permitted under the current A/RR zoning designation, a rezoning 
to VR will likely result in an improvement to the site. Swan stated that staff is recommending approval 
and found the request to be rather straightforward.  

Chair Giarmo opened the public hearing.  

Bob Woronko, owner of SE Agricultural & Commercial Solutions at 1235 100th Street, stated that he is in 
favor of the project overall, and inquired about how the water and sewer expansion may affect other 
residents in the area. Woronko also expressed concern regarding the increase in traffic on 100th Street as 
a result of the project. Planner Swan noted that further details on water and sewer plans will be 
discussed when a project comes to the Planning Commission for site plan review and will all be subject 
to review by the Township Engineer and Water and Sewer Administrator.  

Dan Brown of 1267 100th Street explained that while he thinks more housing in the Township is a good 
thing overall, he does have concerns about traffic in the area. Brown also inquired about whether 
residents would be forced to connect to water and sewer prior to selling their homes, as connection fees 
are typically costly. Weersing asked Commissioner Haagsma if he is aware of any time in which someone 
has been forced to connect to water and sewer, other than in cases where the septic system fails and 
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they are within 200 feet of a connection. Haagsma responded that he does not ever recall such a 
scenario, and that in most cases a mortgage company is the entity that would require connection into 
the public water and sewer system rather than the Township. 

Jackie Yonker of 1347 100th Street inquired about how many units are being proposed; Stuive explained 
that the request under consideration is solely for the rezoning of the land. Swan displayed the 
preliminary site plan to give a general idea of what’s to come. Stuive noted that the site plan contains 53 
single-family detached homes, and 32 condo condominium units. 

Chair Giarmo closed the public hearing.  

Haagsma began discussion by saying “we knew this was coming”; the area was designated as Village 
Residential in the 2023 Master Plan, and for years has been intended to be used for residential 
development after restoration of the areas used for mineral extraction.  

Haagsma and Chair Giarmo agreed that although the preliminary site plan was displayed for reference, 
the Planning Commissions job is solely to decide upon the rezoning of the parcel without any 
consideration for the preliminary site plan.  

 

MOTION:  Motion by Haagsma, supported by Rober, to make a positive recommendation to 
the Township Board of Trustees for a rezoning from A/RR to VR at 1264 100th Street SE.   

DISCUSSION: Chair Giarmo inquired about whether there is any plan to implement traffic 
calming measures in the area; Haagsma responded that the introduction of 
traffic calming measures in the immediate area is highly unlikely.  

AYES:  ALL 

NAYS:  None 

ABSTAIN: None 

DECISION: Motion Carried (6-0) 

 

d. 2319 Crystal Meadows Street – Tentative Preliminary Plat – Hoffman 
Meadows Phase III 

Applicant and builder Chris VanderHoff of Bosco Construction explained that he is seeking approval for a 
tentative preliminary plat for Phase III of the Hoffman Meadows development in the Suburban 
Residential zoning district. This phase of development will feature 50 single-family lots, and houses will 
be priced between $500,000 and $600,000. VanderHoff noted that the development has been underway 
for 4 years, and the comprehensive plan featuring all phases of development was approved. Two years 
ago, a new plan was submitted to reflect engineering and stormwater calculations for stormwater 
controls. VanderHoff said that he is looking forward to continuing with the project as it has been going 
on.  
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Assistant Planner Swan noted that the Planning Commissions job is to review this request for consistency 
with the Zoning Ordinance and subsequent subdivision requirements. This application was submitted 
prior to the adoption of the new Zoning Ordinance, which went into effect on April 26th, 2025; the 
updated Zoning Ordinance stipulated a minimum lot size of 10,000 square feet in the SR zoning district, 
whereas the updated Zoning Ordinance calls for a minimum lot size of 12,000 square feet. The plat 
submitted for tentative preliminary review depicts 31 of 50 lots as being less than the 12,000 square foot 
minimum, as the plat map was created using guidelines from the old iteration of the Zoning Ordinance. 
On March 31st, 2025, the applicant withdrew the application from the April agenda and requested to 
seek consideration from the Planning Commission at the May 22nd meeting. Staff consulted the 
Township’s legal counsel to determine how to review and process the request; the Township Attorney 
advised staff that the proprietor has no vested right to a 10,000 square foot minimum lot size since 
Phase III and the associated application has not been reviewed by the Planning Commission. As a result, 
the request was reviewed using standards outlined in the updated zoning ordinance, and Standards 
5.20.C of the Zoning Ordinance and 22-62 of the Code of Ordinances were found to be unsatisfied by 
staff. All other standards of review were found to be met. Swan said that staff is recommending denial 
solely based on the noncompliant lot sizes depicted on the proposed plat map. Swan noted that with 
regard to standards from Section 22-65 of the Code of Ordinances, which regard water and sewer 
infrastructure, the cost of water and sewer connections to a development with 10,000 square foot lots 
versus 12,000 square foot lots would be similar, as the engineering would be largely the same regardless 
of the lot sizes.  

Chair Giarmo opened the public hearing and closed it after nobody approached the podium to speak.  

Commissioner Waayenberg inquired about whether the application meets the requirements for 10,000 
square foot lots under the old Zoning Ordinance, to which Swan responded yes. Waayenberg said that 
since this was laid out under the old Zoning Ordinance, he does not have any issue with the lots being 
too small. Commissioner Haagsma and Chair Giarmo agreed with Waayenberg, but noted that the 
Planning Commission does not have the authority to approve a plat that does not adhere to the 
dimensional requirements of the Zoning Ordinance. Swan noted that since this public hearing is the first 
part of development for Phase III, and it was not previously reviewed by the Planning Commission before 
the new ordinance went into effect, it will be held to the new standards in the updated ordinance as 
recommended by the Township Attorney.  

Commissioner Haagsma inquired with Weersing about whether there is a clause in the updated Zoning 
Ordinance to protect applicants in instances as such and allow them to choose which standards of 
review they’d like to adhere to. Weersing responded that the Township Attorney determined that this 
request would need to be reviewed under the new Zoning Ordinance.  

Haagsma inquired about if there was any written correspondence on this matter from the Township 
Attorney, to which Swan responded no; the determination was made verbally on a phone call with the 
Township’s legal counsel. Waayenberg added that it would be nice to have some type of written 
explanation from the Township Attorney.  

MOTION:  Motion by Haagsma, supported by Rober, to postpone this request and get a 
written opinion from the Township Attorney prior to the next Planning 
Commission meeting. 
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DISCUSSION:   

AYES:  ALL 

NAYS:  None 

ABSTAIN: None 

DECISION: Motion Carried (6-0) 

 

 

2. Site Plan Review 
 

a. None 

 

3. Items not requiring a Public Hearing 
 
a. None 

 

VII. GENERAL DISCUSSION 
 

VIII. ADJOURNMENT 
 
The meeting adjourned at 8:49 PM.  
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CERTIFICATION: 

I hereby certify that the above is a true copy of the minutes from the May 22nd, 2025, Planning 
Commission Meeting of the Gaines Charter Township Planning Commission held at the time and place 
mentioned above pursuant to the required statutory procedures. 

  

  Respectfully submitted, 

 

  _______________________________ 

  Lani Thomas, 

  Secretary 

  Gaines Charter Township Planning Commission  

  Date: __________________________ 
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Planning Commission Memo 
Meeting Date: June 26th, 2025 
 
 
AGENDA ITEM: VI.1.a 
 
PROPOSED REQUEST: Special Use 
Permit and Site Plan Review 
 
ADDRESS: 1535 Eastport Drive  

PARCEL NUMBERS: 41-22-02-200-027 
 
APPLICANT: Matt Cole, Roosien & 
Associates 

 

FILE NUMBER: 250523PV1, 

250523PV2 

PROPERTY ZONING DISTRICT: Planned Unit 

Development (The Crossings PUD)   

PROPERTY SIZE: 1.69 Acres 

REPORT BY: Dakota Swan, Assistant Planner 
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OVERVIEW 

The applicant requests combined Site Plan Review and a Special Use Permit to allow for the construction 
of a 11,060 square foot commercial building with four total spaces for tenants, and associated parking. The 
southernmost tenant space is proposed to have a drive-through to be used by a Dunkin’, and one of the 
three remaining retail spaces is planned to be used for a Blackwood BBQ location.  

The concurrent request for a Site Plan Review and a Special Use Permit is permitted as per Section 27.30.C 
of the Zoning Ordinance. The subject parcel is in The Crossings PUD, and staff reviewed the request using 
the underlying General Commercial zoning designation since The Crossing PUD most resembles the General 
Commercial zoning category. Drive-through operations are permitted in the General Commercial zoning 
district so long as the Planning Commission approves the issuance of a Special Use Permit.  
 
Surrounding zoning: 

 NORTH: Light Industrial (LI)  

WEST: Fieldstone Apartments PUD SUBJECT PARCEL EAST: Light Industrial (LI) – Switch 
Data Center 

 SOUTH: The Crossings PUD  

 

PROCESS 

Review of the combined Special Land Use and Site Plan Review application is subject to the following process: 
1. Submittal by applicant 
2. Completeness review by Zoning Administrator 
3. If complete, a public hearing shall be scheduled 
4. Administrative review of site plan and special land use by Zoning Administrator 
5. Public hearing (for Special Land Use) and review and decision by the Planning Commission 

 
CHAPTER 26 SITE PLAN REVIEW 
All non-residential buildings are subject to site plan review by the Planning Commission, and the applicant has 
submitted an application with sufficient detail to evaluate compliance with the ordinance.  

A. ZONING COMPLIANCE AND COMPATIBILITY 
All site development plans, streets, and utilities are subject to site plan review under Section 26.20.A. and 
shall conform to all General Commercial zoning district requirements; Land Use Regulation (Chapter 15), 
Building Requirements (Chapter 16), General Requirements (Chapter 17), and any applicable Specific Use 
Requirements (Chapter 18), unless specific modifications are approved by the Planning Commission. 
 

REQUIREMENT COMPLIANCE COMMENT 
CH 9 – GENERAL COMMERCIAL REQUIREMENTS  
Minimum Lot Area (9.20.C) Yes No minimum lot size 
Minimum Lot Width (9.20.C) Yes No minimum lot width 
Max. Building Height (9.20.C) Yes Max height 35ft or 2.5 stories 
Front Setback-25’ (9.20.C) Yes  
Side Setback-15’ (9.20.C) Yes  
Side Setback (Street Side)- 25’ (9.20.C) Yes  
Rear Setback-25’ (12.20.C) Yes  
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REQUIREMENT COMPLIANCE COMMENT 
CH 16 GENERAL BUILDING REQUIREMENTS - GC 
Architectural Articulation (16.70.B) Yes Color & texture change, change in parapet roofline, 

overhangs and awnings 
Rooftop Equipment (16.70.C) Undetermined Not indicated on elevations 

B. LIGHTING 
Lighting plans shall demonstrate compliance with all requirements and shall be designed to ensure safe 
conditions and minimal impact on neighboring properties and the night sky (Chapter 19). 
 

REQUIREMENT COMPLIANCE COMMENT 
LIGHTING - CH 19   
Parking Lots (19.20.F.2) Yes Proposed wall-mounted lights are being used to illuminate areas 

within 10 feet of building walls, including the drive-thru lane. 
Plans and Submittal 
Requirements (19.30) 

No Light poles are located in utility easements and will need to be 
moved.  

Color Temperature (19.40.B) Undetermined No kelvin level is specified. 
Fixture Type (19.40.C) Yes  
Mounting Height (19.40.D) No 25’ max in commercial zoning when >100 feet from a residential 

lot, lighting plan states 25’ pole mounted on a 3’ base, exceeding 
25’.  

Illumination Levels (19.50.B) No 1 footcandle maximum along front lot line adjacent to street 
frontage, several readings indicate >1 footcandle.  

C. PARKING AND LOADING 
Parking lot design shall demonstrate compliance with all dimensional and circulation requirements and shall 
be arranged to provide safe and convenient access to buildings and land uses (Chapter 20). If applicable, 
stacking and loading spaces shall be designed to minimize the impact on internal circulation routes and offsite 
traffic patterns.  The site plan does include striping, space size, curve radii, and drive lane dimensions, and 
designates ADA accessible spaces.  
 
Staff recommends a condition that the Fire Marshall must approve all drive aisles and turn radii to ensure 
adequate and safe emergency vehicle access to all areas of the site.  
 
Staff recommends a condition that the Township Engineer must approve all stormwater control infrastructure 
to ensure adequate drainage of the site.  
 

REQUIREMENT COMPLIA
NCE 

COMMENT 

PARKING AND LOADING - CH 20   
Setbacks-10’ (20.40.A) Yes  
Dimensions & Layout (20.40.B) Yes  
Fire Lanes (20.40.C) Yes Fire Marshall has reviewed 
Parking Lot Maintenance and Service (20.40.D) Yes  
Landscape Area Curbs (20.40.E) Yes  
Landscape Breaks (20.40.I) Yes  
Drainage and Runoff (20.40.F) Yes Township Engineer reviewed 
Striping and Pavement Markings (20.40.G) Yes  
Snow Storage Areas (20.40.H) No None noted 
Pedestrian Pathways (20.40.J)  N/A  
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REQUIREMENT COMPLIA
NCE 

COMMENT 

Connectivity (20.40.K) Undeterm
ined 

Connection to parking lot to the west along Eastport may 
or may not have an easement in place. At the northwest 
corner, a stub road that connects to this property is not 
connected.  

Lighting (20.40.L) See “B” 
above 

 

Landscaping (20.40.M) See “E” 
below 

 

Accessible Parking (20.50.B) Yes 4 barrier-free spaces 
Minimum Number of Spaces (20.50.D) Yes 47 spaces required, 58 provided.  
Shared Parking (20.60.B) N/A  
Deferred Parking (20.60.C) Yes Space for 9 more spaces is deferred. 
Electric Vehicle Charging Stations (20.70) Not 

Required 
None noted 

Loading Zones (20.80) Yes 12 x 25 space required, providing 12 x 28 space 
 

D. MOBILITY TRAFFIC AND ACCESS 
Pedestrian and bicycle travel shall be accommodated in accordance with this Ordinance (Section 21.20). 
Acceptable traffic conditions shall be maintained (Section 21.30). Driveway placement, connectivity, and 
shared access shall be designed to promote safe and efficient access to and from the site and circulation 
within the site. Compliance with access management requirements shall be demonstrated (Section 21.40). All 
sites and buildings shall be accessible to emergency service vehicles and personnel to respond to emergencies 
and calls for service. Streets and driveways shall conform to the requirements of Chapter 22. 
 

REQUIREMENT COMPLIANCE COMMENT 
MOBILITY TRAFFIC & ACCESS - CH 21   
On Site Pedestrian Connections 
(21.20.A) 

Yes Sidewalk is indicated along the entire front of the building 
and to the south. Pedestrian crosswalk identified to 
provide access across drive-thru aisle. 

Along Roadways Within Right-Of-Way 
(21.20.B) 

No Concrete sidewalk is not indicated along the eastern 
property line, however, this lies in a utility easement, and 
would have to be approved by the Township Engineer 

Bicycle Accommodation (21.20.C) N/A No specific bike accommodation is noted, but surface 
driveways throughout the site allow for cycling. The main 
entrances allow access to the Frederick Meijer Trail via 
Kalamazoo to the east 

Traffic Impact Analysis (21.30) Not Required  
Access Management General 
Requirements (21.40.D.2) 

Yes Two ingress and egress points connect to Clocktower 
Center Ave rather than Eastport Drive 

Spacing Between Commercial Driveways 
and Street Intersections (20.40.E) 

Yes “Clocktower Center Ave” is considered a commercial 
driveway, not a street.  

Spacing Between Commercial Driveways 
on Same Side of Street (21.40.F) 

Yes  

Alignment and Spacing Between 
Commercial Driveways on Opposite 
Sides of the Street (21.40.G) 

Undetermined North ingress/egress onto Clocktower Center Ave is not in 
alignment with Steak & Shake’s ingress/egress across the 
street. PC may allow an exception to this.  

Cross-Access Connectivity (21.40.H) Undetermined See comments for Connectivity (20.40.K) 
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E. LANDSCAPING, SCREENING, AND ENVIRONMENTAL PROTECTION 
All applicable landscaping, buffering, screening, and environmental requirements shall be satisfied (Chapter 
23), and sites shall not be significantly disturbed in ways beyond what is appropriate for the reasonable 
development of a site. Site plans shall demonstrate that the impact of exterior uses and activities is minimized 
by required landscaping and screening. 
 
Applicant may request some modifications to the landscaping plan due to the presence of utility easements 
along the roadways. The ordinance does allow for Planning Commission to do this.  
 
Section 23.100 Landscaping Modifications  
A. Authority: The Planning Commission may modify the landscaping and screening requirements within this 
chapter under certain circumstances.  
B. Considerations: The Planning Commission shall consider the following during the review of landscaping 
modification requests:  

1. Will existing vegetation or topographic features make compliance with requirements unnecessary or 
difficult to achieve?  
2. Will the application of requirements result in a significant loss of existing vegetation or natural or 
cultural features?  
3. Will the modification of requirements clearly result in a superior design that could not be otherwise 
achieved?  
4. Can existing vegetation be preserved to meet the intent of the screening and buffering requirements 
of this chapter?  
5. Is the distance between a building, parking area, or use more than 200 feet from a side or rear lot 
line?  
6. Will the site be overplanted, resulting in the loss of required plantings? 

 
REQUIREMENT COMPLIANCE COMMENT 
LANDSCAPING - CH 23    
Type and Variety (23.30.D) Yes  
Installation Specifics (23.30.E) Yes  
Planting Separations (23.30.E.5.a) Yes  
Minimum Installation Sizes (23.30.E.7) Yes  
Irrigation (23.30.F) Yes  
Preservation of Existing Trees (23.30.G) N/A  
Maintenance (23.30.H) Yes  
Berms (23.30.I)  N/A No berms indicated on site plan 
Prohibited Trees and Shrubs (23.30.J)  No Pyrus calleryana 'Aristocrat'; ornamental pears are 

prohibited 
Landscaping Plan (23.40.A)  Yes  
Requirements (23.40.B) No Needs to be sealed by Michigan licensed landscape 

architect. Scientific names. Snow storage. 
Front Yard Trees Location (23.50.B) Undetermined Landscape plan shows trees along Clocktower Center Ave, 

but this is a utility easement and trees are not allowed.  
Buffering (23.60.A)  Yes 44 shrubs required, 44 shrubs provided 
Dumpster and Trash Receptacles 
(23.70.C) 

Undetermined Dumpster location indicated but not construction details. 

Parking Lot Canopy Trees-1 tree per 12 
spaces (23.80.B) 

Yes 58 parking spaces require 5 deciduous trees, 5 are 
indicated on the site plan 

Screening (23.80.C) Yes  
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F. STORMWATER AND WATER QUALITY 
Stormwater detention, retention, and drainage systems shall be designed to protect neighboring properties 
from the negative impacts of increased stormwater run-off and flooding. Systems shall be designed to 
function with public stormwater drainage systems under the authority of the Kent County Drain Commission, 
Kent County Road Commission, or the Michigan Department of Transportation (MDOT).   
 
Stormwater infrastructure must be reviewed by the Township Engineer and must be approved thereby.  

G. SIGNS 
Proposed signs shall meet dimensional and location requirements and shall be placed in locations that limit 
driver distraction and prevent visual clutter (Chapter 24). 
 
It is undetermined whether signs included on the building elevations meet standards. The elevations indicate 
that each retail bay will feature wall signs, however, it does not include any details regarding the size of the 
signage. No monument sign is indicated on the plans.  
 

H. WATER AND SEWER 
Public water and sewer connections shall be approved by the Byron Gaines Utility Authority (BGUA) in 
accordance with Section 17.90 B as applicable. Staff does not anticipate that the site plan will overburden 
BGUA’s ability to provide public services while at the same time adequately providing for sewage collection 
and treatment. 
 
Water and sewer infrastructure must be reviewed by the Township Engineer and must be approved thereby. 

I. OUTSIDE AGENCIES 
Applicants shall secure all applicable outside agency approvals, including but not limited to the Kent County 
Health Department, Kent County Road Commission, Kent County Drain Commission, Fire Department, and 
State of Michigan regulatory agencies. Securing applicable approvals may also be a condition of approval if not 
received prior to the Planning Commission review. 
 
CHAPTER 27 SPECIAL LAND USE 
Drive-through services are permitted in the General Commercial zoning district with the issuance of a Special 
Use Permit. The request for a Special Use Permit has been reviewed using the standards from Section 27.40 of 
the Gaines Charter Township Zoning Ordinance.  

A. ZONING ORDINANCE AND MASTER PLAN 
The special land use will be consistent with the goals, intent, and purposes of the Zoning Ordinance and the 
Master Plan. The associated site plan will comply with all requirements of this Ordinance and satisfy all site 
plan standards of approval. 
 
Meets standard. The special land use will be consistent with the intent of both the Master Plan and Zoning 
Ordinance. The Zoning Ordinance contains provisions that allow for drive-throughs in the General Commercial 
zoning district, so long as a Special Use Permit is obtained. If the Planning Commission finds that the request 
meets the standards outline in Section 27.40, consistency with the Master Plan and Zoning Ordinance will be 
achieved.  

B. USE COMPATABILITY AND CHARACTER 
The site plan and buildings associated with the use will be designed and constructed, and the use will be 
operated and maintained in ways to ensure compatibility with adjacent and nearby land uses. Establishment 
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of the use will not degrade the essential character of the area in which it is proposed. Further, it will not 
impede the normal and orderly development and improvement of surrounding property and shall not have 
significant adverse impacts upon adjoining properties or uses. 
 
Meets standard, with consideration. The proposed drive-through will be compatible with other nearby land 
uses including multiple bank and restaurant drive-throughs on adjacent properties. Uses in the immediate 
area are consistent with permitted uses in the General Commercial zoning district, including several other 
multi-tenant retail spaces, restaurants, and a grocery store. Staff does not anticipate that permitting a drive- 
through in the General Commercial zoning district will have significant adverse impacts upon adjoining 
properties. There are few parcels left in the immediate vicinity for development, and the proposed use is 
compatible with other existing land uses.  
 
Note that the business to the west, Peppinos, has an outdoor patio that will be adjacent to the drive through 
lane along the west edge of the property. Extra consideration should be given to buffering that patio area 
from drive-through operations.  

C. PUBLIC SERVICES AND INFRASTRUCTURE 
The use and its associated buildings and site improvements will be adequately served by essential 
infrastructure and services, such as roads, stormwater drainage infrastructure, schools, law enforcement, and 
fire protection; will not create excessive additional requirements at public cost for infrastructure; and will not 
be detrimental to the economic welfare of the community. 
 
Meets standard. Public water and sewer connections shall be approved by the Byron Gaines Utility Authority 
(BGUA) in accordance with Section 17.90 B as applicable. Staff does not anticipate that the site plan will 
overburden BGUA’s ability to provide public services while at the same time adequately providing for sewage 
collection and treatment. Water and sewer infrastructure must be reviewed by the Township Engineer and 
must be approved thereby. Access to the site will connect via Clocktower Center Avenue, which provides 
access to Eastport Drive; staff anticipates that the roadway is well equipped to handle the traffic that may be 
generated as a result of this project.  

D. IMPACT AND NUISANCES 
The use and its associated buildings and site improvements will not be hazardous or disturbing to existing or 
future uses in the same general vicinity and in the community as a whole, and it will not involve uses, 
activities, processes, materials, equipment, or conditions of operation that will be detrimental to persons, 
property or general welfare by reason of excessive activity, noise, vibration, smoke, fumes, glare, odor, or 
visual impact. 
 
Meets standard. Staff does not anticipate that the drive-through will not detriment any people or property in 
the area. Although traffic will likely increase in the immediate area, staff does not anticipate that there will be 
any nuisances regarding noise, fumes, or visual impact.  

E. ENVIRONMENTAL IMPACT 
The use and its associated buildings and site improvements will not cause environmental degradation or 
significant change to landscapes, topography, and sensitive natural resources. 
 
Meets standard. The subject property is a large patch of grass with no sensitive natural resources or 
challenging topography to account for. Staff does not anticipate any environmental degradation will occur as a 
result of this project.  
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F. TRAFFIC 
The use will not result in unsafe traffic conditions or negative impacts on bicycle and pedestrian travel and 
shall not create or substantially add to traffic hazards in the area. 
 
Undetermined. Staff does not anticipate that there will be any hinderance to pedestrians or cyclists as a result 
of the project, however, the addition of a multi-tenant building with at least two dining options will certainly 
increase the number of vehicles circulating in the area. Staff does not anticipate that there will be any 
hinderance to pedestrians or cyclists as a result of the project. 
 
Using the ITE Trip Generation Manual, staff determined that the project is anticipated to generate 
approximately 1753 trips per day, however, 70% of the traffic in the area is already using the adjacent street 
system of Eastport Drive & Kalamazoo Avenue. Inbound traffic from drivers on Kalamazoo turning left on 
Eastport to access the proposed development may have an impact on the existing traffic signal at the 
intersection. The Planning Commission must determine whether Eastport Drive will see a hazardous amount 
of vehicle traffic as a result of this project.  

G. PRECEDENCE AND REASONABLE LAND USE 
The proposed use shall not set precedents for development, which could adversely affect the long-term plans 
or policies of the Township. The proposed use will be reasonable. 
 
Meets standard. Staff does not anticipate that approval of the Special Use Permit will adversely affect long-
term plans or policies of the Township. Drive-through operations are permitted in the General Commercial 
zoning district with the issuance of a Special Use Permit, and the proposed use is compatible with other uses 
in the immediate area.  
 
RECOMMENDATIONS 

SITE PLAN 

Due to the number of elements either not meeting standards or being undetermined due to lack of 
information, staff recommends postponing a decision on the Site Plan until those elements are corrected 
or clarified.  

If the Planning Commission recommends approval, staff recommends the following condition:  

Secure all Township department and outside agency approvals: 
1. Township Engineer/BGUA. 
2. Fire Department. 
3. Kent County Road Commission (access and SESC). 
4. Kent County Drain Commission. 
5. Department of Environment, Great Lakes, and Energy. 

SPECIAL LAND USE 

Unless action is tabled or postponed, the Planning Commission shall decide upon requests as follows:   

a. Approval. The motion or resolution and minutes shall indicate the findings and conclusions 
serving as the basis for the decision and any conditions imposed.   

b. Denial. In the case of a denial, the motion or resolution and minutes shall indicate the findings 
and conclusions serving as the basis for the decision.  
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A resolution may be offered to formally outline the findings, decision, and conditions, if applicable.  

Reasonable conditions may be imposed by the Planning Commission on a special land use approval in 
accordance with Section 25.60.  
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SITE DATA:
SITE: 1.74  ACRES (INCLUDING RIGHT-OF-WAY)
ZONED: PUD, PLANNED UNIT DEVELOPMENT
USE:  MIXED TENANT BUILDING WITH DRIVE THRU RESTAURANT

REQUIRED PROVIDED
MAXIMUM BUILDING HEIGHT: 35' SEE ARCH
FRONT BUILDING SETBACK: 25' 74.5
SIDE BUILDING SETBACK: 15' 33' TO WEST
REAR BUILDING SETBACK: 25' 157'

FRONT PARKING SETBACK: 10' 10' MIN.
SIDE PARKING SETBACK: 10' 10' MIN.
REAR PARKING SETBACK: 10' 12.1' FOR FUTURE PARKING

PARKING DATA:
MIN. REQUIRED PARKING: 47 SPACES
 (1 SPACE PER 150 SFT OF UFA) (ASSUMING 65% UFA)

11,060 * 0.65 / 150 = 47.9 AND MAX 59.9
MIN. REQUIRED STACKING SPACE FOR DRIVE THRU: 10 SPACES

PROPOSED PARKING: 58 SPACES
(INCLUDES 4 BARRIER FREE SPACES)

STACKING FROM WINDOW: 10 SPACES

PARKING SPACE: 75 - 90 DEGREE9' x 18' 9' x 18'

DRIVE AISLE WIDTH (TWO WAY): 24' 24' MIN.
(ONE WAY): 12'  12' MIN.

LOADING SPACE: 1 AT 12' X 25' 1 AT 12' X 28' SHOWN

BP

RAISED SIDEWALK EDGE

FLUSH SIDEWALK EDGE
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SOIL EROSION CONTROL KEY



D
ET

AI
L 

PL
AN

PROJECT  NOTES AND SPECIFICATIONS

GENERAL NOTES

GENERAL SPECIFICATIONS

SITE CONCRETE FLATWORK

STRIPING

Pa
ul

a 
Vi

nc
en

t  
   

   
 (7

74
)-2

70
-6

99
5

Sh
am

ro
ck

 C
of

fe
e 

In
c.

15
 S

pi
nn

in
g 

W
he

el
 R

d.
 S

ui
te

 1
10

H
in

sd
al

e,
 IL

 6
05

21

D
U

N
KI

N
 D

O
N

U
TS

 - 
EA

ST
PO

R
T

RESERVED PARKING SIGN

SIGN MATERIALS:

GENERAL: SIGNS SHALL CONFORM WITH THE
MANUAL OF UNIFORM TRAFFIC CONTROL DEVICES.

MOUNTING HARDWARE: STAINLESS STEEL.

PANEL MATERIAL: ALUMINUM SHEET.

SIGN FACE: REFLECTORIZED BACKGROUND,   REFLECTORIZED LEGEND.

RESERVED

VAN ACCESSIBLE RESERVED
PARKING SIGN

ACCESSIBLE

PARKING
PARKING

ONLY

RESERVED

VAN

BARRIER FREE SIGNS

INLET PROTECTION - FABRIC
DROP SPECIFICATIONS

INLET PROTECTION - FABRIC
DROP

CONCRETE SIDEWALK BIT PAVEMENT-SECTION

HEAVY DUTY CONCRETE PVMT
AT DUMPSTER ENCLOSURE

24" CURB AND GUTTER

FABRIC SILTATION FENCING

SIGN MOUNTING BUMP POST

CONCRETE PAVEMENT
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ALL LIGHTING TO BE PROVIDED AS SPECIFIED THROUGH ESTABLISHED NATIONAL
ACCOUNTS PROGRAM WITH VILLA LIGHTING SUPPLY OR NEEDHAM ELECTRIC. PLEASE
CONTACT:

· VILLA LIGHTING NATIONAL ACCOUNTS DEPARTMENT
P: 1-800-325-0963 x462
F: 314-531-8720

· NEEDHAM ELECTRIC NATIONAL ACCOUNTS DEPARTMENT
P: 1-200-244-6980
F: 781-575-1398

PRICING HAS BEEN PRE-NEGOTIATED AND PRODUCT IS AVAILABLE TO SHIP AS NEEDED.

GENERAL NOTES:

1) REFER TO ARCHITECTURAL EXTERIOR  ELEVATIONS FOR FIXTURE MOUNTING HEIGHTS ON
BLDG.

2) THE ELECTRICAL CONTRACTOR SHALL BE RESPONSIBLE FOR RECEIVING, STORAGE,
INSTALLATION AND WIRING OF LIGHT FIXTURES.

3) REFLECTANCE VALUES OF 80-50-20; LIGHT LEVEL CALCULATED AT 2.5'

4) FIXTURES MOUNTED ON 25' POLE & 3' BASE LIGHT LEVEL CALCULATED ON THE GROUND

copyright  c  2025
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JOB NO.

SHEET NO.

ISSUED FOR:

PROJECT:

SHEET TITLE:

ARCHITECT:

DO NOT SCALE PRINTS
USE  FIGURED DIMENSIONS ONLY

PLOT SIZE: 36"X24"

1. FIXTURES SHALL BE HOUSE SIDE SHIELD 2-LAMP LED FIXTURES WITH TYPE 3
OR TYPE 4 DISTRIBUTION HEAVY-DUTY, SINGLE-PIECE DIE-CAST ALUMINUM
HOUSING - DIE-CAST ALUMINUM DOOR WITH ONE-PIECE SILICONE GASKET.

2. POLES ARE TO SQUARE STEEL AND  MOUNTED AT 20' OR 25' IN HEIGHT.  THE
POLE SHALL BE FURNISHED WITH (4) GALVANIZED ANCHOR BOLTS, NUTS &
WASHERS, METAL TEMPLATE, HAND HOLE AND BASE COVER.  VERIFY
DIMENSIONS CONFORM TO ALL LOCAL CODE REQUIREMENTS AND
RESTRICTIONS BEFORE PLACING ORDER.

3. UTILIZING POLE AND BUILDING LIGHTING, OVERALL MINIMUM SITE LIGHTING
SHOULD BE 3-5 FOOTCANDLES. CIRCULATION AREAS, SIDEWALKS,
DRIVE-THRU LANES AND LANDSCAPING SHOULD BE HIGHLIGHTED.  SHARP
CUT-OFFS (IDEALLY 1/2 F.C.) AT THE PROPERTY LINES NEED TO BE
MAINTAINED.

4. THE DRIVE-THRU LANES SHOULD MAINTAIN 3-5 FOOTCANDLES
THROUGHOUT WITH A MAXIMUM OF .5 FC AT THE BACK PROPERTY LINE.
WALL PACKS SHALL BE 175W MH FULL CUT-OFF WITH SEGMENTED OPTICS;
SOLID FRONT AND MEDIUM THROW LIGHT DISTRIBUTION. THESE SHOULD BE
MOUNTED ON THE BUILDING @ 12' TO 15' ABOVE GRADE.

Luminaire Locations

No. Label X Y Z

Location

MH Orientation Tilt

1 EWS-1 168.39 173.23 9.25 9.25 270.00 0.00
2 EWS-1 168.29 337.82 14.50 14.50 270.00 0.00
3 0.00
4 0.00
5 0.00

6 0.00

1 0.00217.43 486.17 25.00 25.00 180.00PKL4

2 0.00155.80 428.05 25.00 25.00 180.00PKL4

EWS-1 168.05 297.79 14.50 14.50 270.00
EWS-1 167.88 255.65 14.50 14.50 270.00

EWS-1 168.30 209.66 14.50 14.50 270.00

EWS-1 198.71 341.75 14.50 14.50 0.00

3 0.00278.88 427.69 25.00 25.00 270.00PKL4

4 0.00217.95 981.57 25.00 25.00 180.00PKL4

5 0.00238.29 91.53 25.00 25.00 0.00PKL4

6 0.00144.17 115.36 25.00 25.00 76.79PKL4

7 0.00278.65 199.30 25.00 25.00 270.00PKL4

8 0.00279.19 303.32 25.00 25.00 270.00PKL4

9 0.00149.78 200.10 25.00 25.00 90.00PKL4

10 0.00149.35 277.46 25.00 25.00 90.00PKL4

11 0.00150.70 356.80 25.00 25.00 90.00PKL4
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June 11, 2025 

1500 
 

Via Email:  dan.wells@gainestownship.org 

 

Dan Wells, Community Development Director 

Gaines Charter Township 

8555 Kalamazoo Ave SE 

Caledonia, MI 49316 
 

RE: Dunkin Donuts – Preliminary Site Plan Review 

 1535 Eastport Drive, Section 5, Gaines Charter Township 
 

Dear Dan: 

 

We have reviewed the preliminary site plan for the proposed development located at 1535 

Eastport Drive that we received on May 27, 2025. We provide the following comments for the 

consideration of the Planning Commission and Applicant: 

 

1. The Applicant will be required to obtain an SESC permit from the Kent County Road 

Commission prior to the commencement of any work on site. 

2. We recommend the Applicant contact the Gaines Charter Township Water & Sewer 

Administrator to determine what connection fees may be due for the property in question. 

3. The Applicant shall submit a fixture count to our office, and a water meter size will be 

determined for the proposed building. If an irrigation system is to be installed on site, a 

separate irrigation meter will be required. Irrigation system information shall be 

submitted if applicable. The Applicant will be responsible for all costs associated with the 

purchase and installation of the water meter. 

4. The Applicant’s Engineer shall revise the sanitary lateral to maintain 2% slope along the 

whole line. The label for the lateral shall be updated to reflect this minimum slope. 

5. It appears that the public utility easement over the portion of public watermain on this 

site was never recorded. The Applicant shall prepare and submit an easement document 

for the existing public utility watermain on site. We note that trees will not be allowed in 

the watermain easement. The trees shown inside the easement area on the landscape plan 

shall be removed. 

6. The Applicant’s Engineer shall show the water service and sanitary lateral on all sheets. 

7. Vehicle cross access easements should be considered for the drive lanes that provide 

access to adjacent parcels. 
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8. We recommend that that the Applicant’s Engineer revise the north part of the site to 

connect to the existing drive on the property to the west to this site to allow for efficient 

movement of vehicles. 

9. The Applicant’s Engineer shall revise the site plan to only show one water service to the 

building. The water service shall be tapped in a location where the curbstop will be in 

greenspace. 

10. We recommend the Applicant contact the Fire Marshall and Buidling Inspector to 

determine if a fire protection service is required for the building. If required, the fire 

protection line shall be included in the site improvements. 

11. The Applicant’s Engineer shall include a cleanout at the connection point to the existing 

lateral stub. 

12. The Applicant’s Engineer shall revise the sanitary lateral and grease interceptor to 

connect to the building in one location; only grease interceptor will be allowed for this 

building.  

13. The Applicant’s Engineer shall verify that the overall C-factor for the site is compliant 

with the original design of the regional detention facility. We note that due to the 

extensive pavement on site, the C-factor is quite high for this development, and 

additional on-site detention may be required if the original design C-factor cannot be met.  

Thank you for your consideration in this matter. If you have any questions, concerns, or require 

additional information, please do not hesitate to contact our office. 

Sincerely, 

VK Civil 

 
Jeffrey M. Gritter, P.E 

 

JMG/nfb 

 

c.  Bob Terpstra, Supervisor 

 Rod Weersing, Township Manager 

 Tracy Lawrence, Water & Sewer Administrator 

 John Stuyfzand, Building Inspector 

 Ken Van Hall, Fire Chief 

 Pat Quick, Fire Marshall 

 Erik Easterly, P.E., Kent County Road Commission 

 Dave Beck, Kent County Road Commission 

 Barry Korhorn, Byron Gaines Utility Authority 

Paula Vincent, Shamrock Coffee Inc. 

 Matt Cole, P.E., Roosien & Associates 



Gaines Charter Township Fire Department
Inspection Report

Plan Review-Site Plan Inspection Result
Inspection Status Inspected by Completed at

Completed Pat Quick 05/28/2025

Business Name Address Suite City Zip
Multi Tenant
Building

1535 Eastport Dr
SE

-- Grand Rapids 49508

Introduction:

 ITEM: REVIEW REQUIREMENTS We have reviewed your plans for the above facility. The following
items are noted for compliance with code requirements. Code references to the International Fire Code
2015, as amended, are noted IFC; references to the Michigan/International Building Code are noted
MBC; references to National Fire Protection Association codes and standards are noted NFPA. Please
review the appropriate code for further details. All construction and processes must meet applicable
code provisions.

RESULT: Plan Review

REMARK: 

Proposed new multi tenant building with a Dunkin Donuts, Blackwood BBQ and two future tenants.

General Construction and Demolition:

 ITEM: REQUIRED ACCESS Approved vehicle access for fire fighting shall be provided to all
construction or demolition sites prior to and during the time of construction. Access road(s) (20 feet wide,
designed and maintained to support a vehicle weighing 20 tons on a single axle with dual wheels and
standard road tires) shall be constructed as required. This road may be gravel, but vehicle access must
be maintained and unobstructed at all times. (IFC 501.4, 503.1.1, 503.2.3, 503.4, 3310.1)

RESULT: Plan Review

 ITEM: HYDRANTS REQUIRED Construction involving combustible building materials shall not occur
until operable fire hydrants are in place within 500 road feet of the furthest point of any building being
constructed. (IFC 3312.1)
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RESULT: Plan Review

REMARK: 

Hydrants around site are adequate.

 ITEM: FIRE LANE(S) Each side of the building where a fire lane is required must have an entrance as
close to the middle as possible. The fire lane must be a minimum of 10 feet and a maximum of 35 feet
from the building, and within 100 feet of all fire department connections. (IFC 503.1.1)

RESULT: Plan Review

REMARK: 

Fire Lanes on plans are adequate

Fire Protections Systems:

 ITEM: SPRINKLER SYSTEM REQUIRED An approved automatic sprinkler system shall be provided
throughout the entire building or in specific portion (s)/area(s) identified by the Fire Marshal in
accordance with the code. (IFC 903; NFPA 13)

RESULT: Plan Review

Closing:

 ITEM: SUBJECT TO FIELD INSPECTION There may be additional requirements as a result of
conditions found during inspections.

RESULT: Plan Review

Inspection Signatures

Inspector Signature

__________________________
Pat Quick

Fire Marshal
Deputy Chief

--
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pat.quick@gainestownship.org
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Planning Commission Memo 
Meeting Date: June 26th, 2025 

 
 
AGENDA ITEM: VI.1.b 
 
PROPOSED REQUEST: Zoning Text Amendment 
 
ADDRESS: N/A  

PARCEL NUMBERS: All parcels 
 
APPLICANT: Denise Simons, Midwest Sign 
Company 

 
FILE NUMBER: 250505DS 

PROPERTY ZONING DISTRICT: N/A   

PROPERTY SIZE: N/A 

REPORT BY: Dakota Swan, Assistant Planner, 
Dan Wells, Community Development Director 
 

 
 
OVERVIEW 

The applicant requests a Zoning Text Amendment to allow electronic changeable messaging (ECM) signs in 
residential zoning districts for institutional uses. Prior to the recent amendment to the Zoning Ordinance, 
ECMs were permitted in residential areas of the Township for institutional uses, so long as a Special Use 
Permit was obtained from the Planning Commission. During the process of amending the Zoning Ordinance, 
the Zoning Ordinance Steering Committee engaged in discussions regarding ECMs and deemed them to be 
a visual nuisance, and not appropriate for residential areas.  

The applicant desires to restore the ability to use ECMs for institutional use. The amendment would apply 
to all institutional uses that are permitted in residential zoning. Practically this will mostly be for places of 
worship and private schools.  

The current ordinance defines several classes of sign illumination: 

External; 1. Sign lighting shall be of low intensity with effective provisions made to minimize spillover of 
light beyond the actual sign face. 2. The light source shall be enclosed and directed to prevent light from 
shining directly onto traffic or neighboring property. 

Internal; Sign faces shall be opaque so that individual lamps are muted and cannot be distinguished behind 
the sign face. 

Electronic Changeable Messages; Typically LED but includes “red dot” signs.  The main regulations are as 
follows: 

Sign Type. ECMs are only permitted on freestanding signs (as opposed to wall signs). 

Size. No more than 40 percent of the area of the sign may be dedicated to an ECM display. The 
remainder of the sign shall consist of a static sign face. For a 32-square-foot sign this is 12.8 square 
feet.  
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Images and Transition. A) Each image shall be static and shall not move, flash, or otherwise be 
animated. B) Each message shall be displayed for a period of no less than eight (8) seconds. C) 
Transitions between images shall be instantaneous and shall not scroll, fade, or otherwise be 
animated.  

Brightness; An electronic display sign shall be equipped with automatic dimming technology to 
adjust the brightness of the sign relative to ambient light conditions. 

Staff has noticed that most sign owners follow the rules on changes, hours of operation and brightness, but 
a few do not, especially when it comes to the movement of graphics and animation.  

In terms of what is currently allowed in residential areas—which includes Agricultural-Rural Residential, 
Suburban Residential, Village Residential, Multi-Family Residential—internal and external illumination is 
allowed for ground signs (for non-residential uses or B&Bs), and external illumination is allowed for 
residential development entry and wall signs (for non-residential uses, B&Bs, home occupations). ECMs are 
not allowed in any case.  

 

PROCESS 

Review of the zoning ordinance text amendment is subject to the following process: 
1. Public hearing and review and recommendation by the Planning Commission 
2. First reading by the Township Board, public hearing shall be scheduled 
3. Public hearing and decision by the Township Board 
4. Publication of the approval notice within a newspaper of general circulation within the Township 

within 14 days. The effective date of the approval is the expiration of seven (7) days after publication 
unless a longer timeframe is set 

 
CHAPTER 31 ZONING AMENDMENTS 
All zoning text amendments are subject to review by the Planning Commission. If approval is granted, the 
request will get two readings at the Township Board, one of which will be a public hearing. This request has 
been reviewed using the applicable standards from Section 31.40.B, Zoning Amendment Approval Standards – 
Zoning Text Amendment. The applicant has submitted an application with sufficient detail to evaluate 
compliance with the ordinance.  
 
The following factors will be considered by the Planning Commission and Township Board while reviewing a 
proposed Zoning Ordinance text amendment. The amendment shall satisfy at least one (1) of these factors. 
 

1. The amendment will implement the Township’s Master Plan.   

Does not meet standard. In the Master Plans “Chapter 4. Community Facilities & Utilities” issues 
surrounding artificial lighting in the Township is addressed: 

The changing technology of lighting has led to the wide use of LEDs as a primary use both at the 
utility scale and for general commercial and residential use. LEDs have certain qualities that are 
significantly different from older lighting technologies including benefits such as much lower energy 
demands and a wide range of control over brightness, directional control, and color. LEDs also have 
several negative effects depending on how they are deployed including high glare, intensity, and 
luminescence; these negative effects can affect driving safety due to distraction, loss of night sky 
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visibility, effects on human circadian rhythms, and effects on wildlife. If deployed incorrectly, light 
trespass may be considered a nuisance, and the increased use of LEDs must be regulated carefully 
to limit negative effects. 

The Master Plan Public Input Survey also shows that residents are concerned about obtrusive 
lighting in the township. Question 12 asked residents how they feel about obtrusive lighting, to 
which 28.9% stated they are “Very Concerned,” while 41.9% are “Somewhat Concerned” about the 
issue. 

Clearly, over 69% of residents do not view obtrusive lighting favorably. The Suburban Residential zoning 
district is the buffer between brightly lit commercial and darker rural areas to the south.  

2. The amendment addresses changing conditions in development trends, housing types, industrial 
standards, environmental best practices, and citizen preferences.  

Meets standard. Staff has noticed an influx of inquiries about ECMs and where they are permitted; the 
demand to install these types of signs for institutional users has certainly increased over the last several 
years. The Planning Commission has approved two requests for Special Use Permits to allow ECMs in 
residential districts for institutional users over the last three years.  

3. The proposed text amendment would clarify the intent of the Zoning Ordinance.  

Does not meet standard. The intent of the ordinance regarding electronic messaging centers is very 
clear; ECMs are permitted only within the Neighborhood Commercial, General Commercial, Office 
Service, Mixed Business, Light Industrial, and Heavy Industrial zoning districts.  

4. The proposed text amendment would correct an error in the Zoning Ordinance.  

Not Applicable. The Zoning Ordinance was amended in April; during final review and revision, no errors 
were noted in Chapter 24.  

5. The proposed text amendment would address changes to the State legislation, recent case law, 
opinions of the Attorney General of the State of Michigan, or any other county, state, or federal 
regulations.  

Not Applicable. Staff is not aware of any new legislation at the local, State, or federal level that would 
require a modification to the regulations on ECMs.  

6. In the event the amendment will add a use to a district, that use shall be fully consistent with the 
character of the range of uses provided for within the district.  

Not Applicable. Illuminated signs are an accessory use to a permitted primary use, not a new use.  

7. The amendment shall not create incompatible land uses within a zoning district or between adjacent 
districts.  

Not applicable. Illuminated signs in general are allowed within the residential zoning district, the 
requested amendment just modifies what technology is appropriate to allow.   

8. The proposed change shall be consistent with the Township’s ability to provide adequate public 
facilities and services.  

Meets standard. Staff does not anticipate there will be any hinderance to the Township’s ability to 
provide adequate public services if the zoning text amendment is approved.  
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9. The proposed change shall be consistent with the Township’s desire to protect the public health, 
safety, and welfare of the community.  

Undetermined. Staff finds that specific ECMs generally do not jeopardize public health, safety, or 
welfare, and do assist with wayfinding. They do create a light spill nuisance if not turned off at night, 
and can interfere with night driving for people with astigmatism. 

Regulations in the Zoning Ordinance pertaining to electronic messaging centers were purposefully 
updated to restrict a landowner’s ability to install them in residential zoning districts, as they were 
determined to be a point of nuisance by the Zoning Ordinance Steering Committee. If the Planning 
Commission determines that the proposed amendment is consistent with the Township’s desire to 
protect public health, safety, and welfare of the community, then consistency with Section 31.40.B.9 
will be achieved.  

 
RECOMMENDATION 

Unless action is tabled or postponed, the Planning Commission shall decide upon text amendment requests 
as follows:   

a. Approve and recommended the Board’s final approval.  

b. Deny and recommended the Board’s final denial.  
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Planning Commission Memo 
Meeting Date: June 26th, 2025 
 
 
AGENDA ITEM: VI.2.a 
 
PROPOSED REQUEST: Site Plan 
Review 
 
ADDRESS: 6207 East Paris Avenue  

PARCEL NUMBER: 41-22-02-200-027 

 
APPLICANT: Kevin Vreugdenhil, First Companies Inc.  
 
FILE NUMBER: 250522KV 

PROPERTY ZONING DISTRICT: Light Industrial (LI)   

PROPERTY SIZE: 9.77 acres 

REPORT BY: Dakota Swan, Assistant Planner 
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OVERVIEW 

The applicant requests a site plan review for an 82,880 square-foot industrial building with associated 
parking and access drives. The building is expected to have four spaces for tenants, each with two loading 
docks for pick-ups and drop-offs. The subject parcel is zoned Light Industrial but is currently being used as 
a residence; the house will be demolished if site plan approval is received.  
 
Surrounding zoning: 

 NORTH: Light Industrial (LI)  

WEST: Fieldstone Apartments PUD SUBJECT PARCEL EAST: Light Industrial (LI) – Switch 
Data Center 

 SOUTH: Light Industrial (LI)  

 
PROCESS 
Site Plan Review applications are subject to the following process: 
 
1. Submittal by applicant 
2. Completeness review by Zoning Administrator 
3. If complete, administrative review by Zoning Administrator 
4. Review and decision by the Planning Commission 
 
CHAPTER 26 SITE PLAN REVIEW 
All non-residential buildings are subject to site plan review by the Planning Commission. The applicant has 
submitted an application with sufficient detail to evaluate compliance with the ordinance.  

A. ZONING COMPLIANCE AND COMPATIBILITY 
All site development plans, streets, and utilities are subject to site plan review under Section 26.20.A. and 
shall conform to all zoning district requirements (in this case Chapter 12, Light Industrial), Land Use Regulation 
(Chapter 15), Building Requirements (Chapter 16), General Requirements (Chapter 17), and any applicable 
Specific Use Requirements (Chapter 18), unless specific modifications are approved by the Planning 
Commission. 
 
Use of the building is intended to serve multiple industrial related tenants, but end users have not been 
identified yet.  
 

REQUIREMENT COMPLIANCE COMMENT 
LI REQUIREMENTS – CH 12   
Minimum Lot Area Table (12.20.C) Yes 1 acre required 
Minimum Lot Width (12.20.C) Yes 150 feet minimum 
Max. Building Height (12.20.C) Yes Proposed building is 33 feet tall 
Front Setback-100’ (12.20.C) Yes  
Side Setback-15’ (12.20.C) Yes  
Rear Setback-50’ (12.20.C) Yes  

 

B. LIGHTING 
Lighting plans shall demonstrate compliance with all requirements and shall be designed to ensure safe 
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conditions and minimal impact on neighboring properties and the night sky (Chapter 19). 
 

REQUIREMENT COMPLIANCE COMMENT 
LIGHTING - CH 19   
Parking Lots (19.20.F.2) Yes  
Plans and Submittal 
Requirements (19.30) 

Yes  

Color Temperature (19.40.B) Yes Color temperature limited to 4,000 kelvin; proposed fixtures are 
capable of exceeding 4,000 kelvin.  

Fixture Type (19.40.C) Yes  
Mounting Height (19.40.D) Yes 30’ max in industrial zoning when 150 feet or more from a 

residential lot 
Illumination Levels (19.50.B) Yes 10 footcandle maximum, proposing 1.9 maximum footcandles 

 

C. PARKING AND LOADING 
Parking lot design shall demonstrate compliance with all dimensional and circulation requirements and shall 
be arranged to provide safe and convenient access to buildings and land uses (Chapter 20). If applicable, 
stacking and loading spaces shall be designed to minimize the impact on internal circulation routes and offsite 
traffic patterns.  The site plan does include striping, space size, curve radii, and drive lane dimensions, and 
designates ADA accessible spaces.  
 
Staff recommends a condition that the Fire Marshall must approve all drive aisles and turn radii to ensure 
adequate and safe emergency vehicle access to all areas of the site.  
 
Staff recommends a condition that the Township Engineer must approve all stormwater control infrastructure 
to ensure adequate drainage of the site.  
 

REQUIREMENT COMPLIANCE COMMENT 
PARKING AND LOADING - CH 20   
Setbacks-10’ (20.40.A) Yes  
Dimensions & Layout (20.40.B) Yes  
Fire Lanes (20.40.C) Yes Fire Marshall will determine final compliance.  
Parking Lot Maintenance and Service 
(20.40.D) 

Yes  

Landscape Curb Area (20.40.E) Yes  
Drainage and Runoff (20.40.F) Yes Township Engineer will determine final compliance 
Striping and Pavement Markings (20.40.G) Yes  
Snow Storage Areas (20.40.H) Yes West end of parking lot is adequate 
Landscape Breaks (20.40.I) Yes  
Pedestrian Pathways (20.40.J) Yes  
Connectivity (20.40.K) Yes  
Accessible Parking (20.50.B) Yes 6 barrier-free spaces 
Minimum Number of Spaces (20.50.D) Yes 127 spaces required, 169 provided  
Maximum Number of Spaces (20.50.E) No 169 provided, 159 maximum (>25% over minimum). PC 

may approve the overage. 
Reductions (20.60.A) N/A  
Shared Parking (20.60.B) N/A  
Deferred Parking (20.60.C) N/A  
Electric Vehicle Charging Stations (20.70) Not Required None noted 
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REQUIREMENT COMPLIANCE COMMENT 
Loading Zones (20.80) Yes Proposing 8 loading docks, two for each tenant space  

 

D. MOBILITY TRAFFIC AND ACCESS 
Pedestrian and bicycle travel shall be accommodated in accordance with this Ordinance (Section 21.20). 
Acceptable traffic conditions shall be maintained (Section 21.30). Driveway placement, connectivity, and 
shared access shall be designed to promote safe and efficient access to and from the site and circulation 
within the site. Compliance with access management requirements shall be demonstrated (Section 21.40). All 
sites and buildings shall be accessible to emergency service vehicles and personnel to respond to emergencies 
and calls for service. Streets and driveways shall conform to the requirements of Chapter 22. 
 

REQUIREMENT COMPLIANCE COMMENT 
MOBILITY TRAFFIC & ACCESS - CH 21   
On Site Pedestrian Connections 
(21.20.A) 

Yes Direct and safe pathways throughout the site. Trees are 
located near all major pathways providing adequate shade. 

Along Roadways Within Right-Of-Way 
(21.20.B) 

No No sidewalk indicated on site plan, Planning Commission 
has the discretion to require sidewalks. Complicated utility 
easements within ROW.  

Bicycle Accommodation (21.20.C) N/A No specific bike accommodations are noted, but surface 
driveways throughout the site allow for cycling. The main 
entrance allows access to the Paul Henry Trail to the north 
via Hanna Lake. 

Traffic Impact Analysis (21.30) Not Required  
Access Management (21.40) Yes  

 

E. LANDSCAPING, SCREENING, AND ENVIRONMENTAL PROTECTION 
All applicable landscaping, buffering, screening, and environmental requirements shall be satisfied (Chapter 
23), and sites shall not be significantly disturbed in ways beyond what is appropriate for the reasonable 
development of a site. Site plans shall demonstrate that the impact of exterior uses and activities is minimized 
by required landscaping and screening. 
 

REQUIREMENT COMPLIANCE COMMENT 
LANDSCAPING - CH 23    
Type and Variety (23.30.D) Yes  
Installation Specifics (23.30.E) Yes  
Planting Separations (23.30.E.5.a) Yes  
Minimum Installation Sizes (23.30.E.7) Yes  
Irrigation (23.30.F) Yes  
Preservation of Existing Trees (23.30.G) Yes  
Maintenance (23.30.H) Yes  
Berms (23.30.I)  N/A  
Prohibited Trees and Shrubs (23.30.J)  Yes  
Landscaping Plan (23.40.A)  Yes  
Requirements (23.40.B) Yes  
Front Yard Trees Location (23.50.B) Yes  
Buffering (23.60.A)  Yes 44 shrubs required, 44 shrubs provided 
Dumpster and Trash Receptacles 
(23.70.C) 

Yes  

Parking Lot Canopy Trees (23.80.B) Yes 14 trees are required, 14 are provided and identified as 
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REQUIREMENT COMPLIANCE COMMENT 
being in compliant locations 

Screening (23.80.C) Yes 22 parking spaces abut the abut the East Paris Avenue 
right-of-way, requiring two shrubs per space (required 
number = 44). The landscape plan indicates 49 shrubs.  

 

F. STORMWATER AND WATER QUALITY 
Stormwater detention, retention, and drainage systems shall be designed to protect neighboring properties 
from the negative impacts of increased stormwater run-off and flooding. Systems shall be designed to 
function with public stormwater drainage systems under the authority of the Kent County Drain Commission, 
Kent County Road Commission, or the Michigan Department of Transportation (MDOT).   
 
Stormwater infrastructure must be reviewed by the Township Engineer and must be approved thereby.  

G. SIGNS 
Proposed signs shall meet dimensional and location requirements and shall be placed in locations that limit 
driver distraction and prevent visual clutter (Chapter 24). 
 
The applicant has not indicated there will be signage on the proposed building itself or near the access drive, 
and did not provide a specific location. Should the applicant choose to install signage, sign plans will be 
subject to applicable standards and requirements for industrial zoning per Chapter 24.  

H. WATER AND SEWER 
Public water and sewer connections must be approved by the Byron Gaines Utility Authority (BGUA) in 
accordance with Section 17.90.B as applicable. Staff does not anticipate that the water use will overburden 
BGUA’s ability to provide public services while at the same time adequately providing for sewage collection 
and treatment. 
 
Water and sewer infrastructure must be reviewed and approved by the Township Engineer.  

I. OUTSIDE AGENCIES 
Applicants must secure all applicable outside agency approvals, including but not limited to the Kent County 
Health Department, Kent County Road Commission, Kent County Drain Commission, Fire Department, and 
State of Michigan regulatory agencies. Securing applicable approvals may also be a condition of approval if not 
received prior to the Planning Commission review. 
 
RECOMMENDATION 

Unless action is tabled or postponed, the Planning Commission shall decide upon site plan requests as 
follows:   

a. Approval. The motion or resolution and minutes shall indicate the findings and conclusions serving as the 
basis for the decision and any conditions imposed.   

b. Denial. In the case of a denial, the motion or resolution and minutes shall indicate the findings and 
conclusions serving as the basis for the decision. 

CONDITIONS 

If the Planning Commission recommends approval, staff recommends the following conditions.  
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1. The applicant shall provide a photometric plan for administrative approval by staff.  

 
2. Secure all Township department and outside agency approvals: 

a. Township Engineer/BGUA. 
b. Fire Department. 
c. Kent County Road Commission (access and SESC). 
d. Kent County Drain Commission. 
e.  Department of Environment, Great Lakes, and Energy. 

 





 

Site Plan Review Narrative 

6207 East Paris Avenue SE 

 

• Property is located at 6207 East Paris and contains 9.77 acres. 

• Zoning of the property is LI light industrial.  

• The sites current use is residential the existing house will be removed. 

• An EGLE permit has been submitted for the minor wetland fills required to construct the 

building (permit pending). 

• Stormwater required is designed to KCDC and Gaines Township standards.  

• The proposal is to construct a 82,880 sq.f.t building with 169 parking spaces. The 

building is intended to have at least 4 tenant spaces.  
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PROP BUILDING
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5252 Clyde Park, S.W.     Grand Rapids, MI  49509
Phone: (616) 531-3660www.exxelengineering.com

Know what's below.
before you dig.Call

R

SAN SEWER LATERAL CLEANOUT DETAIL SAN SEWER LATERAL CLEANOUT DETAIL 

COBBLE CHECK DAM DETAILDETENTION BASIN OUTLET DETAIL

P:
\P

ro
je

ct
s\

20
24

\2
41

96
0\

D
ra

w
in

gs
\2

41
96

0.
dw

g,
 C

03
-U

TI
L,

 5
/2

2/
20

25
 8

:2
7:

10
 A

M
, m

kn
itt

le



SOIL EROSION CONTROL NOTES :

1.  TOTAL AREA OF DISTURBANCE = 6.8 ACRES

2.  ALL SOIL EROSION CONTROL MEASURES ARE TO BE IN PLACE PRIOR TO
     THE START OF ANY GRADING.

3.  INSPECT & MAINTAIN ALL TEMPORARY SOIL EROSION CONTROLS AFTER
     EACH SIGNIFICANT RAINFALL EVENT UNTIL THE SITE HAS BEEN
     PERMANENTLY STABILIZED.

4.  PLACE SILT FENCE AS SHOWN ON PLAN & PER DETAIL.

5.  PROTECT 17 PROPOSED STORM CATCH BASINS WITH SILT
     SACKS AS SHOWN ON PLAN & PER DETAIL & REMOVE WHEN SITE IS
     STABILIZED.

6.  CONTRACTOR IS RESPONSIBLE TO SWEEP ANY TRACKING OF SOILS ONTO
     PAVEMENT CAUSED BY SITE CONTRACTOR OR HIS SUBCONTRACTORS.

7.  ON SITE SOILS - CLAY.

8.  ALL NON PAVED AREAS TO BE TOPSOILED (4" MIN.) & SEEDED (BY
     LANDSCAPE CONTRACTOR - UNDER LANDSCAPE CONTRACT).

SILT  SACK  DETAILSILT FENCE DETAIL

PROP BUILDING

5252 Clyde Park, S.W.     Grand Rapids, MI  49509
Phone: (616) 531-3660www.exxelengineering.com
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Floor Plan Notes
1. ALL EXTERIOR DIMENSIONS SHALL REFERENCE GRID LINES ON OUTSIDE FACE OF FRAMING STRUCTURE.

ALL INTERIOR DIMENSIONS ARE TO FACE OF GYP. BD. UNO.

2. UNLESS NOTED OTHERWISE. ALL NON-LOAD BEARING INTERIOR PARTITION WALLS SHALL BE
CONSTRUCTED OF 2x4 WOOD STUDS @ 16" OC W/ SOUND ATTENUATION BATTS AND 5/8" GYP BOARD EACH
SIDE.  PROVIDE GYPSUM BOARD CONTROL JOINTS @ 30'-0" O.C.

3. REFER TO WALL SECTIONS AND EXTERIOR ELEVATIONS FOR EXTERIOR WALL MATERIALS.

4. ALL WOOD FRAMING THAT COMES IN CONTACT WITH DISSIMILAR MATERIAL SHALL BE TREATED TO RESIST
DECAY AND/OR HAVE A BARRIER TO PREVENT MOISTURE TRANSMISSION.

5. ALL METAL TO METAL CONNECTIONS SHALL BE SUCH AS TO AVOID DISSIMILAR METAL GALVANIC
CORROSION.

6. SET ALL FLOOR DRAINS, UNLESS REQUIRED OTHERWISE, 1" BELOW FLOOR LINE AND PITCH FROM 24"
RADIUS.

7. UNLESS INDICATED OTHERWISE, FLOOR MATERIAL CHANGES SHALL OCCUR BENEATH DOORS OR
THRESHOLDS.

8. WHERE OPENINGS IN INTERIOR PARTITIONS OCCUR (INCLUDING DOORS AND WINDOWS), CONSTRUCTION
ABOVE OPENINGS SHALL MATCH ADJACENT CONSTRUCTION IN FINISH AND FIRE RATING.

9. METAL STUD GAUGES SHALL BE DETERMINED BY STEEL STUD SUPPLIER'S ENGINEER.

Wall Types

TYPICAL EXTERIOR WALL WITH
INSULATED PANELS AND Z-GIRTS

INT.EXT.

1 2 TYPICAL EXTERIOR CMU
ASSEMBLY PER MBC 722.3.2.

3"

3" INSULATED METAL
PANEL SIDING (R-19 MIN.)

PRE-ENG. METAL
STRUCTURE

METAL Z-GIRTS

8" MINIMUM (NOM) CONCRETE
BLOCKS. COURSE HEIGHT
VARIES, REFER TO ELEVATIONS
& WALL SECTIONS.

3" INSULATED METAL PANEL
SIDING (R-19 MIN). PROVIDE 1"
OVERLAP AT FOUNDATIONS, TYP.

PRE-ENG. METAL
STRUCTURE

METAL Z-GIRTS

3" 8"8"

6 O
A-A

Wall Types Legend

CONCRETE WALL THICKNESS
A 4" NOMINAL BLOCK/ 4" CONC
B 6" NOMINAL BLOCK/ 6" CONC
C 8" NOMINAL BLOCK/ 8" CONC
D 10" NOMINAL BLOCK/ 10" CONC
E 12" NOMINAL BLOCK/ 12" CONC

WALL STUD & FINISH HEIGHT
E EXTERIOR, SEE SECTIONS
X SHAFT, SEE SECTIONS
S BOTTOM OF STRUCTURE
C EXTEND 6" ABOVE CEILING
O OTHER, SEE WALL TYPE
(#) TOP OF WALL IN INCHES
R UNDERSIDE OF ROOF DECK

WALL INSULATION
A SOUND ATTENUATION
T THERMAL
- NONE

FIRE RESISTANCE RATING
-  NONE
1 1 HOUR
2 2 HOUR
3 3 HOUR
4 4 HOUR

WALL COMPOSITION
NUMBER - EXTERIOR
WALL TYPE
LETTER   - INTERIOR
WALL TYPE

STUD SIZE
1 1 5/8" METAL STUD
2 2 1/2" METAL STUD
3 3 5/8" METAL STUD
4 4" METAL STUD
5  2x4 WOOD STUD
6 6" METAL STUD
7 2x6 WOOD STUD
8 8" METAL STUD
O OTHER: SEE WALL TYPES

PLUS - EXT. MATERIAL VARIES

Floor Plan Keynotes (Not all keynotes appear on each floor plan)

GENERAL NOTES:
- REFER TO CIVIL DRAWINGS FOR LOCATION, DETAILS, AND INFORMATION REGARDING ALL EXTERIOR

SIDEWALKS.

PRE-FABRICATED METAL CANOPY.

STRUCTURAL MEMBER. REFER TO STRUCTURAL DRAWINGS FOR SIZE AND LOCATION.

TRUCK DOCK. SEE CIVIL DRAWING FOR DETAILS.

9' X 9' OVERHEAD DOOR.

12' X 14' OVERHEAD DOOR

METAL OVERHANG

WOOD WRAPPED COLUMN WITH CONCRETE BASE.
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SCALE:
0' 16'8' 32'

1/16" = 1'-0"
North Exterior Elevation6.

100'-0" 
FLOOR FINISH

103'-0" 
T.O. MASONRY

130'-0" 
LOW EAVE HGT

132'-6" 
BUILDING HT

126'-0" 
T.O. MASONRY
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REQUIRED FRONT YARD DECIDUOUS,

EVERGREEN & ORNAMENTAL FLOWERING TREES

REQUIRED PARKING LOT DECIDUOUS TREES

SUPPLEMENTAL LARGE DECIDUOUS, EVERGREEN

& FLOWERING TREES

EVERGREEN & DECIDUOUS SHRUBS

ORNAMENTAL GRASSES & PERENNIALS

LAWN SEED MIX

NATIVE PRAIRIE SEED MIX - SEE SHEET L500

GENERAL PLANTING LEGEND:
*SEE PLAN FOR SPECIFICS

FRONT YARD TREE PLANTING:

340.00' FRONTAGE - LESS (1) DRIVEWAY @ 47.00' TOTAL = 293' FRONTAGE

SIZE CLASSIFICATION

Small Tree (max. height 30 ft. or less)

Medium Tree (max. height 31-70 ft.)

Large Tree (max. ht greater than 70 ft.)

TOTAL

SPACING

15 ft. X

35 ft. X

45 ft. X

NUMBER

4

5

2

= 11

RESULT

= 60 ft.

= 150 ft.

= 90 ft.

= 300 ft. (greater than 293 ft.)

PARKING LOT LANDSCAPING:

TOTAL SURFACE PARKING: 169 SPACES

PARKING LOT CANOPY TREES:

1 TREE PER 12 SPACES = 14 REQUIRED PARKING AREA TREES

TREES PROVIDED - 14 CANOPY DECIDUOUS TREES - SEE PLANT LIST FOR SPECIFICS

(4)    AR - ACER RUBRUM
(3)    GB - GINGKO BILOBA
(2)    LT - LIRIODENDRON TULIPFERA
(3)    OV - OSTRYA VIRGINIANA
(2)    TC - TILIA CORDATA

SCREENING:

PER SECTION 23.80.C.
REQUIRED: (2) SHRUBS PER PARKING SPACE FRONTING THE R.O.W. = 44 SHRUBS REQ'D.
SHRUBS PROVIDED: TOTAL OF 44

PLANTING NOTES

STONE MAINTENANCE
STRIP ALONG BUILDING
- SEE SHEET L500

PARKING LOT CANOPY
TREE (TYP)

FRONT YARD
CANOPY TREE
(TYP)

PARKING LOT
CANOPY TREE (TYP)

FRONT YARD
EVERGREEN TREE (TYP)

FRONT YARD
FLOWERING TREE (TYP)

STORMWATER
SEED MIX (TYP)
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LANDSCAPE
PLAN

L200

EXISTING WETLANDS
TO REMAIN (TYP)

NO IRRIGATION ALONG SOUTH
SIDE OF BUILDING (TYP)

24.00'
FRONT
YARD

BUFFER

EA
ST

 P
AR

IS
 A

VE

LIMITS OF PROJECT ENDS
AT THE  PROPOSED
DETENTION POND AREA

GRADING
EXTENTS (TYP)

PLANT LIST:

PROPOSED BUILDING

STONE MAINTENANCE
STRIP ALONG BUILDING
- SEE SHEET L500
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1 STONE MAINTENANCE STRIP
SECTION NO SCALE

MI
N.

1'- 6" TYP.

2% GRADE

FLOOR
FIN.

4"

BUILDING WALL
4" THICKNESS,
1-2" WASHED STONE

LANDSCAPE FILTER
FABRIC

3
16 X 4" ALUMINUM
EDGING

LAWNS

LANDSCAPE MAINTENANCE SCHEDULE

PLANT LIST: STORM WATER SEED MIX:
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LANDSCAPE
DETAILS

L500

3" OF HARDWOOD
BARK MULCH OR 1-2"
WASHED STONE
MULCH; HOLD AWAY
FROM TRUNK

PLANTING MIXTURE

EARTH SAUCER

REMOVE BURLAP FROM TOP
1
3 OF BALL, OR REMOVE
COLLAR FROM FIBER POT
AND PUNCTURE TO ALLOW
ROOT GROWTH. REMOVE
ALL NON-BIODEGRADABLE
MATERIALS

NOTE:
- SHRUB SHALL BEAR SAME

RELATION TO FINISH GRADE
AS IN NURSERY.

LIMIT OF
BAREROOT SPREAD

SET ROOT BALL ON
UNDISTURBED SOIL

X

2X

2 SHRUB PLANTING
SECTION NO SCALE

DO NOT PRUNE LEADER
PRUNE ONLY DEAD OR
BROKEN BRANCHES

REMOVE NURSERY APPLIED
TREE WRAP, TAPE, OR
STRING FROM TRUNK AND
CROWN. REMOVE ANY TAGS
OR LABELS
SET ROOTBALL LEVEL TO
GRADE OR 12" ABOVE GRADE
IF IN CLAY SOIL
4" ROUNDED SOIL
BERM AT PERIMETER
OF ROOT BALL
3" DEEP MULCH, HOLD
3" AWAY FROM TRUNK

REMOVE AND DISCARD ALL
NON-BIODEGRADABLE
MATERIALS; FOLD DOWN ALL
REMAINING MATERIALS OUT
OF SIGHT

3X WIDEST POINT OF ROOTBALL

PLACE ROOT BALL ON
UNDISTURBED SOIL

REUSE EXISTING SOIL EXCAVATED FROM
PLANT PIT, GRADE TO RISE GRADUALLY TO
TOP OF ROOTBALL. NO AMENDMENTS
ADDED. THOROUGHLY WATER IN.

TREE SHALL BEAR SAME RELATION TO FINISH
GRADE AS IN NURSERY UNLESS TREE ROOT
FLARE IS NOT VISIBLE. IF NEEDED, CAREFULLY
SHAVE SOIL DOWN UNTIL ROOT FLARE IS
EVIDENT OR TWO MAJOR ROOTS ARE FOUND.

NOTE:
- DO NOT STAKE UNLESS PLANTED ON

SLOPE, IN HEAVY CLAY SOIL, OR WINDY
CONDITIONS. IF STAKING IS NEEDED, USE
2" X 2" HARDWOOD STAKES 6" OUTSIDE
ROOTBALL. STAKE LOOSELY TO ALLOW
FOR TRUNK FLEXING. STAKE JUST BELOW
FIRST BRANCH (OR AT 23 TREE HEIGHT ON
EVERGREEN TREES) WITH (3) 2-3" WIDE
NYLON OR PLASTIC STRAPS AT EQUAL
SPACING. REMOVE ALL STAKING
MATERIALS AFTER 1 YEAR.

3 DECIDUOUS TREE PLANTING
SECTION NO SCALE

NOTE:
DO NOT CUT LEADER

TREE SHALL BEAR SAME RELATION TO
FINISH GRADE AS IN NURSERY.

2/
3 
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60°
12" TYP.

120°

DO
W

NH
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SL

OP
E

2 PLY REINFORCED RUBBER HOSE,
POSITIONED DIRECTLY ABOVE FIRST BRANCH

3 GUYS PER TREE, 12 GA. GALV. DOUBLE
STRAND, TWISTED GUYING WIRE, 120° APART

GUY WIRE FLAG

EARTH SAUCER

PLANTING MIXTURE
GUY STAKING

MULCH, HOLD AWAY FROM TREE

REMOVE BURLAP FROM TOP 1/3 OF BALL, REMOVE ALL
PLASTIC WRAP FABRIC AND ALL ROT PROOF WRAP
SET ROOT BALL ON UNDISTURBED SOIL

DOUBLE STRAND,
TWISTED GUYING WIRE

2 PLY REINFORCED
RUBBER HOSE

4 EVERGREEN TREE PLANTING
SECTION NO SCALE

NATIVE PRAIRIE SEED MIX:
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Schedule

Symbol Label Image QTY Manufacturer Catalog Description
Number

Lamps

Lamp

Output
LLF

Input

Power
Polar Plot

W

13 Lithonia Lighting DSXW1 P6 40K TFTM 7000 4000K 70CRI Forward Throw Medium 1 7241 1 48.25

S4

1 Lithonia Lighting RSX1 LED P4 40K R5 RSX Area Fixture Size 1 P4 Lumen Package

4000K CCT Type R5 Distribution

1 16795 1 133.14

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

Calc Zone #1 0.3 fc 1.9 fc 0.0 fc N/A N/A



Gaines Charter Township Fire Department
Inspection Report

Plan Review-Site Plan Inspection Result
Inspection Status Inspected by Completed at

Completed Pat Quick 05/28/2025 09:34 AM

Business Name Address Suite City Zip
First Companies
(Proposed new
building)

6207 E Paris Ave
SE

-- Caledonia 49316

Introduction:

 ITEM: REVIEW REQUIREMENTS We have reviewed your plans for the above facility. The following
items are noted for compliance with code requirements. Code references to the International Fire Code
2015, as amended, are noted IFC; references to the Michigan/International Building Code are noted
MBC; references to National Fire Protection Association codes and standards are noted NFPA. Please
review the appropriate code for further details. All construction and processes must meet applicable
code provisions.

RESULT: Plan Review

REMARK: 

Proposed 82,880 SF industrial building with associated parking and access drives; 4 tenant spaces, 169
parking spaces

General Construction and Demolition:

 ITEM: REQUIRED ACCESS Approved vehicle access for fire fighting shall be provided to all
construction or demolition sites prior to and during the time of construction. Access road(s) (20 feet wide,
designed and maintained to support a vehicle weighing 20 tons on a single axle with dual wheels and
standard road tires) shall be constructed as required. This road may be gravel, but vehicle access must
be maintained and unobstructed at all times. (IFC 501.4, 503.1.1, 503.2.3, 503.4, 3310.1)

RESULT: Plan Review

 ITEM: HYDRANTS REQUIRED Construction involving combustible building materials shall not occur
until operable fire hydrants are in place within 500 road feet of the furthest point of any building being
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constructed. (IFC 3312.1)

RESULT: Plan Review

 ITEM: SUPPLEMENTAL HYDRANTS Install supplemental fire hydrants per site plan on a minimum 6”
public water main. (IFC 507.5.2) Hydrants must be East Jordan 5BR with two 2-1/2” and one 4” outlet.

RESULT: Plan Review

REMARK: 

Hydrants shown on plan are sufficient.

 ITEM: FIRE LANE(S) Each side of the building where a fire lane is required must have an entrance as
close to the middle as possible. The fire lane must be a minimum of 10 feet and a maximum of 35 feet
from the building, and within 100 feet of all fire department connections. (IFC 503.1.1)

RESULT: Plan Review

REMARK: 

Fire lane on south side of the building shall be paved or concrete and not a gravel surface.

Fire Protections Systems:

 ITEM: SPRINKLER SYSTEM REQUIRED An approved automatic sprinkler system shall be provided
throughout the entire building or in specific portion (s)/area(s) identified by the Fire Marshal in
accordance with the code. (IFC 903; NFPA 13)

RESULT: Plan Review

Closing:

 ITEM: SUBJECT TO FIELD INSPECTION There may be additional requirements as a result of
conditions found during inspections.

RESULT: Plan Review

Plans Approved or Denied:

 ITEM: PLAN APPROVAL Any changes must be reviewed and approved by the Gaines Township Fire
Department. All construction and processes must meet applicable codes and standards.

RESULT: Approved

REMARK: 
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Site plan approval based on change of gravel fire lane

Inspection Signatures

Inspector Signature

__________________________
Pat Quick

Fire Marshal
Deputy Chief

--
pat.quick@gainestownship.org
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COMMERCIAL OUTDOOR

RSX1 LED
Area Luminaire

Specifications

Catalog 
Number

Notes

Type

Introduction
The new RSX LED Area family delivers maximum 
value by providing significant energy savings, long 
life and outstanding photometric performance at an 
affordable price. The RSX1 delivers 7,000 to 17,000 
lumens allowing it to replace 70W to 400W HID 
luminaires.
The RSX features an integral universal mounting 
mechanism that allows the luminaire to be mounted 
on most existing drill hole patterns. This “no-drill” 
solution provides significant labor savings. An 
easy-access door on the bottom of mounting arm 
allows for wiring without opening the electrical 
compartment. A mast arm adaptor, adjustable 
integral slipfitter and other mounting configurations 
are available.

EPA  
(ft2@0°):

0.57 ft2 (0.05 m2)

Length: 21.8” (55.4 cm)
(SPA mount)

Width: 13.3” (33.8 cm)

Height: 3.0" (7.6 cm) Main Body
7.2” (18.4 cm) Arm

Weight:  
(SPA mount):

22.0 lbs (10.0 kg)

Hit the Tab key or mouse over the page to see all interactive elements.

 L 

 W 

 H 

Options Finish

Shipped Installed
HS House-side shield 7

PE Photocontrol, button style 8,9

PER7 Seven-wire twist-lock receptacle only (no controls) 9,10,11

SF Single fuse (120, 277, 347) 5

DF Double fuse (208, 240, 480) 5

SPD20KV 20KV Surge pack (10KV standard)
FAO Field adjustable output 9

DMG 0-10V dimming extend out back of housing for external 
control (control ordered separate) 9

Shipped Installed
*Standalone and Networked Sensors/Controls (factory default settings, see table page 9)
NLTAIR2 PIRHN nLight AIR generation 2, with Networked, Bi-Level motion/ambient sensor 9, 12, 13, 14

BAA Buy America(n) Act and/or Build America Buy America Qualified
CCE Coastal Construction15

*Note: NLTAIR2 PIRHN with nLight Air can be used as a standalone or networked solution. Sensor 
coverage pattern is affected when luminaire is tilted.

Shipped Separately (requires some field assembly)
EGS External glare shield 7

EGFV External glare full visor (360° around light aperture) 7

BS Bird spikes 16

DDBXD Dark Bronze
DBLXD Black
DNAXD Natural Aluminum
DWHXD White
DDBTXD Textured Dark Bronze
DBLBXD Textured Black
DNATXD Textured Natural Aluminum
DWHGXD Textured White

WW

Ordering Information EXAMPLE:  RSX1 LED P4 40K R3 MVOLT SPA DDBXD

RSX1 LED

Series Performance 
Package 

Color 
Temperature Distribution Voltage Mounting

RSX1 LED P1
P2
P3
P4

30K 3000K
40K 4000K
50K 5000K 

R2 Type 2 Wide
R3 Type 3 Wide
R3S Type 3 Short
R4 Type 4 Wide
R4S Type 4 Short
R5 Type 5 Wide 1

R5S Type 5 Short 1

AFR Automotive Front Row
AFRR90 Automotive Front Row 

Right Rotated 
AFRL90 Automotive Front Row 

Left Rotated

MVOLT (120V-277V) 2

HVOLT (347V-480V) 3

XVOLT (277V-480V) 4

(use specific voltage for 
options as noted)
120 3 277 5

208 3 347 5

240 3 480 5

SPA Square pole mounting (3.0" min. SQ pole for 1 at 90°, 3.5" min. SQ pole for 2, 3, 4 at 90°)
RPA Round pole mounting (3.2" min. dia. RND pole for 2, 3, 4 at 90°, 3.0" min. dia. RND pole 

for 1 at 90°, 2 at 180°, 3 at 120°)
MA Mast arm adaptor (fits 2-3/8" OD horizontal tenon)
IS Adjustable slipfitter (fits 2-3/8" OD tenon) 6

WBA Wall bracket 1

WBASC Wall bracket with surface conduit box
AASP Adjustable tilt arm square pole mounting 6

AARP Adjustable tilt arm round pole mounting 6

AAWB Adjustable tilt arm with wall bracket 6

AAWSC Adjustable tilt arm wall bracket and surface conduit box 6

Items marked by a shaded background qualify for the Design Select program and ship in 15 
days or less.  To learn more about Design Select, visit www.acuitybrands.com/designselect.
*See ordering tree for detailsDesign Select options indicated  

by this color background.

http://www.acuitybrands.com
www.acuitybrands.com/designselect
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Ordering Information

NOTES
1	 Any Type 5 distribution, is not available with WBA.
2	 MVOLT driver operates on any line voltage from 120-277V (50/60 Hz).
3	 HVOLT driver operates on any line voltage from 347-480V (50/60 Hz).
4	 XVOLT driver not available with P1 or P2. XVOLT driver operates on any 

line voltage from 277V-480V (50/60 Hz). XVOLT not available with fusing 
(SF or DF) and not available with PE. 

5	 Single fuse (SF) requires 120V, 277V or 347V. Double fuse (DF) requires 
208V, 240V or 480V.

6	 Maximum tilt is 90° above horizontal.
7	 It may be ordered as an accessory.
8	 Requires MVOLT or 347V.
9	 Two or more of the following options cannot be combined including PE, 

DMG, PER7, FAO and NLTAIR2 PIRHN. (Exception: PE and FAO can be 
combined; also PE and DMG can be combined.)

10	 Compatible with standard twist-lock photocells for dusk to dawn 
operation or advanced control nodes that provide 0-10V dimming 

signals. Wire 4/Wire 5 wired to dimming leads on driver. Wire6/Wire7 
capped inside luminaire.  Twistlock photocell ordered and shipped 
as a separate line item from Acuity Brands Controls. See accessories. 
Shorting Cap included.

11	 For units with option PER7, the mounting must be restricted to +/- 45° 
from horizontal aim per ANSI C136.10-2010.

12	 Must be ordered with PIRHN.
13	 Requires MVOLT or HVOLT.
14	 Must be ordered with NLTAIR2. For additional information on PIRHN 

visit here.
15	 CCE option not available with WBA, WBASC, AASP, AARP, AAWB, 

AAWBSC, EGS, EGFV and BS.
16	 Must be ordered with fixture for factory pre-drilling.
17	 Requires luminaire to be specified with PER7 option. Ordered and 

shipped as a separate line item from Acuity Brands Controls.

Accessories
Ordered and shipped separately. 

House Side Shield External Glare Shield External 360 Full Visor

RSX1HS RSX1 House side shield (includes 1 shield)
RSX1HSAFRR U RSX1 House side shield for AFR rotated optics (includes 1 shield)
RSX1EGS (FINISH) U External glares hield (specify finish)
RSX1EGFV (FINISH) U External glare full visor (specify finish)
RSXRPA (FINISH) U RSX Universal round pole adaptor plate (specify finish) 
RSXWBA (FINISH) U   RSX WBA wall bracket (specify finish) 1

RSXSCB (FINISH) U RSX Surface conduit box (specify finish, for use with WBA, WBA not included) 
DLL127F 1.5 JU Photocell -SSL twist-lock (120-277V) 17

DLL347F 1.5 CUL JU Photocell -SSL twist-lock (347V) 17

DLL480F 1.5 CUL JU Photocell -SSL twist-lock (480V) 17

DSHORT SBK U Shorting cap 17

External Shields

Pole/Mounting Informatiion

HANDHOLE ORIENTATION

A
Handhole

B

C

D

Accessories including bullhorns, cross arms and other adpaters are available under the accessories tab at Lithonia's Outdoor Poles and Arms product page.  
Click here to visit Accessories.

RSX1 - Luminaire EPA

Fixture Quantity & Mounting 
Configuration Single 2 @ 90 2 @ 180 3 @ 90 3 @ 120 4 @ 90 2 Side  

by Side
3 Side  

by Side
4 Side  

by Side

Mounting Type Tilt

SPA - Square Pole Adaptor
0 °

0.57 1.03 1.05 1.52 1.36 2.03 1.31 1.7 2.26
RPA - Round Pole Adaptor 0.62 1.08 1.15 1.62 1.46 2.13 1.36 1.8 2.36
MA - Mast Arm Adaptor 0.49 0.95 0.89 1.36 1.2 1.87 1.23 1.54 2.1

IS - Integral Slipfitter                                                                                                   
AASP/AARP - Adjustable 
Arm Square/Round Pole

0 ° 0.57 1.03 1.05 1.52 1.36 2.03 1.31 1.7 2.26
10° 0.68 1.34 1.33 2 1.74 2.64 1.35 2.03 2.71
20° 0.87 1.71 1.73 2.56 2.26 3.42 1.75 2.62 3.49
30° 1.24 2.19 2.3 3.21 2.87 4.36 2.49 3.73 4.97
40° 1.81 2.68 2.98 3.85 3.68 5.30 3.62 5.43 7.24
45° 2.11 2.92 3.44 4.2 4.08 5.77 4.22 6.33 8.44
50° 2.31 3.17 3.72 4.52 4.44 6.26 4.62 6.94 9.25
60° 2.71 3.66 4.38 5.21 5.15 7.24 5.43 8.14 10.86
70° 2.78 3.98 4.54 5.67 5.47 7.91 5.52 8.27 11.03
80° 2.76 4.18 4.62 5.97 5.76 8.31 5.51 8.27 11.03
90° 2.73 4.25 4.64 6.11 5.91 8.47 5.45 8.18 10.97

*Includes luminaire and integral mounting arm.  Other tenons, arms, brackets or other accessories are not included in this EPA data.Top of Pole

0.563”

2.650”

1.325”
0.400”
(2 PLCS)

Template #8

RSX POLE DRILLING

RSX STANDARD ARM & ADJUSTABLE ARM

5.25”

2.65”

Drilling Template Mounting Option Single 2 @ 180 2 @ 90 3 @ 120 3 @ 90 4 @ 90

Head Location Side B Side B & D Side B & C Round Pole Only Side B, C & D Side A, B, C & D

#8 Drill Nomenclature DM19AS DM28AS DM29AS DM32AS DM39AS DM49AS

	 Tenon O.D. RSX Mounting Single 2 at 180° 2 at 90° 3 at 120° 3 at 90° 4 at 90°

2 - 3/8" RPA, AARP AS3-5 190 AS3-5 280 AS3-5 290 AS3-5 320 AS3-5 390 AS3-5 490

2 - 7/8" RPA, AARP AST25-190 AST25-280  AST25-290 AST25-320 AST25-390 AST25-490

4" RPA, AARP AST35-190 AST35-280 AST35-290 AST35-320 AST35-390 AST35-490

Round Tenon Mount - Pole Top Slipfitters

Drill/Side Location by Configuration Type

http://www.acuitybrands.com
https://www.acuitybrands.com/products/detail/817178/nLight/rSDGR/-/media/products/nLight/817178/document/rSDGR_pdf.pdf
https://www.acuitybrands.com/products/lighting/outdoor/poles-and-arms#c4fccc7e-7568-4942-aa27-0a1497c73bcf)
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Performance Data

Lumen Ambient Temperature
(LAT) Multipliers
Use these factors to determine relative lumen output for  
average ambient temperatures from 0-50°C (32-122°F).

Ambient Ambient Lumen Multiplier

0°C 32°F 1.05

5°C 41°F 1.04

10°C 50°F 1.03

15°C 59°F 1.02

20°C 68°F 1.01

25°C 77°F 1.00

30°C 86°F 0.99

35°C 95°F 0.98

40°C 104°F 0.97

45°C 113°F 0.96

50°C 122°F 0.95

Current (A)

Performance Package System Watts (W) 120V 208V 240V 277V 347V 480V
P1 51W 0.42 0.25 0.21 0.19 0.14 0.11
P2 72W 0.60 0.35 0.30 0.26 0.21 0.15
P3 109W 0.91 0.52 0.45 0.39 0.31 0.23
P4 133W 1.11 0.64 0.55 0.48 0.38 0.27

Electrical Load

Values calculated according to IESNA TM-21-11 methodology and valid up to 40°C.

Operating Hours 50,000 75,000 100,000

Lumen Maintenance Factor >0.97 >0.95 >0.92

Projected LED Lumen Maintenance

To see complete photometric reports or download .ies files for this product, visit Lithonia Lighting’s RSX Area homepage. Photometric Diagrams

Isofootcandle plots for the RSX1 LED P4 40K. Distances are in units of mounting height (20’).
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Visual - Template Tool 

These lighting calculation results are for general informational purposes only and are provided without warranty as to accuracy, completeness, reliability or 
otherwise. Results are based on user provided data and data provided from publicly available sources; actual field conditions may affect calculated output. Visit 
www.Visual-3D.com . 

Design Information 
Project 
Description 

Monday, July 29, 2019 
Name 
Company 
Phone 
Email 

[ B ] - RSX2 LED P6 40K AFRL90
Manufacturer Lithonia Lighting Configuration Single
Lamp Lumens 30752 Orientation Single
Lamp Quantity 1 Mounting Height 30
Light Loss Factor 1 Arm Length 1
Input Power 246.6 Tilt 0
Max Illuminance 15 Area > 0.5fc 8044

Page 1 of 1Template Print

7/29/2019http://www.visual-3d.com/tools/template/Print.aspx?SessionID=3885952

AFRL90AFRL90
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Visual - Template Tool 

These lighting calculation results are for general informational purposes only and are provided without warranty as to accuracy, completeness, reliability or 
otherwise. Results are based on user provided data and data provided from publicly available sources; actual field conditions may affect calculated output. Visit 
www.Visual-3D.com . 

Design Information 
Project 
Description 

Monday, July 29, 2019 
Name 
Company 
Phone 
Email 

[ A ] - RSX2 LED P6 40K AFRR90
Manufacturer Lithonia Lighting Configuration Single
Lamp Lumens 30623 Orientation Single
Lamp Quantity 1 Mounting Height 30
Light Loss Factor 1 Arm Length 1
Input Power 246.6 Tilt 0
Max Illuminance 14 Area > 0.5fc 8325

Page 1 of 1Template Print

7/29/2019http://www.visual-3d.com/tools/template/Print.aspx?SessionID=3885952

AFRR90AFRR90

http://www.acuitybrands.com
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Performance Data

Performance 
Package System Watts

Distribution.
Type

30K 
(3000K, 70 CRI)

40K 
(4000K, 70 CRI)

50K 
(5000K, 70 CRI)

Lumens B U G LPW Lumens B U G LPW Lumens B U G LPW

P1 51W

R2 6,482 1 0 1 126 7,121 1 0 1 139 7,121 1 0 1 139
R3 6,459 1 0 2 127 7,096 1 0 2 139 7,096 1 0 2 139

R3S 6,631 1 0 1 129 7,286 1 0 2 142 7,286 1 0 2 142
R4 6,543 1 0 2 128 7,189 1 0 2 141 7,189 1 0 2 141

R4S 6,313 1 0 1 124 6,936 1 0 1 136 6,936 1 0 1 136
R5 6,631 3 0 2 130 7,286 3 0 2 143 7,286 3 0 2 143

R5S 6,807 3 0 1 133 7,479 3 0 1 147 7,479 3 0 1 147
AFR 6,473 1 0 1 127 7,112 1 0 1 139 7,112 1 0 1 139

AFRR90 6,535 2 0 2 127 7,179 2 0 2 140 7,179 2 0 2 140
AFRL90 6,562 2 0 1 128 7,210 2 0 2 140 7,210 2 0 2 140

P2 72W

R2 8,991 2 0 1 123 9,878 2 0 1 135 9,878 2 0 1 135
R3 8,959 2 0 2 124 9,843 2 0 2 137 9,843 2 0 2 137

R3S 9,198 2 0 2 126 10,106 2 0 2 139 10,106 2 0 2 139
R4 9,077 2 0 2 126 9,972 2 0 2 139 9,972 2 0 2 139

R4S 8,757 1 0 2 122 9,622 2 0 2 134 9,622 2 0 2 134
R5 9,198 4 0 2 128 10,106 4 0 2 140 10,106 4 0 2 140

R5S 9,443 3 0 1 131 10,374 3 0 1 144 10,374 3 0 1 144
AFR 8,979 2 0 1 125 9,865 2 0 1 137 9,865 2 0 1 137

AFRR90 9,064 3 0 2 124 9,959 3 0 2 137 9,959 3 0 2 137
AFRL90 9,102 3 0 2 125 10,001 3 0 2 137 10,001 3 0 2 137

P3 109W

R2 12,808 2 0 1 117 14,072 2 0 2 129 14,072 2 0 2 129
R3 12,763 2 0 2 117 14,023 2 0 2 129 14,023 2 0 2 129

R3S 13,104 2 0 2 120 14,397 2 0 2 132 14,397 2 0 2 132
R4 12,930 2 0 2 119 14,206 2 0 2 130 14,206 2 0 2 130

R4S 12,475 2 0 2 114 13,707 2 0 2 126 13,707 2 0 2 126
R5 13,104 4 0 2 120 14,397 4 0 2 132 14,397 4 0 2 132

R5S 13,452 3 0 2 123 14,779 3 0 2 136 14,779 3 0 2 136
AFR 12,791 2 0 1 117 14,053 2 0 2 129 14,053 2 0 2 129

AFRR90 12,913 3 0 3 118 14,187 3 0 3 130 14,187 3 0 3 130
AFRL90 12,967 3 0 2 118 14,247 3 0 3 130 14,247 3 0 3 130

P4 133W

R2 14,943 2 0 2 112 16,417 2 0 2 123 16,417 2 0 2 123
R3 14,890 2 0 3 112 16,360 2 0 3 123 16,360 2 0 3 123

R3S 15,287 2 0 2 115 16,796 2 0 2 126 16,796 2 0 2 126
R4 15,085 2 0 3 113 16,574 2 0 3 125 16,574 2 0 3 125

R4S 14,554 2 0 2 109 15,991 2 0 2 120 15,991 2 0 2 120
R5 15,287 4 0 2 115 16,796 4 0 2 126 16,796 4 0 2 126

R5S 15,693 4 0 2 118 17,242 4 0 2 130 17,242 4 0 2 130
AFR 14,923 2 0 2 112 16,395 2 0 2 123 16,395 2 0 2 123

AFRR90 15,065 3 0 3 113 16,551 3 0 3 124 16,551 3 0 3 124
AFRL90 15,128 3 0 3 114 16,621 3 0 3 125 16,621 3 0 3 125

Lumen Output
Lumen values are from photometric tests performed in accordance with IESNA LM-79-08. Data is considered to be representative of the configurations shown, within the tolerances allowed by Lighting 
Facts. Contact factory for performance data on any configurations not shown here.

http://www.acuitybrands.com


DSXW1 LED

Series Lumen Package CCT CRI Distribution Voltage Mounting Control Options

DSXW1 LED P1 2000 Lumens
P2 2200 Lumens
P3 3200 Lumens
P4 4300 Lumens
P5 5200 Lumens
P6 7200 Lumens
P7 10000 Lumens

27K 2700K
30K 3000K
35K 3500K
40K 4000K
50K 5000K
57K 5700K
AMBPC Amber PC 3

AMBLW Amber LW 1,3

70CRI 70CRI
80CRI 80CRI 2

AMCRI Amber CRI

T2S Type 2 Short
T2M Type 2 Medium
T3LG Type 3 Low 

Glare 4

T3M Type 3 Medium
T4M Type 4 Medium
TFTM Forward Throw 

Medium
BLC3 Back Light Control 

Type 3 4

BLC4 Back Light Control 
Type 4 4

MVOLT
120 5

208 5

240 5

277 5

347 5,6

480 5,6

HVOLT 6

Shipped included

SRM Surface mounting 
bracket

BBW Surface-mounted 
back box (for 
conduit entry) 7

Shipped installed
PE Photoelectric cell, button type 8

DMG 0-10v dimming wires pulled outside fixture 
(for use with an external control, ordered 
separately)

PIR 180° motion/ambient light sensor, <15’ 
mtg ht 9

PIRH 180° motion/ambient light sensor, 15-30’ 
mtg ht 9

PIR1FC3V Motion/ambient sensor, 8-15' mounting 
height, ambient sensor enabled at 1fc 9

PIRH1FC3V Motion/ambient sensor, 15-30' mounting 
height, ambient sensor enabled at 1fc 9

E20WC 20 Watt Emergency battery backup 
(includes external component enclosure), 
CA Title 20 Compliant 10

E10WH 10 Watt Emergency battery backup 
(includes external component enclosure), 
CA Title 20 compliant 10

Other Options Finish (required) 

Shipped installed Shipped separately 12

SF Single fuse (120, 277 or 347V) 5,11 BSW Bird-deterrent spikes
DF Double fuse (208, 240 or 480V) 5,11 VG Vandal guard
HS House-side shield 12 DDL Diffused drop lens
SPD Separate surge protection

DDBXD Dark bronze DSSXD Sandstone DWHGXD Textured white
DBLXD Black DDBTXD Textured dark bronze DSSTXD Textured sandstone
DNAXD Natural aluminum DBLBXD Textured black
DWHXD White DNATXD Textured natural aluminum

One Lithonia Way  •  Conyers, Georgia 30012  •  Phone: 1-800-705-SERV (7378)  •  www.lithonia.com
© 2013-2024 Acuity Brands Lighting, Inc. All rights reserved.	
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D-Series Size 1
LED Wall Luminaire

Ordering Information EXAMPLE:  DSXW1 LED P2 40K 70CRI T3M MVOLT SRM DDBTXD

Catalog 
Number

Notes

Type

Accessories
Ordered and shipped separately. 

DSXWHS U House-side shield (one per 
light engine)

DSXWBSW U Bird-deterrent spikes

DSXW1VG U Vandal guard accessory

Hit the Tab key or mouse over the page to see all interactive elements.

Introduction
The D-Series Wall luminaire is a stylish, fully 
integrated LED solution for building-mount 
applications. It features a sleek, modern design 
and is carefully engineered to provide long-lasting, 
energy-efficient lighting with a variety of optical 
and control options for customized performance. 

With an expected service life of over 20 years 
of nighttime use and significant energy savings, 
the D-Series Wall is a reliable, low-maintenance 
lighting solution that produces sites that are 
exceptionally illuminated.

Luminaire

Width: 13-3/4”
(34.9 cm)

Depth: 10”
(25.4 cm)

Height: 6-3/8”
(16.2 cm)

Back Box (BBW, E20WC)

Width: 13-3/4”
(34.9 cm)

Depth: 4”
(10.2 cm)

Height: 6-3/8”
(16.2 cm)

Specifications

Weight: 12 lbs
(5.4 kg)

BBW 
Weight:

5 lbs
(2.3 kg)

E20WC 
Weight:

10 lbs
(4.5 kg)

D

H

W For 3/4” NPT side-entry 
conduit (BBW only)

413-3/4

6-3/8

FOR 3/4" NPT
SIDE-ENTRY CONDUIT
3-PLACES (BBW ONLY)

D

H

413-3/4

6-3/8

FOR 3/4" NPT
SIDE-ENTRY CONDUIT
3-PLACES (BBW ONLY)

W

NOTES
1	 Only available with P1 and P6 Packages.
2	 Not available with 57K.
3	 Only Available with AMCRI.
4	 Not available with HS Option.
5	 Single fuse (SF) requires 120, 277 or 347 voltage option. Double fuse 

(DF) requires 208, 240 or 480 voltage option.
6	 Not available with P1 package. Not available with motion/ambient light 

sensors (PIR or PIRH). Not Available with DMG.
7	 Back box ships installed on fixture. Cannot be field installed. Cannot be 

ordered as an accessory. Not Available with E20WC or E10WH.

8	 Photocontrol (PE) requires 120, 208, 240, 277 or 347 voltage option. Not 
available with motion/ambient light sensors (PIR or PIRH).

9	 Reference Motion Sensor table on page 3. Not available with DMG.
10	Not compatible with conduit entry applications. Not available with BBW 

mounting option. Not available with SF and DF fusing. Not available with 
347, 480, HVOLT voltage options. Emergency components located in 
back box housing. Not available with SPD.

11	 Not available with E20WC and E10WH.
12	 Also available as a separate accessory; see Accessories information.

https://www.acuitybrands.com/resources/tools-and-documents/architectural-colors
http://www.lithonia.com
http://www.lithonia.com
http://lithonia.acuitybrands.com/D-Series-LED-Lighting/D-Series-LED-area-Lighting.aspx
http://www.lithonia.com/commercial/d-series+wall.html
https://www.acuitybrands.com/resources/regulations-codes-and-standards/sustainability-codes/nighttime-friendly


Lumen values are from photometric tests performed in accordance with IESNA LM-79-08. Contact factory for performance data on any configurations not shown here.

Package Dist. Type System Watts
30K, 70CRI 40K, 70CRI 50K, 70CRI

Lumens LPW Lumens LPW Lumens LPW

P1

T2M 12 1,840 149 1,965 159 1,993 161

T3M 12 1,786 144 1,908 154 1,934 156

T4M 12 1,821 147 1,946 157 1,973 159

TFTM 12 1,816 147 1,940 157 1,967 159

BLC4 12 1,382 112 1,476 119 1,497 121

P2

T2M 15 2,189 150 2,339 160 2,371 163

T3M 15 2,126 146 2,271 156 2,302 158

T4M 15 2,168 149 2,316 159 2,348 161

TFTM 15 2,161 148 2,309 158 2,341 161

BLC4 15 1,645 113 1,757 121 1,781 122

P3

T2M 21 3,064 146 3,273 155 3,318 158

T3M 21 2,974 141 3,177 151 3,222 153

T4M 21 3,033 144 3,240 154 3,285 156

TFTM 21 3,024 144 3,231 153 3,275 156

BLC4 21 2,302 109 2,459 117 2,493 118

P4

T2M 29 3,997 139 4,269 149 4,329 151

T3M 29 3,880 135 4,145 145 4,203 147

T4M 29 3,957 138 4,227 147 4,286 149

TFTM 29 3,945 138 4,214 147 4,273 149

BLC4 29 3,002 105 3,207 112 3,252 113

P5

T2M 37 4,977 134 5,317 143 5,391 145

T3M 37 4,832 130 5,162 139 5,233 141

T4M 37 4,928 132 5,264 142 5,337 144

TFTM 37 4,913 132 5,248 141 5,321 143

BLC4 37 3,739 101 3,994 107 4,050 109

P6

T2M 48 6,867 142 7,335 152 7,437 154

T3M 48 6,667 138 7,122 148 7,220 150

T4M 48 6,798 141 7,262 151 7,363 153

TFTM 48 6,778 140 7,241 150 7,341 152

BLC4 48 5,158 107 5,511 114 5,587 116

P7

T2M 73 9,819 135 10,490 145 10,635 147

T3M 73 9,533 131 10,184 140 10,325 142

T4M 73 9,722 134 10,385 143 10,529 145

TFTM 73 9,693 134 10,354 143 10,498 145

BLC4 73 7,377 102 7,880 109 7,989 110

One Lithonia Way  •  Conyers, Georgia 30012  •  Phone: 1-800-705-SERV (7378)  •  www.lithonia.com
© 2013-2024 Acuity Brands Lighting, Inc. All rights reserved.	
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Performance Data

Lumen Output

http://www.lithonia.com
http://www.lithonia.com


Motion Sensor Default Settings

Option Dimmed State High Level (when 
triggered)

Photocell 
Operation

Dwell 
Time

Ramp-up 
Time

Ramp-down 
Time

PIR or PIRH 3V (37%) Output 10V (100%) Output Enabled @ 5FC 5 min 3 sec 5 min

*PIR1FC3V or PIRH1FC3V 3V (37%) Output 10V (100%) Output Enabled @ 1FC 5 min 3 sec 5 min

*For use when motion sensor is used as dusk to dawn control

One Lithonia Way  •  Conyers, Georgia 30012  •  Phone: 1-800-705-SERV (7378)  •  www.lithonia.com
© 2013-2024 Acuity Brands Lighting, Inc. All rights reserved.	
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Performance Data

Use these factors to determine relative lumen output for average 
ambient temperatures from 0-40°C (32-104°F).

Lumen Ambient Temperature (LAT) Multipliers

Ambient Lumen Multiplier
0°C 32°F 1.04

10°C 50°F 1.02
20°C 68°F 1.01
25°C 77°F 1.00
30°C 86°F 0.99
40°C 104°F 0.98

Projected LED Lumen Maintenance
Data references the extrapolated performance projections for the DSXW1 LED P7 platform 
in a 25°C ambient, based on 10,000 hours of LED testing (tested per IESNA LM-80-08 and 
projected per IESNA TM-21-11).

To calculate LLF, use the lumen maintenance factor that corresponds to the desired number 
of operating hours below. For other lumen maintenance values, contact factory.

Operating Hours 0 25,000 50,000 100,000 

Lumen Maintenance 
Factor 1.0 0.95 0.91 0.82

Electrical Load
Current (A)

Performance 
Package LEDs Drive Current 

(mA)
System 
Watts 120V 208V 240V 277V 347V 480V

DSXW1 P1 10 375 12 0.10 0.06 0.05 0.04 - -
DSXW1 P2 10 450 15 0.12 0.07 0.06 0.05 0.04 0.03
DSXW1 P3 10 650 21 0.18 0.10 0.09 0.08 0.06 0.05
DSXW1 P4 10 875 29 0.24 0.14 0.12 0.10 0.08 0.06
DSXW1 P5 10 1125 37 0.30 0.18 0.16 0.14 0.11 0.08
DSXW1 P6 20 750 48 0.39 0.24 0.20 0.18 0.14 0.10
DSXW1 P7 20 1150 73 0.60 0.36 0.31 0.27 0.21 0.15

FEATURES & SPECIFICATIONS
	 INTENDED USE 

The energy savings, long life and easy-to-install design of the D-Series Wall Size 1 make it the smart 
choice for building-mounted doorway and pathway illumination for nearly any facility. 

	 CONSTRUCTION 
Two-piece die-cast aluminum housing has integral heat sink fins to optimize thermal management 
through conductive and convective cooling. Modular design allows for ease of maintenance. The LED 
driver is mounted to the door to thermally isolate it from the light engines for low operating temperature 
and long life. IP66 rated light engine.

	 FINISH 
Exterior parts are protected by a zinc-infused Super Durable TGIC thermoset powder coat finish 
that provides superior resistance to corrosion and weathering. A tightly controlled multi-stage 
process ensures a minimum 3 mils thickness for a finish that can withstand extreme climate 
changes without cracking or peeling. Available in textured and non-textured finishes.

	 OPTICS 
Precision-molded proprietary acrylic lenses provide multiple photometric distributions tailored 
specifically to building mounted applications. Light engines are available in multiple CCTs and 
CRIs including Amber for specialized applications.

	 ELECTRICAL 
Light engine(s) consist of 10 high-efficacy LEDs mounted to a metal-core circuit board to maximize 
heat dissipation and promote long life (L88/100,000 hrs at 25°C). Class 1 electronic drivers have a 
power factor >90%, THD <20%, and a minimum 6KV surge rating. When ordering the SPD option, 
a separate surge protection device is installed within the luminaire which meets a minimum 
Category C Low (per ANSI/IEEE C62.41.2).

	 INSTALLATION 
Included universal mounting bracket attaches securely to any 4” round or square outlet box for 
quick and easy installation. Luminaire has a slotted gasket wireway and attaches to the mounting 
bracket via corrosion-resistant screws. 

	 LISTINGS 
CSA certified to U.S. and Canadian standards. Rated for -40°C minimum ambient. 

	 GOVERNMENT PROCUREMENT 
BAA – Buy America(n) Act: Product qualifies as a domestic end product under the Buy American 
Act as implemented in the FAR and DFARS. Product also qualifies as manufactured in the United 
States under DOT Buy America regulations.

	 BABA – Build America Buy America: Product qualifies as produced in the United States under the 
definitions of the Build America, Buy America Act. 
Please refer to www.acuitybrands.com/buy-american for additional information.

	 WARRANTY 
Five-year limited warranty. This is the only warranty provided and no other statements in this 
specification sheet create any warranty of any kind. All other express and implied warranties are 
disclaimed. Complete warranty terms located at: www.acuitybrands.com/support/warranty/terms-
and-conditions

	 Note: Actual performance may differ as a result of end-user environment and application. 
All values are design or typical values, measured under laboratory conditions at 25 °C. 
Specifications subject to change without notice.

To see complete photometric reports or download .ies files for this product, visit Lithonia Lighting’s D-Series Wall Size 1 homepage. Photometric Diagrams
Isofootcandle plots for the DSXW1 LED P4 40K. Distances are in units of mounting height (20’).

Options and Accessories

T3M (left) HS - House-side shields BSW - Bird-deterrent spikes VG - Vandal guard DDL - Diffused drop lens

http://www.lithonia.com
http://www.lithonia.com
http://www.acuitybrands.com/buy-american
http://www.acuitybrands.com/support/warranty/terms-and-conditions
http://www.acuitybrands.com/support/warranty/terms-and-conditions
http://www.lithonia.com/commercial/d-series+wall.html


Gaines Charter Township   

Planning Commission Memo 
Meeting Date: June 26th, 2025 

AGENDA ITEM: VI.3.a

PROPOSED REQUEST: Preliminary 
Condominium  

ADDRESS: 3316 68th Street 

PARCEL NUMBER: 41-22-11-101-017 

APPLICANT: Mike West, Michiana Land 
Development LLC/Allen Edwin Homes 

FILE NUMBER: 250522MW 

PROPERTY ZONING DISTRICT: Dutton Center 
PUD 

PROPERTY SIZE: 9.9-acres (Phase 2) 

REPORT BY: Dan Wells, Community 
Development Director 



Planning Commission      Meeting Date: June 26th, 2025 

 
OVERVIEW 

The applicant requests Preliminary Condominium approval for Phase 2 of the Dutton Center PUD. Phase 
2 was previously approved as a Tentative Preliminary Plat in December of 2024, but the applicant 
desires to convert that land division process to a “site” condominium. All the Phase 2 elements remain 
the same as indicated on the PUD site plan; 51 single family homes on 6,500 SF parcels, public utilities, 
staggered setbacks, porch requirements, upgraded façade treatments, etc. They only desire to change 
the land division method.  

The Planning Commission's role is to review the Condominium Plan for consistency with Chapter 28 
Condominium Review. Since this phase was approved as a PUD, the site plan review step has been 
completed. The underlying zoning for Phase 2 is considered Village Residential, but it was approved 
under a PUD rezoning prior to the amendment to the Zoning Ordinance April 26th, 2025 that formalized 
all the architectural regulations related to that zoning district. 

If approved, applicant will have one year to submit a final condominium plan. The Township Attorney is 
in process of reviewing the master deed and bylaws for the condominium. Final details related to 
utilities, stormwater, and streets will be reviewed by the Fire Marshall, Township Engineer, and Byron-
Gaines Utility Authority as required for final approval. During this time the applicant will secure permits 
and approvals including but not limited to the Kent County Health Department, Kent County Road 
Commission, Kent County Drain Commission, Michigan Department of Transportation, and Michigan 
Department of Environment, Great Lakes, and Energy.  

Surrounding zoning:  

 NORTH: Dutton Center PUD  
WEST: Suburban Residential  SUBJECT PARCEL EAST: Suburban Residential 
 SOUTH: Suburban Residential  

 

STANDARDS OF REVIEW 

This major condominium is subject to review against Chapter 28.30 Major Condominium Approval 
Process. The Planning Commission and Township Board shall review all details of the application and 
submittal to ensure the satisfaction of condominium approval standards (Section 28.40). Cursory 
authorization of the general site layout was approved under the Dutton Center PUD. Preliminary review 
and approval shall not be construed as a final confirmation of zoning compliance.  Refer to the PUD site 
Plan for all approvals related to sidewalks, landscaping, lighting, etc. on October 14, 2024 (as amended).  

Section 28.40 Condominium Approval Standards 

A. DESIGN  

The Preliminary Condominium plan conforms with the Dutton Center PUD plan approved by the Board 
of Trustees. The development will be served by extensions of municipal water and sanitary sewer lines. 
Provisions for the installation of buried power, telephone, gas distribution, and cable TV lines are also to 
be included. The applicant shall be required to comply with all utility and stormwater requirements of 
the Township Engineer.   



Planning Commission      Meeting Date: June 26th, 2025 

 
B. ZONING COMPLIANCE AND COMPATIBILITY  

The Phase 2 site plan, use, parcel boundaries, setbacks, etc were approved under the Dutton Center 
PUD site plan and all the elements of the condominium request remain exactly as previously approved.   

C. MOBILITY, TRAFFIC, AND ACCESS 

All road layouts were approved by the Township Board, Township Engineer and Fire Marshall as part of 
the PUD process and meet major private street standards.   

D. STORMWATER AND WATER QUALITY 
The Township Engineer has reviewed a stormwater drainage and control system that includes a 
stormwater retention pond in Phase 1.  

 
E. OUTSIDE AGENCIES 
Applicants shall secure all applicable outside agency approvals, including but not limited to the Kent 
County Health Department, Kent County Road Commission, Kent County Drain Commission, Fire 
Department, and State of Michigan regulatory agencies.  

 

STAFF RECOMMENDATION 

Based on our review, Staff recommends that a positive resolution regarding the preliminary site 
condominium plan be approved. The only recommended condition is as follows: 

1. The applicant shall adhere to all review comments provided by the Township Engineer and Fire 
Department. 
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Green Development Ventures, LLC
Attn: Mike West

2186 E. Centre Ave.
Portage, MI  49002

Phone: 269.365.8548

Title: Final PUD / Site Plan Submittal
Drawn: DC/JW Checked: RP Date: 4.25.2024
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PART OF THE NW 1/4 OF SECTION 11, T5N, R11W, GAINES TOWNSHIP, KENT COUNTY, MICHIGAN, DESCRIBED AS:
COMMENCING AT THE NW CORNER OF SAID SECTION11; THENCE N89°52'04''E 610.50 FEET ALONG THE NORTH
LINE OF SAID NW 1/4 TO THE PLACE OF BEGINNING OF THIS DESCRIPTION; THENCE S00°09'34"E 165.00 FEET;
THENCE S89°52'04"W 610.50 FEET TO THE WEST LINE OF SAID NW 1/4 ; THENCE S00°09'34''E 643.41 FEET ALONG
SAID WEST LINE; THENCE N89°52'04"E 660.00 FEET; THENCE S00°09'34"E 682.44 FEET; THENCE N89°50'26''E 162.77
FEET; THENCE S83°59'26''E 69.21 FEET; THENCE N89°51'03''E 228.05 FEET; THENCE N89°51'03"E 66.00 FEET;
THENCE N00°08'57''W 64.92 FEET; THENCE N89°51'03''E 130.00 FEET TO THE SW CORNER OF C. H. DEMING'S
ADDITION TO DUTTON (AS RECORDED IN LIBER 20 OF PLATS ON PAGE 35, KENT COUNTY RECORDS); THENCE
N00°08'57''W 1010.85 FEET ALONG THE WEST LINE OF SAID C. H. DEMING'S ADDITION TO DUTTON TO THE
CENTERLINE OF DUTTON AVENUE (66 FOOT WIDE); THENCE N36°22'34"W 523.59 FEET ALONG SAID CENTERLINE
TO THE NORTH LINE OF SAID NW 14; THENCE S89°52'04''W 395.97 FEET ALONG SAID NORTH LINE TO THE PLACE OF
BEGINNING.

UTILITY LOCATIONS ARE DERIVED FROM ACTUAL MEASUREMENTS OR
AVAILABLE RECORDS.  THEY SHOULD NOT BE INTERPRETED TO BE
EXACT LOCATIONS NOR SHOULD IT BE ASSUMED THAT THEY ARE THE
ONLY UTILITIES IN THIS AREA.

NOTE:
EXISTING UTILITIES AND SERVICE LINES IDENTIFIED AS "(PLAN)" WERE
OBTAINED FROM AVAILABLE AS-BUILT RECORD DRAWINGS.  THE
CONTRACTOR SHALL VERIFY THE LOCATION, DEPTH AND STATUS OF ALL
UTILITIES AND SERVICE LINES PRIOR TO NEW CONNECTIONS.

Know what's below.
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ZONED O-S
BILL & JULIE HUIZING

41-22-11-126-001
3376 68TH STREET SE

ZONED RL-10

JASON & MELISSA SCHIEFLA

41-22-11-126-051

6856 DUTTON AVENUE SE

ZONED RL-10

LARRY VANHOE

41-22-11-126-054

6810 DUTTON AVENUE SE

ZONED RL-10

ARDITH TURPIN

41-22-11-126-066

6860 DUTTON AVENUE SE

ZONED RL-10

BRYCE & SAMANTHA HUSTON

41-22-11-127-005

6867 DUTTON AVENUE SE

ZONED RL-10
CATHLEEN CHRISTINE REDDING
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ETHAN ROCHE
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ZONED RL-10
SCOTT & DAWN ZIERLEYN
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VANLAAN REAL ESTATE LLC
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ZONED C-2
HANNA LAKE ROAD LLC

41-22-11-101-014
6824 HANNA LAKE AVENUE SE

ZONED RL-10
NOWAK LLC

41-22-10-229-025
6871 HANNA LAKE AVENUE SE

ZONED RL-10
NOWAK LLC

41-22-10-229-026
6887 HANNA LAKE AVENUE SE

ZONED RL-10
JULIA VANDERLAAN

41-22-10-229-027
6903 HANNA LAKE AVENUE SE

ZONED RL-10
CHIN BAPTIST CHURCH

OF GRAND RAPIDS
41-22-10-229-039

6951 HANNA LAKE AVENUE SE

ZONED O-S
DUTTON INDEPENDENT

REFORMED CHURCH
41-22-11-101-008

6950 HANNA LAKE AVENUE SE

ZONED RL-14
DUTTON CHRISTIAN SCHOOL

41-22-11-101-005
6980 HANNA LAKE AVENUE SE

ZONED RL-14
GAINES TOWNSHIP

41-22-11-101-011
7100 HANNA LAKE AVENUE SE
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ANDY COE

41-22-11-126-067

6862 DUTTON AVENUE SE

ZONED RL-10

BRETT & CINDY ELDER

41-22-11-126-012

6875 HAMMOND AVENUE SE

ZONED RL-10

STEVEN SCHUT

41-22-11-126-013

6893 HAMMOND AVENUE SE

ZONED RL-14
SFT LAND INVESTMENT LLC

41-22-11-101-019
7307 HAMMOND AVE SE
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GENERAL NOTES
1) ZONING OF PROPERTY: PUD [PLANNED UNIT DEVELOPMENT]
2) SUMMARY OF LAND USE:

A) TOTAL ACREAGE = 29.32 ACRES (1,277,381 SQ.FT.) (EXCLUDING R.O.W.)
B) TOTAL DWELLING UNITS PROPOSED = 198 DWELLINGS (PLUS UP TO 30 ADDITIONAL SECOND STORY

DWELLING IN MIXED USE BUILDINGS)
1. SINGLE FAMILY UNITS = 51 DWELLINGS
2. DETACHED SINGLE FAMILY VERANDA HOMES = 14 DWELLINGS
3. TOWNHOMES = 37 DWELLINGS
4. MULTIPLE FAMILY UNITS = 96 DWELLINGS
5. SECOND FLOOR MULTIPLE FAMILY UNITS = UP TO AN ADDITIONAL 30 DWELLINGS

C) TOTAL COMMERCIAL/OFFICE SPACE = 43,280 (PLUS UP TO AN ADDITIONAL 30,780 SQ.FT. ON SECOND STORY
OF MIXED USE BUILDINGS)

D) TOTAL OPEN SPACE PROVIDED = 0.99 AC (43,166 SQ.FT.)
E) ZONING OF PARCELS TO NORTH = C-2

ZONING OF PARCELS TO EAST = RL-10
ZONING OF PARCELS TO WEST = C-2, RL-10, & O-S
ZONING OF PARCELS TO SOUTH = RL-14

3) SITE REGULATING STANDARDS:
A) SINGLE FAMILY UNITS (UNITS 1-51)

1. MINIMUM UNIT WIDTH AT FRONT YARD SETBACK = 50 FT.
2. MINIMUM UNIT SIZE = 6,250 SQ.FT.
3. MAXIMUM BUILDING HEIGHT = 35 FT. OR 2 STORIES, WHICHEVER IS LESS
4. SETBACKS:

FRONT YARD SETBACK 1-17, 21-23, 27-29, 33-35 AND 38-51 = 25 FT. MIN.
FRONT YARD SETBACK FOR UNITS 18-20, 24-26, 30-32, AND 36-37 = 30 FT. MIN.
SECONDARY FRONT YARD SETBACK ON CORNER UNITS = 15 FT. MIN.
SIDE YARD SETBACK = 5 FT. MIN.
REAR YARD SETBACK = 20 FT. MIN.

B) ALLEY-LOADED VERANDA HOMES (V1-V14)
1. MAXIMUM BUILDING HEIGHT = 35 FT. OR 2 STORIES, WHICHEVER IS LESS
2. MINIMUM BUILDING TO BUILDING SEPARATION DISTANCE (FOUNDATION WALL TO FOUNDATION

WALL) = 10 FT.
3. MINIMUM PORCH TO R.O.W. DISTANCE = 10 FT.
4. MINIMUM GARAGE (FOUNDATION WALL) TO ALLEY PAVEMENT DISTANCE = 22 FT.
5. MINIMUM DISTANCE FROM PUD BOUNDARY = 20 FT.

C) TOWNHOMES (TH1-TH37)
1. MAXIMUM BUILDING HEIGHT = 35 FT. OR 2 STORIES, WHICHEVER IS LESS
2. MINIMUM BUILDING TO BUILDING SEPARATION DISTANCE (WALL OF FOUNDATION TO WALL OF

FOUNDATION) = 15 FT.
3. MINIMUM DISTANCE FROM PUD BOUNDARY = 20 FT.
4. MINIMUM DISTANCE TO SINGLE FAMILY LOTS = 25 FT. (PROPOSED & EXISTING ADJACENT)
5. MINIMUM GARAGE (FOUNDATION WALL) TO ALLEY PAVEMENT DISTANCE = 22 FT.
6. MINIMUM PORCH OR BUILDING TO R.O.W. DISTANCE = 10 FT.

D) MULTIPLE FAMILY BUILDINGS (A1-A8)
1. MAXIMUM BUILDING HEIGHT = 35 FT. OR 2 STORIES, WHICHEVER IS LESS FOR BUILDING AREAS

WITHIN 50 FT. OF THE PUD BOUNDARY; 45 FT. OR 3 STORIES, WHICHEVER IS LESS FOR ALL OTHER
BUILDING AREAS

3. MINIMUM DISTANCE TO PUD BOUNDARY = 30 FT.
4. MINIMUM DISTANCE TO ADJACENT R.O.W. = 10 FT.
5. MINIMUM BUILDING TO BUILDING SEPARATION DISTANCE (FOUNDATION WALL TO FOUNDATION

WALL) = 25 FT.
6. MINIMUM DWELLING UNIT SIZE = 720 SQ.FT.

E) MIXED USE BUILDINGS (MU1-MU2)
1. MAXIMUM BUILDING HEIGHT = 35 FT. OR 2 STORIES, WHICHEVER IS LESS
2. MINIMUM DISTANCE TO PUD BOUNDARY (EXCLUDING FRONTAGES) = 30 FT.
4. MINIMUM DISTANCE TO ADJACENT R.O.W. = 10 FT.
5. MINIMUM BUILDING TO BUILDING SEPARATION DISTANCE (FOUNDATION WALL TO FOUNDATION

WALL) = 15 FT.
6. MINIMUM DWELLING UNIT SIZE = 720 SQ.FT.
7. ALLOWABLE FIRST STORY USES = PERMITTED USES WITHIN THE OFFICE SERVICE (OS) AND

NEIGHBORHOOD COMMERCIAL DISTRICT (NC)
8. ALLOWABLE SECOND STORY USES = MULTIPLE FAMILY DWELLINGS, PERMITTED USES WITHIN THE

OFFICE SERVICE (OS), AND PERMITTED USES WITHIN THE NEIGHBORHOOD COMMERCIAL DISTRICT
(NC)

F) OFFICE / COMMERCIAL BUILDINGS (C1-C2)
1. MAXIMUM BUILDING HEIGHT = 25 FT. OR 1 STORIES, WHICHEVER IS LESS
2. MINIMUM DISTANCE TO PUD BOUNDARY (EXCLUDING FRONTAGES) = 20 FT.
4. MINIMUM DISTANCE TO ADJACENT R.O.W. = 10 FT.
5. MINIMUM BUILDING TO BUILDING SEPARATION (FOUNDATION WALL TO FOUNDATION WALL) = 15 FT.
7. ALLOWABLE USES = PERMITTED USES WITHIN THE OFFICE SERVICE (OS) AND NEIGHBORHOOD

COMMERCIAL DISTRICT (NC)

4) PARKING REQUIREMENTS:
A) MINIMUM REQUIRED SPACE PER TOWNSHIP = 9'x18' (24' AISLE)
B) TYPICAL PARKING SPACE PROVIDED = 9'x18' (24' AISLE)
C) TYPICAL VAN ACCESSIBLE PARKING SPACE = 11'x18' WITH 5' AISLE
D) TYPICAL CAR ACCESSIBLE PARKING SPACE = 8'x18' WITH 5' AISLE
E) NUMBER OF SPACES REQUIRED IN MIXED USE / MULTIPLE FAMILY AREAS = 314 (BASED ON CITY

REQUIREMENTS)
F) NUMBER OF SPACES PROVIDED IN MIXED USE / MULTIPLE FAMILY AREAS = 354 (INCLUDING 49 ON-STREET

SPACES)
1. NORTHERN PARKING AREA = 181 SPACES (INCLUDING 25 ON-STREET SPACES)
2. SOUTHERN PARKING AREA = 173 SPACES (INCLUDING 24 ON-STREET SPACES
3.   NOTE: PROVIDED PARKING MAY CHANGE DEPENDING ON FINAL BUILDING USE AND NUMBER OF

BEDROOMS. FINAL PARKING COUNT SHALL BE SUBJECT TO ZONING ADMINISTRATOR REVIEW.
G) NUMBER OF SPACES REQUIRED IN COMMERCIAL AREA (4 PER 1,000 SQ.FT.) = 50
H) NUMBER OF SPACES PROVIDED IN COMMERCIAL AREAS = 54
I) PARKING FOR SINGLE FAMILY UNITS WILL BE PROVIDED WITHIN EACH UNIT
J) PARKING FOR TOWNHOMES AND DETACHED SINGLE FAMILY VERANDA UNITS WILL BE PROVIDED IN

GARAGES AND DRIVEWAYS.

5) THIS PROJECT IS NOT LOCATED IN THE 100 YEAR FLOOD PLAIN, BASED ON THE NATIONAL FLOOD INSURANCE
PROGRAM RATE MAPS

6) BEST MANAGEMENT PRACTICES WILL BE UTILIZED DURING AND AFTER CONSTRUCTION OF THE PROJECT.
MEASURES WILL INCLUDE THE USE OF SEEDING AND MULCHING, SEDIMENT INLET FILTERS, COMPACTION AND
PAVING. THE OWNER OF THE SUBJECT PARCEL SHALL HAVE THE RESPONSIBILITY TO MAINTAIN THE PERMANENT
SOIL EROSION PROTECTION MEASURES.

7) ALL LIGHTING SHALL BE SHIELDED FROM ALL ADJACENT PROPERTIES.
8) THE PERMANENT PARCEL NUMBER FOR THE SITE IS 41-22-11-101-017.

THE ADDRESS OF THE PROPERTY IS 3316 68TH STREET SE.
9) THERE IS CURRENTLY A VACANT HOUSE ON THE PARCEL.

THE EXISTING HOUSE WILL BE DEMOLISHED AS PART OF THIS PROJECT.
10) ANTELOPE DR (PVT), TOGGENBURG ST (PVT), AND MITTERSILL ST (PVT) DRIVE WIDTHS ARE REDUCED BELOW

THE GAINES TOWNSHIP PRIVATE ROAD ORDINANCE STANDARDS, AS SHOWN ON THIS PLAN.
11) ALL IMPROVEMENTS AND UTILITIES NEEDED MUST BE BUILT.
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UTILITY LOCATIONS ARE DERIVED FROM ACTUAL MEASUREMENTS OR
AVAILABLE RECORDS.  THEY SHOULD NOT BE INTERPRETED TO BE
EXACT LOCATIONS NOR SHOULD IT BE ASSUMED THAT THEY ARE THE
ONLY UTILITIES IN THIS AREA.

NOTE:
EXISTING UTILITIES AND SERVICE LINES IDENTIFIED AS "(PLAN)" WERE
OBTAINED FROM AVAILABLE AS-BUILT RECORD DRAWINGS.  THE
CONTRACTOR SHALL VERIFY THE LOCATION, DEPTH AND STATUS OF ALL
UTILITIES AND SERVICE LINES PRIOR TO NEW CONNECTIONS.
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PHASE 1

GENERAL NOTES
1) ZONING OF PROPERTY: PUD [PLANNED UNIT DEVELOPMENT]
2) SUMMARY OF LAND USE:

A) TOTAL ACREAGE = 29.32 ACRES (1,277,381 SQ.FT.) (EXCLUDING R.O.W.)
B) PHASE TWO TOTAL ACREAGE = 9.99 ACRES (435,338 SQ.FT.) (EXCLUDING R.O.W.)
C) SINGLE FAMILY UNITS = 51 DWELLINGS

2) SITE REGULATING STANDARDS:
A) SINGLE FAMILY UNITS (UNITS 1-51)

1. MINIMUM UNIT WIDTH AT FRONT YARD SETBACK = 50 FT.
2. MINIMUM UNIT SIZE = 6,250 SQ.FT.
3. MAXIMUM BUILDING HEIGHT = 35 FT. OR 2 STORIES, WHICHEVER IS LESS
4. SETBACKS:

FRONT YARD SETBACK 1-17, 21-23, 27-29, 33-35 AND 38-51 = 25 FT. MIN.
FRONT YARD SETBACK FOR UNITS 18-20, 24-26, 30-32, AND 36-37 = 30 FT. MIN.
SECONDARY FRONT YARD SETBACK ON CORNER UNITS = 15 FT. MIN.
SIDE YARD SETBACK = 5 FT. MIN.
REAR YARD SETBACK = 20 FT. MIN.

6) THIS PROJECT IS NOT LOCATED IN THE 100 YEAR FLOOD PLAIN, BASED ON THE NATIONAL FLOOD INSURANCE
PROGRAM RATE MAPS

7) BEST MANAGEMENT PRACTICES WILL BE UTILIZED DURING AND AFTER CONSTRUCTION OF THE PROJECT.
MEASURES WILL INCLUDE THE USE OF SEEDING AND MULCHING, SEDIMENT INLET FILTERS, COMPACTION AND
PAVING. THE OWNER OF THE SUBJECT PARCEL SHALL HAVE THE RESPONSIBILITY TO MAINTAIN THE PERMANENT
SOIL EROSION PROTECTION MEASURES.

8) ALL LIGHTING SHALL BE SHIELDED FROM ALL ADJACENT PROPERTIES.
9) ALL IMPROVEMENTS AND UTILITIES NEEDED MUST BE BUILT.
10) THE PERMANENT PARCEL NUMBER FOR THE SITE IS 41-22-11-101-017.

THE ADDRESS OF THE PROPERTY IS 3316 68TH STREET SE.

PHASE 2 PROPERTY DESCRIPTION
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THORNAPPLE FARMS
APPROVED PRELIMINARY PLAT

LAND SITUATED IN THE TOWNSHIP OF GAINES, COUNTY OF KENT, STATE OF MICHIGAN DESCRIBED AS FOLLOWS:

PART OF THE NW 1/4 OF SECTION 11, TOWN 5 NORTH, RANGE 11 WEST, GAINES TOWNSHIP, KENT COUNTY, MICHIGAN, DESCRIBED
AS: COMMENCING AT THE NW CORNER OF SAID SECTION 11; THENCE N89°52'04"E 610.50 FEET ALONG THE NORTH LINE OF SAID NW
1/4 TO THE PLACE OF BEGINNING OF THIS DESCRIPTION; THENCE S00°09'34"E 165.00 FEET; THENCE S89°52'04"W 610.50 FEET TO
THE WEST LINE OF SAID NW 1/4; THENCE S00°09'34"E 643.41 FEET ALONG SAID WEST LINE; THENCE N89°52'04"E 660.00 FEET;
THENCE S00°09'34"E 682.44 FEET; THENCE N89°50'26"E 162.77 FEET; THENCE S77°36'32"E 72.12 FEET; THENCE N89°24'24"E 226.47
FEET; THENCE N89°51'03"E 66.00 FEET; THENCE N00°08'57"W 70.38 FEET; THENCE N89°24'24"E 130.00 FEET TO THE SW CORNER OF
C. H. DEMING'S ADDITION TO DUTTON (AS RECORDED IN LIBER 20 OF PLATS ON PAGE 35, KENT COUNTY RECORDS); THENCE
N00°08'57"W 1010.85 FEET ALONG THE WEST LINE OF SAID C. H. DEMING'S ADDITION TO DUTTON TO THE CENTERLINE OF DUTTON
AVENUE (66 FOOT WIDE); THENCE N36°22'34"W 523.59 FEET ALONG SAID CENTERLINE TO THE NORTH LINE OF SAID NW 1/4; THENCE
S89°52'04"W 395.97 FEET ALONG SAID NORTH LINE TO THE PLACE OF BEGINNING.
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UTILITY LOCATIONS ARE DERIVED FROM ACTUAL MEASUREMENTS OR
AVAILABLE RECORDS.  THEY SHOULD NOT BE INTERPRETED TO BE
EXACT LOCATIONS NOR SHOULD IT BE ASSUMED THAT THEY ARE THE
ONLY UTILITIES IN THIS AREA.

NOTE:
EXISTING UTILITIES AND SERVICE LINES IDENTIFIED AS "(PLAN)" WERE
OBTAINED FROM AVAILABLE AS-BUILT RECORD DRAWINGS.  THE
CONTRACTOR SHALL VERIFY THE LOCATION, DEPTH AND STATUS OF ALL
UTILITIES AND SERVICE LINES PRIOR TO NEW CONNECTIONS.

Know what's below.
    CALL before you dig.
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Gaines Charter Township Fire Department
Inspection Report

Plan Review-Site Plan Inspection Result
Inspection Status Inspected by Completed at

Completed Pat Quick 05/28/2025

Business Name Address Suite City Zip
Dutton Center 3316 68th St SE -- Caledonia 49316

Introduction:

 ITEM: REVIEW REQUIREMENTS We have reviewed your plans for the above facility. The following
items are noted for compliance with code requirements. Code references to the International Fire Code
2015, as amended, are noted IFC; references to the Michigan/International Building Code are noted
MBC; references to National Fire Protection Association codes and standards are noted NFPA. Please
review the appropriate code for further details. All construction and processes must meet applicable
code provisions.

RESULT: Plan Review

REMARK: 

Condo plan (Phase 2) of Dutton Center

General Construction and Demolition:

 ITEM: REQUIRED ACCESS Approved vehicle access for fire fighting shall be provided to all
construction or demolition sites prior to and during the time of construction. Access road(s) (20 feet wide,
designed and maintained to support a vehicle weighing 20 tons on a single axle with dual wheels and
standard road tires) shall be constructed as required. This road may be gravel, but vehicle access must
be maintained and unobstructed at all times. (IFC 501.4, 503.1.1, 503.2.3, 503.4, 3310.1)

RESULT: Plan Review

 ITEM: HYDRANTS REQUIRED Construction involving combustible building materials shall not occur
until operable fire hydrants are in place within 500 road feet of the furthest point of any building being
constructed. (IFC 3312.1)

RESULT: Plan Review

                                      1 / 2
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REMARK: 

Hydrants on plan are adequate.

 ITEM: TEMPORARY ADDRESS NUMBERS DURING CONSTRUCTION Install supplementary Arabic
address numerals on a post or mailbox on the same side of the public road as, and directly in front of,
the building in such a manner as to be readily visible to occupants of fire department vehicles on the
public road. (IFC 505.1.2.4, 505.1.3)

RESULT: Plan Review

Inspection Signatures

Inspector Signature

__________________________
Pat Quick

Fire Marshal
Deputy Chief

--
pat.quick@gainestownship.org

Powered by TCPDF (www.tcpdf.org)
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Dutton Center Site Condo
Single Family Residential 
Architectural Book



Single Family Site Condominium



Single Family Site Condominium

Architectural Restrictions Highlights

1. Garage prominence limit.

2. Minimum front porch requirement.

3. Garage overhead door windows.

4. Upgraded siding colors.

5. Architectural diversity and variety:

 a. Board and batten enhancements

 b. Masonry wainscoting options

 c. Window trim and shutters variations
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HERS Rated Home

collection: i n teg r i t y

Allen Edwin Homes reserves the right to change or amend plans and specifications without prior notice. Specifications may vary per plan. All dimensions are approximate and are rounded down to the nearest 3”. Information is deemed 
to be correct but not guaranteed. Copyright © 2015 Allen Edwin Homes. All rights reserved. The duplication, reproduction, copying, sale, licensing, or any other distribution or use of these drawings, any portion thereof, or the plans 

depicted here is strictly prohibited. Color rendering is the artist’s interpretation of home. Details, products and colors may change or not be available. Please see CAD drawings of elevations for actual specifi cations available.

i n teg r i t y 1 6 1 0
1,607 SF

3-5 bedrooms
2-3 bathrooms
2-3 car attached garage
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Elevation A

Elevation A1 Elevation A2

Elevation A3
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ADDRESS: 2319 Crystal Meadows Street SE 

PARCEL NUMBER: 41-22-10-120-004 
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FILE NUMBER: 231025CVH 

PROPERTY ZONING DISTRICT: SR 

PROPERTY SIZE: 20.19 Acres 

REPORT BY: Dan Wells, Community 
Development Director 
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OVERVIEW 

The applicant requests Tentative Preliminary Plat review for Phase 3 of Hoffman Meadows. Phase 3 is 
20.19 acres and includes 50 detached single-family home lots. The Land Division Act states that 
“[t]entative approval….confers upon the proprietor for a period of 1 year from date, approval of lot 
sizes, lot orientation, and street layout, and application of the then-current subdivision regulations.” A 
public hearing is required for the tentative preliminary plat.  

Hoffman Meadows Phases 1 and 2 of the project have received final plat approval and homes are under 
construction. Phase 3 was not part of that original approval.  

The Planning Commission's role is to review the tentative preliminary plat plan for consistency with 
zoning and subdivision requirements as part of the platting process. Section 112 (4) of the Land Division 
Act provides for initial acceptance of the overall development concept but does not consider detailed 
engineering design or final details. Details concerning wetland impact, utilities, and final stormwater 
management design are addressed in later review phases. However, preliminary plans for utilities and 
other required infrastructure are considered during this process to identify potential concerns and 
future considerations. 

Hoffman Meadows Phase 3 is in the Suburban Residential (SR) zoning district that stipulates 12,000 
square feet for Suburban Residential lots, but under Section 1.30.D Pending Applications: 

In cases where this Ordinance is amended between the time a development permit application is 
submitted and a decision on the application is made, the applicant may choose whether the 
review of and decision on the application will proceed under the requirements of this Ordinance 
as it was in effect at the time the application was submitted, or under the requirements of the 
new Ordinance provisions.   

The proposed plat was laid out under the previous Residential-10 standards which allowed 10,000 SF 
lots.  The applicant initially submitted the plat on March 11th, 2025, but then withdrew the plat on 
March 31st (see attached email). In the interim, the amended ordinance went into effect (April 26th). 
Staff considers the application to have pre-dated the amended ordinance to go into effect and will be 
considered under the RL-10 standard, and under the standards prior to amendment in April of 2025.  

Surrounding zoning:  

 NORTH: SR  

WEST: SR SUBJECT PARCEL EAST: SR (Hoffman Meadows 
Phase II) 

 SOUTH: PUD (Crystal Springs)  
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STANDARDS OF REVIEW 

This project is subject to review against the following requirements and standards that were in effect 
prior to amendment (effective April 26th, 2025):  

• GCTZO Section 6.3 Development Standards and GCT Code of Ordinances Section 22-62 
Compliance with Zoning Regulations 

• GCTZO Section 6.4 Additional Requirements for Plats & Site Condominium Developments  
• GCTZO Section 16.13 Residential Landscaping 
• GCT Code of Ordinances, Section 22-63 Sidewalks 
• GCT Code of Ordinances, Section 22-64 Street Lighting 
• GCT Code of Ordinances Section 22- 65 Public Utilities 

We have reviewed the preliminary plat and associated application package and find that the plans are in 
order for this stage of the plat approval process. The following are the primary subject areas with 
comments. 

1. GCTZO Section 6.3 Development Standards and GCT Code of Ordinances Section 22-62 Compliance 
with Zoning Regulations 

Single-family lots in RL-10 must be a minimum of 10,000 square feet in area and 80 feet in width. The lot 
size table indicates that all lots exceed 10,000 square feet. The plat shows compliant lot widths on all 
lots. 

Setbacks for single-family and two-family lots in RL-10 are 35 feet for the front and rear and eight feet 
for the sides. The lots appear to be sufficient in size, width, and shape for homes to meet required 
setbacks. Setback compliance will also be confirmed for each building site prior to building permitting. 

All lots also comply with the 4:1 depth-to-width ratio requirements, aside from lots 113 & 114, which 
include an existing stormwater management area. These lots include the existing detention pond within 
an easement for drainage and detention to the Hoffman Meadows Drainage District. If acceptable, the 
Planning Commission must reference the depth-to-width waiver within its Resolution on the matter. 

2. GCTZO Section 6.4 Additional Requirements for Plats & Site Condominium Developments  

Section 6.4 A requires that a preliminary plat incorporates a variety of house models. Since the 
development is proposed to have over 50 units, a minimum of five house models is required. Each house 
model shall have multiple characteristics that clearly distinguish it from the other house models, such as 
different exterior materials, rooflines, garage placement, architectural style, number of stories, and/or 
building face. Staff recommends that the review of house models and future variations be an 
administrative responsibility during the zoning and building permitting process. 

3. GCTZO Section 16.13 Residential Landscaping 

Section 16.13 A requires that all platted subdivisions include one canopy tree for every 80 feet of road 
frontage. Street trees must be placed in accordance with Section 16.13 and the requirements of the 
Kent County Road Commission. Staff recommends that the requirement for the graphic representation 
on the preliminary plat is unnecessary at this time and notes that the requirement will be enforced 
when individual homes are constructed. 
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4. GCT Code of Ordinances, Section 22-63 Sidewalks 

In accordance with Section 22-63, sidewalks shall be installed by the proprietor as specified by Township 
ordinance or as otherwise required by the Township Board or its designated Township official or body. 
Sidewalks must be shown on both sides of the public street throughout the entire development.  

5. GCT Code of Ordinances, Section 22-64 Street Lighting 

In accordance with Section 22-64, street lighting shall be installed by the proprietor as specified by 
Township ordinance or as otherwise required by the Township Board or its designated Township official 
or body. Consistent with past developments, the developer should request that the Township create a 
Street Light Assessment District before a residential building permit is issued by the Township.   

• The number and location of street lights are to be determined by Consumers Energy for each 
phase of development.   

• The developer must provide the necessary funds for installation within 30 days of Gaines 
Charter Township issuing an invoice for the installation costs.  

6. GCT Code of Ordinances Section 22- 65 Public Utilities 

The development will be served by extensions of municipal water and sanitary sewer lines. A storm 
drainage system consisting of both above-ground and underground drainage facilities will also be 
installed, and the streets will be public. Provisions for the installation of buried power, telephone, gas 
distribution, and cable TV lines are also to be included. The applicant shall be required to comply with all 
utility and stormwater recommendations of the Township Engineer.  

STAFF RECOMMENDATION 

A public hearing was held at the Planning Commission on May 22nd, and consideration was tabled. After 
a recommendation is made, the plat will proceed to the Township Board for consideration.  

Staff recommends that the Planning Commission recommend approval of the tentative preliminary 
approval of the Hoffman Meadows No. 3 plat. 
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   LOT #   AREA

1 10,400 SQ. FT.
2 10,660 SQ. FT.
3 10,660 SQ. FT.
4 10,400 SQ. FT.
5 10,400 SQ. FT.
6 11,050 SQ. FT.
7 11,050 SQ. FT.
8 11,050 SQ. FT.
9 10,400 SQ. FT.
10 10,400 SQ. FT.
11 10,400 SQ. FT.
12 10,400 SQ. FT.
13 14,415 SQ. FT.
14 10,778 SQ. FT.
15 10,778 SQ. FT.
16 10,778 SQ. FT.
17 10,778 SQ. FT.
18 14,678 SQ. FT.
19 11,313 SQ. FT.
20 11,305 SQ. FT.
21 11,324 SQ. FT.
22 11,337 SQ. FT.
23 11,481 SQ. FT.
24 14,082 SQ. FT.
25 20,213 SQ. FT.
26 12,533 SQ. FT.
27 11,180 SQ. FT.
28 14,430 SQ. FT.
29 15,770 SQ. FT.
30 10,625 SQ. FT.
31 10,625 SQ. FT.
32 10,625 SQ. FT.
33 10,625 SQ. FT.
34 14,261 SQ. FT.
35 15,427 SQ. FT.
36 11,902 SQ. FT.
37 11,878 SQ. FT.
38 11,882 SQ. FT.
39 11,880 SQ. FT.
40 15,245 SQ. FT.
41 10,400 SQ. FT.
42 14,322 SQ. FT.
43 16,807 SQ. FT.
44 11,260 SQ. FT.
45 10,438 SQ. FT.
46 11,726 SQ. FT.
47 10,514 SQ. FT.
48 12,150 SQ. FT.
49 10,800 SQ. FT.
50 13,928 SQ. FT.
51 10,400 SQ. FT.
52 10,400 SQ. FT.
53 10,400 SQ. FT.
54 10,400 SQ. FT.
55 10,400 SQ. FT.
56 10,400 SQ. FT.
57 10,400 SQ. FT.
58 10,400 SQ. FT.
59 14,466 SQ. FT.
60 21,235 SQ. FT.
61 13,629 SQ. FT.
62 12,395 SQ. FT.

          63 13,033 SQ. FT.
          64 18,984 SQ. FT.
          65 215,786 SQ. FT.
          66 10,931 SQ. FT.
          67 11,310 SQ. FT.
          68 11,310 SQ. FT.
          69 10,400 SQ. FT.
          70 10,400 SQ. FT.
          71 10,400 SQ. FT.
          72 10,400 SQ. FT.
          73 10,400 SQ. FT.

   LOT #   AREA

74 14,401 SQ. FT.
  75 12,783 SQ. FT.
          76 11,242 SQ. FT.

77 11,976 SQ. FT.
78 13,928 SQ. FT.
79 10,400 SQ. FT.

          80 10,400 SQ. FT.
81 10,400 SQ. FT.
82 10,400 SQ. FT.

          83 10,400 SQ. FT.
84 10,400 SQ. FT.

          85 10,400 SQ. FT.
          86 13,766 SQ. FT.

87 13,768 SQ. FT.
88 10,400 SQ. FT.
89 10,400 SQ. FT.
90 10,400 SQ. FT.
91 10,400 SQ. FT.
92 10,400 SQ. FT.
93 10,400 SQ. FT.
94 10,400 SQ. FT.
95 13,965 SQ. FT.
96 12,150 SQ. FT.
97 10,800 SQ. FT.
98 12,150 SQ. FT.
99 10,800 SQ. FT.
100 12,150 SQ. FT.
101 11,475 SQ. FT.
102 14,392 SQ. FT.
103 21,585 SQ. FT.
104 13,637 SQ. FT.
105 14,425 SQ. FT.
106 14,433 SQ. FT.
107 11,466 SQ. FT.
108 11,468 SQ. FT.
109 11,740 SQ. FT.
110 11,472 SQ. FT.
111 12,041 SQ. FT.
112 16,952 SQ. FT.
113 62,891 SQ. FT.
114 55,620 SQ. FT.
115 10,940 SQ. FT.
116 14,652 SQ. FT.
117 13,368 SQ. FT.
118 11,310 SQ. FT.
119 11,310 SQ. FT.
120 11,310 SQ. FT.
121 11,310 SQ. FT.
122 11,310 SQ. FT.
123 11,310 SQ. FT.
124 11,310 SQ. FT.
125 11,310 SQ. FT.
126 11,310 SQ. FT.
127 13,965 SQ. FT.
128 14,020 SQ. FT.
129 10,400 SQ. FT.
130 10,400 SQ. FT.
131 10,400 SQ. FT.
132 10,400 SQ. FT.
133 10,400 SQ. FT.
134 10,400 SQ. FT.
135 10,400 SQ. FT.
136 14,002 SQ. FT.
137 13,858 SQ. FT.
138 10,400 SQ. FT.
139 10,400 SQ. FT.
140 10,400 SQ. FT.
141 10,400 SQ. FT.
142 10,400 SQ. FT.
143 10,400 SQ. FT.
144 10,400 SQ. FT.
145 13,913 SQ. FT.

LOT AREAS

REQUIREMENTS:

HARTMAN ESTATES NO 3
LOT # ADDRESS OWNER
LOT 86 7168 SHADY KNOLL DR SE RANDALL BEUTE
LOT 85 7148 SHADY KNOLL DR SE PATRICK MCCARTHY
LOT 84 7130 SHADY KNOLL DR SE HEATHER SLITER
LOT 83 7116 SHADY KNOLL DR SE VIET H LUU
LOT 82 7104 SHADY KNOLL DR SE CODY VANNORMAN
LOT 81 7088 SHADY KNOLL DR SE ERIC CAMPBELL
LOT 80 7076 SHADY KNOLL DR SE TRONG NGUYEN
LOT 79 7058 SHADY KNOLL DR SE LOHO PROPERTIES
LOT 78 7046 SHADY KNOLL DR SE JASON ROTTMAN
LOT 77 7024 SHADY KNOLL DR SE JAMES DOANE
LOT 76 7012 SHADY KNOLL DR SE IRUIM RAZA
LOT 75 7004 SHADY KNOLL DR SE ITZEL BARAJAS
LOT 74 6992 SHADY KNOLL DR SE ORVILLE THEAKER
LOT 73 6988 SHADY KNOLL DR SE ANGELICA WOODS
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Gaines Charter Township Fire Department
Inspection Report

Plan Review-Site Plan Inspection Result
Inspection Status Inspected by Completed at

Completed Pat Quick 04/02/2025

Business Name Address Suite City Zip
Hoffman Meadows
Subdivision

2464 68th St SE -- Caledonia 49316

Introduction:

ITEM: REVIEW REQUIREMENTS We have reviewed your plans for the above facility. The following
items are noted for compliance with code requirements. Code references to the International Fire Code
2015, as amended, are noted IFC; references to the Michigan/International Building Code are noted
MBC; references to National Fire Protection Association codes and standards are noted NFPA. Please
review the appropriate code for further details. All construction and processes must meet applicable
code provisions.

RESULT: Plan Review

REMARK: 

Preliminary Plat for Hoffman Meadows Phase #3

General Construction and Demolition:

ITEM: REQUIRED ACCESS Approved vehicle access for fire fighting shall be provided to all
construction or demolition sites prior to and during the time of construction. Access road(s) (20 feet wide,
designed and maintained to support a vehicle weighing 20 tons on a single axle with dual wheels and
standard road tires) shall be constructed as required. This road may be gravel, but vehicle access must
be maintained and unobstructed at all times. (IFC 501.4, 503.1.1, 503.2.3, 503.4, 3310.1)

RESULT: Plan Review

ITEM: HYDRANTS REQUIRED Construction involving combustible building materials shall not occur
until operable fire hydrants are in place within 500 road feet of the furthest point of any building being
constructed. (IFC 3312.1)
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RESULT: Plan Review

ITEM: TEMPORARY ADDRESS NUMBERS DURING CONSTRUCTION Install supplementary Arabic
address numerals on a post or mailbox on the same side of the public road as, and directly in front of,
the building in such a manner as to be readily visible to occupants of fire department vehicles on the
public road. (IFC 505.1.2.4, 505.1.3)

RESULT: Plan Review

Closing:

ITEM: SUBJECT TO FIELD INSPECTION There may be additional requirements as a result of
conditions found during inspections.

RESULT: Plan Review

Plans Approved or Denied:

ITEM: PLAN APPROVAL Any changes must be reviewed and approved by the Gaines Township Fire
Department. All construction and processes must meet applicable codes and standards.

RESULT: Approved

Inspection Signatures

Inspector Signature

__________________________
Pat Quick

Fire Marshal
Deputy Chief

--
pat.quick@gainestownship.org

Powered by TCPDF (www.tcpdf.org)
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7885 Byron Center Avenue SW, Suite A, Byron Center, MI 49315    616-277-2185    www.VKcivil.com 

 

 

 

 

 

 

March 31, 2025 

1445 

 

Via Email: dan.wells@gainestownship.org 

 

Dan Wells 

Gaines Charter Township 

8555 Kalamazoo Ave SE 

Caledonia, MI 49316 

 

Re: Hoffman Meadows Phase 3 – Preliminary Plat Review 

 Section 11, Gaines Charter Township 

 

Dear Dan: 

 

We have reviewed the Preliminary Plat we received the Hoffman Meadows Phase 3 development 

on March 13, 2025. We provide the following comments for the consideration of the Applicant 

and the Planning Commission: 

 

1. The proposed public streets require the review and approval of the Kent County Road 

Commission (KCRC). The Applicant shall provide a copy of all KCRC review comments 

and approvals to the Township and the Township Engineer. 

2. Review of the stormwater management facilities will be performed by the Kent County 

Drain Commissioner’s Office and the Township Engineer and shall comply with all 

requirements of the Kent County Drain Commission’s Development Drainage Rules. We 

note that a storm sewer connection is required for each of the proposed lots. 

3. The Applicant shall establish a 433 Agreement for the long-term maintenance of the 

proposed stormwater management system. 

4. We recommend the Applicant contact the Gaines Water and Sewer Administrator to 

review if any water and sewer connection fees are due for the property. 

5. The Applicant’s Engineer shall add the names, addresses, and parcel numbers of all 

adjacent properties to the proposed development on the plan. 

6. We note that the exact sizes and locations of the public water supply and sanitary sewer 

facilities to be constructed will be determined as part of the detailed construction plan 

review process. Proposed construction plans will need to be submitted by the Applicant’s 



Dan Wells 

March 31, 2025 

Page 2 

 

 

Engineer to the Byron-Gaines Utility Authority and an electronic copy of the plans sent to 

the Township Engineer for review and approval. 

7. The Applicant will be required to construct a 16-inch watermain loop in Mountain Knoll 

Avenue and across the Consumers Energy property to the south. We note that this 

watermain will be eligible for oversizing payment. An 8-inch sanitary sewer will also 

need to be extended across the Consumers Energy property to serve part of this phase of 

the development. Preliminary plans have previously been received for these utilities, but 

the review process is ongoing.  

8. The Applicant’s Engineer shall label phase 2 of the development on the cover sheet.  

Thank you for your consideration in this matter. If you have any questions or concerns, please do 

not hesitate to contact our office. 

Sincerely, 

VK Civil 

 
Jeffrey M. Gritter, P.E. 

 

JMG/nfb 

 

c.  Bob Terpstra, Supervisor 

 Rod Weersing, Manager 

 Connie Giarmo, Planning Commission Chair 

 Dakota Swan, Assistant Planner 

 Tracy Lawrence, Water & Sewer Administrator 

 John Stuyfzand, Building Inspector 

 Pat Quick, Fire Marshall 

 Barry Korhorn, Byron-Gaines Utility Authority 

 Joel Morgan, P.E., Kent County Drain Commissioner’s Office 

 Erik Easterly, P.E., Kent County Road Commission 

 Darren Vink, P.E., Kent County Road Commission 

 Chris Vander Hoff, Jasonville, LLC 

 Dave Hanko, P.E., Feenstra & Associates, Inc. 
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