
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, May 23rd, 2024 

 
I. Call to Order and Roll Call 

 
II. Consideration of Agenda 

 
III. Consideration of Meeting Minutes 
 

a. Consideration of April 25th, 2024, Planning Commission Regular Meeting Minutes 
 

IV. Inquiry of Conflict of Interest 
 

V. Public Comment  
 

VI. New Business 
 

1. Public Hearings 
 

a. 1470 68th Street – Special Use Permit – Accessory Building 

b. 7376 Hanna Lake - Special Use Permit – Accessory Building 

c. Alexander Trails PUD – Major Amendment Site Plan Review  
 

2. Site Plan Review 
 

a. 6141 East Paris Avenue – StonePro Warehouse 
 

3. Items not requiring a Public Hearing 
 

a. 4598 84th Street – Special Use Permit – Accessory Building 

 

b. 3495 68th Street – Dutton Marathon – PUD Amendment- Preliminary Review 
 

VII. General Discussion 
 

a. Clarification of Data Center Use 
 

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 April 25th, 2024, at 7 pm 

8555 Kalamazoo Ave., SE, Caledonia, MI 49316 

 

MEMBERS PRESENT: Thomas, Waayenberg, Wiersema, Billips, Haagsma 

MEMBERS ABSENT: Rober and Giarmo, with notice. 

STAFF PRESENT: Dan Wells, Community Development Director; Dakota Swan, Assistant Planner; 
Ken Van Hall, Fire Chief 

I. CALL TO ORDER AND ROLL CALL 
 
Secretary Lani Thomas called the meeting to order at 7:00 PM. 
 

II. CONSIDERATION OF MEETING AGENDA 
a. Nomination of Commissioner Haagsma as alternate chair due to Chair Giarmo and Vice 

Chair Rober’s absences. 
 

Motion:   Motion by Waayenberg, supported by Billips to appoint Commissioner 
Haagsma as the temporary Chair for this meeting. 
DISCUSSION:  None 
AYES:   All 
NAYS:   None 
ABSTAIN:  None 

DECISION:  Motion Carried (5-0) 

 
III. CONSIDERATION OF MEETING MINUTES 

Consideration of the March 28th, 2024, regular Planning Commission meeting minutes.  
 
Motion:   Motion by Wiersema, supported by Waayenberg to approve the minutes 
of March 28th, 2024, as is. 
DISCUSSION:  None 
AYES:   All 
NAYS:   None 
ABSTAIN:  None 
DECISION:  Motion Carried (5-0) 
 
 

IV. INQUIRY OF CONFLICT OF INTEREST 
 
None.  
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V. PUBLIC COMMENT 

 
VI. NEW BUSINESS 

 
1. Public Hearings 

 
a) 4598 84th Street – Special Use Permit - Accessory Building 

Mike Naber, the applicant for this project, explained his request for a Special Use Permit. He stated that 
there is an already existing accessory building on the property that he intends to add an additional 1,600 
square feet (SF) to for storing trophy mounts and hosting family gatherings.  

Planner Wells gave an overview of the staff report for this project and confirmed that all standards of 
review have been met through this application, and that staff doesn’t anticipate any adverse effects on 
adjacent property owners or general health, safety, and welfare. Wells stated the only concern staff had 
was the height of the building; the maximum permitted height of accessory buildings in this area is 20 
feet. Wells also mentioned that staff recommends a condition in which the proposed building should be 
architecturally similar to the existing buildings on the property.  

Chair Haagsma opened the public hearing and subsequently closed it after nobody approached the 
podium.  

Commissioner Wiersema inquired about total square footage calculations and if covered porches are to 
be included; Planner Wells confirmed that covered porches do count towards total square footage.  

Secretary Thomas also inquired about the height of the building, to which Naber stated that the new 
building will either be the same height as the existing building or shorter. Naber also added that the 
addition will be stick-built rather than pole barn construction to match the existing building on the 
parcel.  

Motion:   Motion by Waayenberg, supported by Thomas, to approve the Special Use 
Permit with the condition that the height will meet development standards, the addition will 
be architecturally similar to existing buildings on the parcel, and it will not be used for 
commercial purposes.  
DISCUSSION:  None. 
AYES:   ALL 
NAYS:   None 
ABSTAIN:  None 
DECISION:  Motion Carried (5-0) 
 

b) 820 92nd Street – Special Use Permit – Accessory Building 
 

The applicant, John VanderMeulen, explained his request for a Special Use Permit and stated that he 
intends to build a 32’ x 48’ pole barn for working on his hobbies and storing his motor home. 
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VanderMeulen stated that the barn is planned to be grey initially, and that he intends to install wood 
siding eventually so that it will match the home on the parcel.  

Planner Wells gave an overview of the project and said that there are currently no accessory buildings on 
the site, and that staff found all standards of review and setback regulations to be met. Wells added that 
an accessory building of this size is typical in this area of the Township, therefore this request is 
consistent with the Zoning Ordinance and the intent of the Master Plan.  

Chair Haagsma opened the public hearing and subsequently closed it as nobody approached the podium 
to speak.  

Commissioner Wiersema inquired about the staff recommended condition that the accessory building 
will not be used for commercial purposes; Wells stated that standard is included as a means of clarifying 
to the applicant that commercial use of the building would be prohibited.  

 
Motion:  Motion by Waayenberg, supported by Wiersema to approve the Special Use 
Permit with the conditions that it will be architecturally similar to the home on the parcel 
and that it will not be used for commercial purposes. 
DISCUSSION:            None 
AYES:   ALL 
NAYS:   None 
ABSTAIN:  None 
DECISION:  Motion Carried (5-0) 
 
 

c) 163 68th Street – Special Use Permit – Accessory Building 

Applicant Daniel Suarez-Lopez explained his request for a Special Use Permit. He stated that he 
currently has a one stall garage and intends to tear it down and rebuild a bigger garage for two 
reasons; one, he said the garage looks “sad” compared to other garages in the neighborhood, and 
two, his family has outgrown the current garage, and the lack of space is affecting traffic flow on the 
street/ snow plowing. Suarez-Lopez added that he intends to redo the siding on the house so that it 
matches the new garage. 

Planner Wells gave an overview of the staff report for this project and said that the new garage will 
be approximately 584 SF larger than what is permitted ‘by right’, hence the need for a Special Use 
Permit, and that the intended use is for residential storage. Wells highlighted that all standards of 
review and setbacks were found to be met, and that a neighbor directly to the east of this parcel had 
submitted a public comment via email expressing support for this request. Wells also discussed the 
unique nature of this property; the residence on this parcel is lawfully nonconforming due to the 
orientation of the home on the parcel. It is a corner lot so it appears as though there are two front 
yards, however, staff would consider the existing garage to be in the side yard in this instance, 
therefore all setbacks were found to be met. The Special Use Permit request wouldn’t be making the 
nonconformity any worse, and Wells stated that staff recommends approval of this Special Use 
Permit.  



 
 

4 
 

Chair Haagsma opened the public hearing and closed it after nobody approached the podium to 
speak on behalf of this project.  

Commissioner Wiersema sought clarification about the dimensions of the proposed garage, and 
Suarez-Lopez confirmed that the garage is intended to have 2 doors but enough space for 3 cars. 

Motion:  Motion by Waayenberg, supported by Thomas to approve the Special Use 
Permit request with the conditions that it will be architecturally similar to the home on the 
parcel, and it will not be used for commercial purposes.  
DISCUSSION:            None 
AYES:   ALL 
NAYS:   None 
ABSTAIN:  None 
DECISION:  Motion Carried (5-0) 

 

d) 44 Brownell Street - Special Use Permit – Production Brewery 

Matt Szukalowski and David Sawyer of Adesanya Mead and Microbrewery explained their request for a 
Special Use Permit. They intend to use their space at 44 Brownell solely as a production space for wine, 
mead, and cider; no retail sales or consumption are intended to occur at this facility. Szukalowski said 
that this space was particularly appealing to them and their business because of the excellent drainage 
capabilities at this site, and that the brewing process is relatively quiet, so they do not expect to generate 
excessive noise. He clarified that waste byproducts from the brewing process include spent grain, which 
is planned to be used as feed for livestock in the area as they will have local farmers picking it up from 
time to time. They also stated that nobody else will be working in this space or brewing besides the two 
of them, and they don’t anticipate major changes to traffic in the area. They do expect traffic to be a 
little heavier in the beginning as they’re getting equipment delivered and set up, but after that, traffic 
will mainly be from the two of them arriving and leaving, in addition to local farmers picking up grain, 
and deliveries being made to their main storefront in Grandville.  

Planner Wells offered an overview of the staff report on this agenda item. He stated that this is one of 
the first breweries to enter the area, and that while there is some cooler space and some office space on 
the site, it’s really a small-scale manufacturing space. Wells stated that all standards of review for Special 
Uses were found to be met, however, one area of concern pertaining to the welfare of adjacent 
landowners could be odor emitted from the fermentation process, or the spent grain that results from 
the brewing process. Wells added that this area is zoned as Neighborhood Commercial, which accounts 
for businesses like this and is considered in the Master Plan. He also clarified that the scale of this 
operation is indeed appropriate for the area, however, if they were to exceed 12,000 barrels a year, they 
would have to relocate to a different area. The applicant later commented that they anticipate brewing 
approximately 500 barrels a year, which is perfectly in line with the scale of business intended for this 
area. In terms of emergency services, Wells said that there are no proposed changes to the interior or 
exterior of the building that would warrant significant changes in fire protection. Wells stated that the 
applicants will need to obtain permits from the City of Wyoming for wastewater discharge, but that 
there aren’t any adverse effects to the environment. He went on to mention that this building is lawfully 
nonconforming and is approximately 30 years old, meaning it was constructed long before current 



 
 

5 
 

setback regulations were imposed, and nothing the applicant intends to do would be making the 
nonconformity any worse, so staff didn’t find any issues with this request. Planner Wells concluded by 
saying that staff waived the need for a full Site Plan Review because there aren’t any proposed 
alterations to the exterior of the building, and that overall, staff recommends approval of this request if 
the applicant acquires the necessary permits.  

Chair Haagsma opened the public hearing; nobody approached the podium to speak so he closed the 
hearing.  

Commissioner Wiersema inquired about the location of the dumpster on the site; Szukalowski 
responded that they are unsure of the exact location of the dumpster at this time, but assured the 
Planning Commission that it’s a gated area and the dumpster will be gated during non-business hours.  

Wiersema then inquired about the need for landscaping requirements at this site, to which Planner 
Wells said if the Planning Commission feels as though that is necessary, it is a condition they could 
impose. Wiersema then expressed his desire to see some vegetation in the front of the building in 
addition to an ornamental tree to beautify the site.  

Planner Wells asked if they own the space or are leasing it; Szukalowski said that they have a five-year 
lease contract. 

Secretary Thomas inquired about how often farmers would be coming to pick up grain; Szukalowski said 
that the exact frequency of pickups is undetermined at this time, but it will depend on how often they 
brew. They anticipate brewing approximately two batches a day at the most, and plan to synchronize 
their brewing schedule with farmer pickups.  

Commissioner Billips asked about farmer pickups and what that process would look like; Szukalowski 
responded that the plan is to store the spent grain in big barrels and reuse them for future pickups.  

Motion:  Motion by Waayenberg, supported by Billips to approve the Special Use Permit 
with the conditions that the wastewater discharge permit is obtained from the City of 
Wyoming and reviewed by the Township Engineer, and that landscape requirements are 
imposed including at least one ornamental tree and other assorted landscape vegetation.  
DISCUSSION:            None 
AYES:   ALL 
NAYS:   None 
ABSTAIN:  None 
DECISION:  Motion Carried (5-0) 

 

2.  Site Plan Review 

       a)   None 

 

3. Items not requiring a Public Hearing  

      a) Alexander Trails PUD – Major Amendment Preliminary   
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Planner Wells introduced this agenda item by saying that Alexander Trails was established and rezoned 
as a PUD back in 2020, however, construction got delayed due to the COVID-19 pandemic and the 
increase in material costs. Site Plan Review approval expires within a year if no progress is made, so 
Alexander Trails essentially became a “ghost” PUD where the rezoning was still in effect, but the Site Plan 
Review had expired. Both the applicant and staff were originally hoping to bring Alexander Trails back to 
the Planning Commission as a Site Plan Review, however, there were changes made to the proposed 
setbacks within the development, hence the need for them to return requesting a Major PUD 
Amendment. Wells stated that besides the differences in setbacks, the new plan is quite similar to what 
the Planning Commission had seen and approved previously.  

Applicant Mike McGraw of Eastbrook Homes discussed the changes to the site plan and expressed that 
he believes the new plan is far better. The biggest changes are apparent near the east side of the 
development and the central area; they replaced 2-story townhome condominiums featuring front-
loaded garages with detached terrace homes and reworked some of the green spaces to make them 
more thoughtful and functional for residents. McGraw stated that this development features a variety of 
housing types, including front loaded townhomes, ranch options, rear-loaded attached townhomes, and 
a variety of floor plans for terrace homes. They reworked some of the road designs to make the view 
when entering the main road more open and inviting. McGraw also highlighted that there will be a fully 
paved ADA compliant walking path around the entire development and pedestrian connection points 
throughout. While the unit count is similar to what it was previously, McGraw stated that this submission 
features more variety in housing types, mote duplexes, and less two-, four-, and six-unit buildings. He 
also stated that they would like to implement hiking trails in the wooded areas.  

Commissioner Wiersema inquired about whether there are any attached terrace homes, to which 
McGraw responded that no, these terrace homes are longer and narrower which provide the advantage 
of having more space between the garage and the unit itself, which provides residents with more 
outdoor space.  

Wiersema then highlighted that with Plaster Creek running through this area, it’s one of the main 
watersheds in the township. He then inquired about the possibility of a paved nonmotorized path 
through the development that could potentially provide connectivity to the Dutton area. McGraw 
responded that this could be problematic since the water level of the creek fluctuates a lot and often 
floods, which would make maintaining a paved trail particularly difficult in this area, however, a nature 
trail could be an alternative option that still ensures people can use and enjoy the creek.  

Planner Wells chimed in to add that when the time comes for Site Plan Review, this can be discussed in 
further detail, and the Township Engineer can offer insight on options for the trail. Wells also mentioned 
that as far as maintenance is concerned, the Township Board would have to weigh in on Township 
involvement of the trail, and that if the Township wasn’t responsible for maintenance and upkeep, the 
HOA would then be the responsible party.  

Wells went on to say that while it is unlikely that 76th Street will see any improvements in bike facilities 
anytime soon, it is possible that there could be an opportunity for a bike corridor/ other nonmotorized 
connections along Breton down the line.  

Chair Haagsma inquired about the added density, and McGraw responded that density did increase, 
alongside the number of detached homes, however, the number of single family platted lots decreased 
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in this iteration of the design. Haagsma then inquired about the location of the sidewalks in the 
development and why they are only seen on one side of the road throughout numerous spots in the 
PUD, and McGraw stated that this was intentional; the layout can get messy when sidewalks cause 
interruptions and run through the driveways of front-loaded townhomes, however, all public roads have 
sidewalks on both sides of the road. McGraw added that some residents have expressed disinterest in 
having sidewalks on their side of the street, and this design choice provides prospective homeowners 
with an option.  

Fire Chief Ken Van Hall expressed that he would prefer there not to be an obstruction in one of the island 
cul-de-sacs featured in the development, to which McGraw said he’d be willing to work with the Fire 
Department to ensure that all requirements from their end are met.  

Commissioners Wiersema and Billips discussed the differences between the old design and this one, and 
how details like ponds illustrate the amount of consideration and intentionality that went into this 
design.  

Billips stated that this development is large and a lot to process; McGraw stated that it is intentional, and 
this will likely be a long-term project, but they need that so they are able to serve a broader spectrum of 
customers.  

Motion:  Motion by Waayenberg, supported by Wiersema to grant the applicant 
Preliminary PUD Amendment approval and allow the applicant to decide when they’re ready 
to return for Site Plan Review and their Public Hearing.   
DISCUSSION:            None 
AYES:   ALL 
NAYS:   None 
ABSTAIN:  None 
DECISION:  Motion Carried (5-0) 
 
 

VII. GENERAL DISCUSSION 

Planner Wells stated that the agenda for next month’s meeting is already full, and staff is attempting 
to limit agendas to five items due to the influx of new projects. He added that if things get too 
backed up, next month there is a possibility for two meetings to be held in order to catch up, but 
that is ultimately dependent on how many projects come in within the next month.  

 

VIII. ADJOURNMENT 
 
The meeting adjourned at 8:35 PM.  
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CERTIFICATION: 

I hereby certify that the above is a true copy of the minutes from the April 25th, 2024, 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: ____________, 2024   
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AGENDA ITEM: VI.1.a 

PROPOSED REQUEST: Special Use Permit  

ADDRESS: 1470 68th Street   

PARCEL NUMBER:  41-22-08-226-013 

FILE NUMBER: 240401CS 

APPLICANT: Chad Schaap 

PROPERTY ZONING DISTRICT: Residential-10 

PROPERTY SIZE: 4.90 Acres 

REPORT BY: Dakota Swan, Assistant Planner 
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OVERVIEW 

The applicant is requesting a Special Use Permit to allow for an additional 3,200 square feet (SF) in 
accessory buildings to an existing 1,544 SF of accessory buildings, making a total of 4,744 SF of 
residential accessory buildings on the property.  

Based on the zoning ordinance, the property is limited to 1,200 SF of accessory buildings, or 3% of the 
lot size, which ever is less. In this instance, 3% of the lot size would allot the applicant 3201 SF of 
accessory buildings, hence the request for a special use permit.  

The proposed accessory building addition will be used primarily for personal residential cold storage 
use; specifically a car, lawn maintenance equipment, and a truck that would otherwise be stored 
outside.   

Surrounding zoning:  

 NORTH: Residential (RL-10)  
WEST: Residential (RL-10) SUBJECT PARCEL EAST: Residential (RL-10) 

 SOUTH: Residential (RL-10)  
 

STANDARDS OF REVIEW 

The request has been reviewed using the applicable review standards of Section 19.8 “General 
Standards for All Special Land Uses” and the specific standards of Section 20.2 (A) “Accessory Buildings – 
Standards for Increasing Maximum Floor Area”. 

Section 19.8 General Standards for All Special Land Uses 
The Planning Commission shall review the particular circumstances and facts of each proposed special use 
and in addition to the specific standards of consideration stated for each special use type within this 
Ordinance, and shall be guided in rendering a decision by the following general standards: 
 
A. The proposed special use shall be sufficiently designed to maintain adequate provision for the 

protection of the health, safety, conveniences, and social and economic welfare of those who will use 
the special use, residents and landowners adjacent to the special use, and the community as a 
whole. 

Meets standard. The proposed accessory building will be used for residential storage purposes. As 
proposed, the use and character of the building will not hinder the health, safety, or economic welfare 
of surrounding properties or landowners. 
 

B. The proposed special use shall be consistent with the intent of this Ordinance and the intent of the 
Master Plan. 

Meets standard. The 2023 Future Land Use Plan designates this parcel as village residential. A 
request for a detached accessory building is consistent with the Master Plan’s guidance for 
residential properties and is provided for by the Zoning Ordinance subject to certain standards being 
met.  
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If it is determined that the proposed accessory building is consistent with the standards of Section 
20.2 (D), then consistency with the zoning ordinance will be achieved. 

C. The special use shall not create or substantially add to traffic hazards in the area. 

Meets standard. The proposed accessory building is intended to be used for the storage of vehicles and 
lawn maintenance equipment. As an accessory building set to be utilized for residential storage, the 
building will not alter traffic patterns in the area.  
 

D.    Public services and facilities such as roads, police and fire protection, drainage structures, water and 
sewage facilities or schools, shall be sufficiently extended to the proposed special use such that load 
capacities are not exceeded.  
 
Meets standard.  As a residential accessory building, staff does not anticipate any impacts on roads, 
police and fire protection, drainage structures, water or sewage facilities, or schools. The applicant 
intends to install a driveway that will be approximately 411 feet in length, which is subject to review by 
the Fire Chief. The applicant has been made aware that the driveway is required to be at least 12 feet 
wide in order to comply with fire code. 

 
E.  The proposed special use shall not set precedents for development which could adversely affect the long-

term plans or policies of the Township. 
 

Undetermined. Accessory buildings are typical in suburban areas of the township; several surrounding 
lots have accessory buildings varying in size, however, the footprint of surrounding accessory buildings 
do not appear to be as large as the one being proposed in this request.  

 
If the Planning Commission determines that the proposed accessory building meets the standards of 
Section 20.2 (D), the proposed special use will not set precedents for development that adversely 
impact the long-term plans or policies of the Township. 
 

F.  The proposed special use shall not have significant adverse environmental, ecological or natural 
resource impacts. 
 
Meets standard. The accessory building is not anticipated to have any impact on the environment and 
natural resources.  
 

G.  The proposed special use shall not have significant adverse impacts upon adjoining properties or 
uses. 

Meets standard. The proposed accessory building addition will be located in the rear yard and all 
minimum setback distance requirements are met.  

Section 20.2(D).4: Accessory Buildings – Standards for Increasing Maximum Floor Area 

In considering a special use permit for an accessory building exceeding the maximum floor area, the 
Planning Commission shall consider the standards stated in Chapter 19 and the following additional 
standards: 
 
A.  The intended use for the Building.  
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Meets standard. The proposed accessory building will be used for residential storage purposes and will 
be secondary to a primary residential use.  
 

B.  The size, proposed location, type and kind of construction and general architectural character of the 
Building. 

 
 

 
 
 
 
 
 
 
 
 
 
Meets standard. The setback and height requirements for the building have been meet. The applicant 
has stated that the height of the building is set to be 17 feet tall and will be of pole barn construction. 
The accessory building will have three garage doors to accommodate the vehicles planned to be parked 
inside of it.  

 
C.  The type and kind of principal and Accessory Buildings and Structures located on properties in the 

same neighborhood. 

 Undetermined. There are several accessory buildings in the surrounding neighborhoods that are all 
of varying sizes. The property directly to the east of the subject parcel, which is also owned by the 
applicant, has a similarly sized historic wood barn. Aside from the wood barn, most accessory 
buildings in the area seem to be much smaller than what is being proposed in this request. The 
visual impact of this building seems to be greater than that of accessory buildings on surrounding 
properties, however, it is planned to be located in the rear of the parcel, which will assist in lessining 
the visual impact from 68th Street. From the west, the building will be visible from the parking lot it 
is planned to be adjacent to. The visual impact could also be heightened for residents to the south, 
specifically the home at the farthest end of Crystalline Court. If approved, the Planning Commission 
could require additional screening to assist in lessening the visual impact of the building for 
residents on Crystalline Court.  

D.  Whether the Building will affect the light and air circulation or views of any adjoining properties. 

 Meets standard. The proposed building is not anticipated to affect light or air circulation on 
surrounding properties. 

E.  The reason why the applicant has requested an Accessory Building in excess of the maximum floor area. 
 
 Meets standard. The applicant desires additional square footage for residential storage purposes. The 

accessory building will not be utilized for commercial purposes. 
 
F.  The extent the Building absorbs required yards and other open spaces. 
 

Regulation Required Setback Proposed 
Distance from Primary Building 10 Feet Ca. 320 Feet  
Front Yard Setback N/A Ca. 411 Feet 

Side Yard Setback  8 Feet  10 Feet  
 

Rear Yard Setback  3 Feet 5 Feet  

Maximum Building Height 20 Feet  17 Feet  
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 Meets standard. The total requested square footage of accessory building coverage is less than 2% of the 
total lot size.  

 
STAFF RECOMMENDATION 

Staff recommends approval of the Special Use Permit with the following conditions of approval: 

1. The accessory building shall not be utilized for commercial purposes. 
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68TH STREET

 - PROPERTY SPECS - 
                                                    

 OWNER  : 
 ADDRESS :
 JURISDICTION  :
 COUNTY :
 TAX ID # : 
 ZONING CODE  : 
 ACREAGE  : 

 - PROPERTY SPECS - 
                                                    

CHAD  R. SCHAAP  
1470 68TH STREET  

GAINES CHARTER TOWNSHIP  
KENT COUNTY  

41-22-08-226-013  
(RL-10)  RESIDENTIAL  

4.902 ACRES  

P.O.B.

EXISTING
RESIDENCE

EXISTING
ACCESSORY
STRUCTURE

EXISTING
SHED

EXISTING
DRIVEWAY

NEW
DRIVEWAY
EXTENSION

NEW
DRIVEWAY
EXTENSION

NEW 40 X 80
ACCESSORY
POLE BARN

P14 PROPERTY SITE PLAN, 1 = 60
SCALE: 1" = 30'-0"

P14 PROPERTY SITE PLAN, 1 = 60
SCALE: 1" = 30'-0"
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Gaines Charter Township        

Planning Commission Memo  
Meeting Date: May 23rd, 2024    
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AGENDA ITEM: VI.1.b 

PROPOSED REQUEST: Special Use Permit  

ADDRESS: 7376 and 7382 Hanna Lake Avenue 

PARCEL NUMBER:  41-22-11-301-003 & -011 

FILE NUMBER: 240415RK 

APPLICANT: Rex Kogler 

PROPERTY ZONING DISTRICT: Single Family 
Residential (RL-14) 

PROPERTY SIZE: 0.75 Acres 

REPORT BY: Dakota Swan, Assistant Planner 
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OVERVIEW 

The applicant is requesting a Special Use Permit to allow for 2,048 square feet (SF) in accessory buildings 
to construct a 32’ x 64’ pole barn. There is a small shed existing on the property that is approximately 90 
SF.  

It is worth noting that the applicant did a parcel combination and added the parcel directly to the south 
(41-22-11-301-011) to the parcel cited in this Special Use Permit request, which was approved by the 
Township Board at the May 13th regular meeting. This grants the applicant an extra 0.25 acres of land 
which will be used to inform this report and associated calculations within. 

Based on the zoning ordinance, the property is limited to 1,200 SF of accessory buildings, or 1.5% of the 
lot size, which ever is less. In this instance, 1.5% of the lot size limits the applicant to approximately 494 
SF, thus the request for a special use permit.  

The proposed accessory building is intended to be used primarily for personal residential storage use.   

Surrounding zoning:  

 NORTH: Single Family 
Residential (RL-14) 

 

WEST: Single Family Residential 
(RL-14) 

SUBJECT PARCEL EAST: Single Family Residential (RL-14) 

 SOUTH: Single Family 
Residential (RL-14) 

 

 

STANDARDS OF REVIEW 

The request has been reviewed using the applicable review standards of Section 19.8 “General 
Standards for All Special Land Uses” and the specific standards of Section 20.2 (A) “Accessory Buildings – 
Standards for Increasing Maximum Floor Area”. 

Section 19.8 General Standards for All Special Land Uses 
The Planning Commission shall review the particular circumstances and facts of each proposed special use 
and in addition to the specific standards of consideration stated for each special use type within this 
Ordinance, and shall be guided in rendering a decision by the following general standards: 
 
A. The proposed special use shall be sufficiently designed to maintain adequate provision for the 

protection of the health, safety, conveniences, and social and economic welfare of those who will 
use the special use, residents and landowners adjacent to the special use, and the community as a 
whole. 

Meets standard. The proposed accessory building will be used for residential storage purposes. As 
proposed, the use and character of the building will not hinder the health, safety, or economic welfare 
of surrounding properties or landowners. 
 

B. The proposed special use shall be consistent with the intent of this Ordinance and the intent of the 
Master Plan. 
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Meets standard. Residential accessory buildings greater than 1,200 SF are permitted in RL-14 with a 
special use permit. If the Planning Commission finds that the proposed accessory building is 
consistent with the standards of Section 20.2 (D), then consistency with the zoning ordinance will be 
achieved. 

C. The special use shall not create or substantially add to traffic hazards in the area. 

Meets standard. As an accessory building set to be utilized for residential storage, it is not anticipated 
that traffic will be affected.  
 

D.    Public services and facilities such as roads, police and fire protection, drainage structures, water and 
sewage facilities or schools, shall be sufficiently extended to the proposed special use such that load 
capacities are not exceeded.  
 
Meets standard.  As a residential accessory building, staff does not anticipate any impacts on roads, 
police and fire protection, drainage structures, water or sewage facilities, or schools.  

 
E.  The proposed special use shall not set precedents for development which could adversely affect the 

long-term plans or policies of the Township. 
 

Undetermined. Accessory buildings of this scale are typical in rural areas of the township, however, this 
parcel is in a part of the township that is residential in nature. There are no accessory buildings of this 
scale in the immediate area greater than 1,000 SF. Staff encourages the Planning Commission to decide 
whether this special use would set precedence for development that would negatively impact 
surrounding properties.  

 
F.  The proposed special use shall not have significant adverse environmental, ecological or natural 

resource impacts. 
 
Meets standard. The accessory building is not anticipated to have any impact on the environment and 
natural resources.  
 

G.  The proposed special use shall not have significant adverse impacts upon adjoining properties or 
uses. 

Undetermined. The proposed accessory building addition will be located in the rear yard, and all 
setbacks will be met. The only impact it would have would be visual due to it’s relatively large size.  

The Planning Commission will have to determine if the accessory building would have adverse impacts 
on surrounding properties.  

Section 20.2(D).4: Accessory Buildings – Standards for Increasing Maximum Floor Area 

In considering a special use permit for an accessory building exceeding the maximum floor area, the 
Planning Commission shall consider the standards stated in Chapter 19 and the following additional 
standards: 
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A.  The intended use for the Building.  
 

Meets standard. The proposed accessory building will be used for residential storage purposes and will 
be secondary to a primary residential use. The applicant stated that the building will specifically be used 
for storage of tools, gardening supplies, and an RV.  
 

B.  The size, proposed location, type and kind of construction and general architectural character of the 
Building. 

 
 

 
 
 
 
 
 
 
 
 
 
Meets standard. The building addition will be of pole barn construction with steel siding. The setback 
and height requirements for the building have been met. The height however is not detailed. The 
building will have to comply with RL-14 building standards which can be reviewed when a building 
permit is requested.  

 
C.  The type and kind of principal and Accessory Buildings and Structures located on properties in the 

same neighborhood. 

 Undetermined. Several adjacent properties have accessory buildings or sheds, however, there are 
none that are as large as the one being proposed in the immediate area. The property directly to the 
north has a larger accessory building, but it’s a little more than half of the size of the building that’s 
being proposed. The use for residential storage is consistent with other accessory buildings in the 
area.  

D.  Whether the Building will affect the light and air circulation or views of any adjoining properties. 

 Meets standard. The proposed building is not anticipated to affect light or air circulation on 
surrounding properties. 

E.  The reason why the applicant has requested an Accessory Building in excess of the maximum floor area. 
 
 Meets standard. The applicant desires additional square footage for residential storage purposes. The 

accessory building will not be utilized for commercial purposes. Arguably the biggest reason for 
requesting to exceed the maximum floor area is because the applicant intends to store a recreational 
vehicle inside of the accessory building, in addition to gardening tools and lawncare materials.  

 
 
 
 

Regulation Required Setback Proposed 
Distance from Primary Building 10 Feet Ca. 60 Feet  
Front Yard Setback N/A Ca. 105 Feet 

Side Yard Setback  3 Feet  6 Feet  
 

Rear Yard Setback  0 Feet 12 Feet  

Maximum Building Height 
16 Feet  

**No height 
indicated on site 
plan  
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F.  The extent the Building absorbs required yards and other open spaces. 
 
 Undetermined. The total requested square footage of accessory building coverage is just under 6.5% of 

the total lot size. Staff encourages the Planning Commission to debate whether this accessory building 
would absorb an excess amount of yard/ open space on the property and if this size accessory building is 
appropriate for/ consistent with the intent of both the current zoning and future zoning of this parcel, as 
indicated on the Future Land Use Map. 

 
STAFF RECOMMENDATION 

Staff recommends the Planning Commission determine if the scale of the proposed building is 
appropriate for the area, and make a decision to approve or deny the application.  







Gaines Charter Township        

Planning Commission Memo  
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AGENDA ITEM: VI.1.c 

PROPOSED REQUEST: Alexander Trails Planned 
Unit Development Amendment – Site Plan  

ADDRESSES: 2701 & 2451 76th Street  

PARCEL NUMBERs: 41-22-10-300-009 &  
41-22-10-300-019 

 

APPLICANT: Michael McGraw, Signature Land 
Development/Eastbrook Homes 

FILE NUMBER: 240229MM 

PROPERTY ZONING DISTRICT: PUD 

PROPERTY SIZE: 149.2 Acres  

REPORT BY: Dan Wells, Community 
Development Director
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OVERVIEW 

The applicant requests a new site plan review for the Alexander Trails Planned Unit Development (PUD), 
which was approved August 10th of 2020, but wasn’t initiated nor extended in time to maintain validity 
for the site plan, plats, or site condominium approvals. Signature Land Development Corporation (AKA 
Eastbrook Homes) is now ready to initiate the land development process. A revised set of plans (dated 
5/14/2024) has been submitted after Planning Commission input at the preliminary PUD hearing on 
April 25th.  

The PUD was approved in 2020 but there have been some modifications to the setbacks under the new 
plan, so a major amendment is required. The preliminary site condominium, and tentative preliminary 
plats for Phases 1 & 2 all need to be considered, and each will be covered under separate actions by the 
Planning Commission and Township Board after the development standards are set by the PUD site 
plan.  

The project generally retains its original street layout with three neighborhoods separated by greenways 
along Plaster Creek as approved in 2020. Several changes are notable, including integration of “terrace” 
housing along the eastern side of the plan rather than just townhouses, and adding a cluster of 
townhouses in the central area.  

The overall project features 404 single-family homes including: 

• 190 platted detached homes, 
• 40 condominium detached homes with detached garages (AKA “terrace” homes),  
• 66 condominium attached single-story “ranch” homes,  
• 108 condominium two-story attached homes (townhomes).  

 
The plan includes 16.7 miles of roads (11.7 miles public and 5 miles private), and 49.9 acres of open 
space (approximately one-third of the overall area, but includes wetland and stormwater retention 
basin area acreage). Seven open space park activity areas have been identified, and a trail system runs 
along the greenways adjacent to Plaster Creek.  

This preliminary review is for initial acceptance of the overall development concept but does not 
consider detailed engineering design or final details.  

Surrounding zoning:  

 NORTH: PUD/RL-14  

WEST: PUD/RL-14 SUBJECT PARCELS EAST: RL-14 

 SOUTH: 76th Street/A-R  

 

PROCESS 

Review of the PUD amendment application is subject to the following process: 

1. Preliminary PUD plan review and Planning Commission approval based on Section 11.1 (April 
25th, 2024) 
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2. Final PUD plan review based on Section 25.3 and a public hearing held by the Planning 
Commission (TBD) 
3. Recommendation concerning the final PUD plan and rezoning by the Planning Commission 
through a resolution and draft ordinance. (TBD) 
4. Review by the Township Board at first reading. (TBD) 
5. Review, public hearing, and approval of the final PUD plan and rezoning by the Township Board 
at second reading. (TBD) 

 

SUBMITTAL REQUIREMENTS 

The applicant provided a complete application with fees. A preliminary PUD plan was provided, along 
with a narrative concerning the project. Additionally, proposed building elevations were provided for 
review. The applicant has primarily satisfied the requirements of Section 10.5 Preliminary Plan - 
Submittal Requirements. 

PUD STANDARDS OF REVIEW 

The preliminary PUD request has been reviewed using the applicable review standards of Section 11.1, 
“Planned Unit Development - General Review Standards”, Section 10.6 “Final Plan Submittal 
Requirements”, and Chapter 25 “Site Plan Review”. Additional information is included over the following 
pages concerning review considerations and standards. 

Section 11.1 Planned Unit Development - General Review Standards 

A. Consistency with Master Plan and Zoning Ordinance: The Planned Unit Development must further 
the goals and objectives of the Township Master Plan and must be consistent with it. It must also be 
consistent with the intent and purpose of this Zoning Ordinance. 

Meets standard. The parcel is currently zoned Planned Unit Development. The current site plan is close 
to the plan approved in 2020 except that some of the setbacks have been modified.  

The Future Land Use Plan designates 1451 and 2701 76th Street as Suburban Residential, and 7110 Terra 
Cotta as Village Residential. From the Master Plan: 

The Suburban Residential area is intended primarily for single family home development, both 
platted and unplatted, and minimum lot size should continue in the traditional scale of about 1-5 
homes per acre. 

The Village Residential is intended for residential uses just as the Suburban Residential area, but 
at moderately higher densities and incorporating two-family and multi-unit connected 
townhomes along with single family houses so that a neighborhood with mixed housing options 
is created. The Village Residential area is intended primarily for single family home development, 
both platted and unplatted, and may serve as a buffer between Suburban Residential and a 
variety of commercial or high density residential. 

The layout of the PUD generally meets these land use goals with single family detached home use across 
all parcels. Overall net density is 3.12 but varies across the development with neighborhoods of specific 
housing types, so the plan provides a diversity of housing types and home sizes. The deviations from the 
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Suburban Residential designation include the cluster of townhouses near the center of the development 
and the three blocks of “Terrace” homes along the eastern edge, which have a higher density if taken in 
isolation. The proposed layout is similar to the 2020 approval, but the cluster of townhouses in the 
center were not part of that 2020 plan. The inclusion of “Terrace” homes is also new, they have replaced 
some of what were formerly all townhouses along the eastern side of the development.  

B. Aesthetics: The Planned Unit Development must be aesthetically pleasing and be an integrated 
development with respect to building facades, building materials, landscape and berming, noise and 
visual screening mechanisms, and signs. It should contribute to creating a distinctive attractive 
community with a strong sense of place. 

Home Types: 

Meets standard. The applicant has submitted a pattern book that indicates a variety of homes will be 
available to customers. In general Eastbrook homes are aesthetically pleasing with good quality exterior 
materials and architectural detailing. Most of the single family detached home types are front-loaded 
with two bay garages, the Township encourages home plans that recess garages and feature front 
porches to encourage community interaction.  

Landscaping: 

Meets standard. Landscaping plans show street trees planted at ca. 70–140-foot intervals along the 
streets; landscaping requirements under Section 16.13 Residential Landscaping require one canopy tree 
for every 80 feet of lot frontage. The landscaping plans show four species to be utilized, staff encourages 
planting more of a variety of native tree species where feasible and mixing species along road corridors 
to create diversity in case of loss due to species specific disease.  

C. Compatibility with Adjacent Uses: The Planned Unit Development must be compatible with 
surrounding uses. Efforts must be made to reduce any adverse effects on surrounding uses. 

Meets standard. The surrounding uses are predominantly residential to the north and west. The Future 
Land Use Plan for the surrounding area is for transition to residential housing over the course of time. To 
the east is Revolution Farms, a greenhouse facility that has generated complaints of light pollution at 
night since it began operation. This will likely be a source of irritation for residents.  

D. Density: The density requirements of the proposed Planned Unit Development shall be based on the 
underlying land use district in the Master Plan. The Township Board, upon recommendation of the 
Planning Commission, may vary the density requirements if doing so would result in a development 
that better achieves the intent of the Master Plan. 

Meets standard. The project consists of 404 units on 149.2 acres, which is a gross residential density of 
approximately 2.7 units per acre. Once rights-of-way, wetlands and floodplain, and utility easements are 
subtracted, the net residential density is ca. 3.14 dwelling units per acre. Net residential density 
guidelines in Suburban Residential areas under the Master Plan are for 1-4 units per acre.  

E. Traffic: The Planned Unit Development shall be designed to minimize the effect of traffic generated 
by the proposed development on surrounding uses. Consideration should be given to: 1. The amount 
and type of traffic generated by the proposed project and capacity of existing and proposed streets to 
safely absorb that additional traffic. Whether the streets and pedestrian walkways within each project 
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are designed to facilitate safe pedestrian and vehicular traffic flow patterns. 3. All points of ingress 
and egress to the project shall be located and designed to maximize safety. 

Meets standard. The increase in residential use on the parcel will certainly increase traffic, primarily to 
76th Street, but Hidden Knoll to the west and Terra Cotta/Sienna Drive to the north will also likely see 
increases when the neighborhoods north of Plaster Creek are built. Within the development, the road 
network provides for efficient circulation and connection to 76th Street. Sidewalks are indicated on both 
sides of the roads throughout the development except on one side of roads “Q”, “O” and “P”. The 
Planning Commission should decide if this is acceptable on those roads where there are numerous 
driveways. The main entrance onto 76th Street will be designed based on Kent County Road Commission 
standards.  

Considering potential future development on parcels to the north and east, a roadway that would 
extend into the parcel to the northeast is indicated as “Road F”.  

F. Protection of Natural Environment: Each project shall be designed to minimize adverse effects on 
the environment. Special emphasis shall be placed on maintaining the quality of air, soils, 
groundwater, streams, wetlands, and rivers. 

Meets standard. The Plaster Creek corridor and adjacent wetlands cut through the middle of the site. 
The site plan avoids these corridors by maintaining 160-300 foot buffers and preserving the existing 
trees within them. A bridge crossing will be necessary connect to Terra Cotta/Sienna Drive to the north.  

G. Schools: Whether a project can be served by existing schools and school related facilities and the 
impact upon schools if the property is developed in accordance with the Planned Unit Development 
plans or in accordance with the conventional zoning district requirements shall both be considered. In 
addition, streets and pedestrian walkways shall be designed and located in any project to facilitate 
the ability of students to make the best and safest use of existing schools and school related facilities. 

Meets standard. The project area is split by the boundary between the Kentwood and Caledonia School 
Districts. There will certainly be an impact on schools; it is anticipated that Gaines Charter Township will 
continue to grow with an increase in family households with school-age children. The streets are 
adequately sized to safely pick up and drop off school age children and sidewalks are placed along 
roadways for kids to use to get to bus stops.  

H. Public Facilities: The Planning Commission shall consider the impact a project will have on:  
1. Public safety and protection services.  
2. Water and sewer facilities.  
3. The costs for such services.  

Each project shall be designed and located so as to facilitate use of, access to, or the logical 
expansion or extension of existing facilities in order to minimize any adverse financial or other impact 
upon the Township and to promote public health and safety. 

Meets standard. The project is located approximately two miles from the Dutton Fire Department and 
Sheriff’s Department, so response times are anticipated to be adequate.  
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Initial review comments from the Township Engineer have been incorporated into the site plan. The Fire 
Inspector noted that up to thirty residential units are allowed, but that a secondary road connection 
needs to be established prior to more homes. 

I. Water, Sewer, and Drainage Systems: A Planned Unit Development shall be served by a public or 
private water and sanitary sewer systems. The Kent County Health Department and/or the Township 
Engineer must approve the systems. A PUD shall also have a drainage system for surface water run- 
off which the Kent County Drain Commission and / or the Township Engineer must approve. 

Meets standard, Conditions Recommended. Water utilities will be extended by the developer from a 
stub in 76th Street near the Crystal Springs entrance, and sewer will require that a lift station be 
installed to push waste to sewer lines between Hidden Knoll and Terra Cotta. Utility extensions make 
sense in this area as they are on the margins of areas already served by sewer and water. Sewer service 
is not possible south of Alexander Trails, as 76th is the southern extent of the Grand Rapids Sewer 
Service Agreement. The applicant should be required to comply with all the requirements of the 
Township Engineer during the final site plan review. 

J. Open Space: The Planning Commission and Township Board should consider whether the PUD 
permanently preserves significant amounts of open space or significant natural features. The 
Township Board may require, upon recommendation of the Planning Commission, that natural 
amenities such as, but not limited to, ravines, rock outcrops, wooded areas, tree or shrub specimens, 
unique wildlife habitat, ponds, streams, and wetlands be preserved as part of the open space system. 

Meets Standard. The development includes a relatively high percentage of open space in gross terms, 
but it has not been determined what the net open space percentage is. The most sensitive wetland 
areas along Plaster Creek will not be impacted by development (they are also within the 100-year 
floodplain, so those areas are not conducive to development).  

Usable open space includes seven designated areas on the site plan; community gathering areas, play 
equipment, a dog park, open lawn areas, and a trail system. Notes on each follow.  

Park 1; “Dog park” or alternatively “Community Garden”. The area measures 100’x100’ which is 
relatively small for a dog park. It is in an area where yard space is limited, so it will likely get well used by 
residents in this part of the development. Benches are indicated for dog owners to rest on while the 
dogs play.  

Parks 2 & 3; Linear yards. Generally open with some canopy trees for shade and paved activity areas 
(fire pits, picnic tables). About 45 feet wide and surrounded by sidewalks, these areas will serve 
residents of the terrace homes. 

Park 4; Ball court and lawn. Approximately 160’x120’, for active and passive recreation. May be used by 
all residents, seven parking spaces are available.  

Park 5; Child play area and lawn. 240’x100’. Play set and picnic areas with grills and open yards.  

Park 6; Mailboxes and benches. Staff don’t view this as a park, it will likely be a place where residents 
meet during mail pick up and talk.  
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Specific pathways through the Plaster Creek corridor are indicated as “natural” paths implying an 
unimproved trail.  

Overall, the 2023 Parks and Trails Plan guidance is that the scale for passive recreation parks or natural 
resource areas at the scale of 5+ acres, and neighborhood parks at the scale of 1-2 acres are ideal. 

K. Non-Motorized Transportation Network: Projects within an identified trail network corridor may be 
required to construct a portion of the trail. 

Meets standard. While not in line with a specific corridor identified in the 2010 Non-Motorized 
Transportation Plan, the area is roughly parallel to a broad southwest-to-northeast corridor identified in 
it. The non-motorized paths identified in this PUD create an important linkage between 76th and 68th to 
the north. A trail system along Plaster Creek is a good corridor for a non-motorized greenway that could 
extend further south toward Prairie Wolf Park in the future.   

Pathways along the Palster Creek corridor are demarcated and described as “cleared hard-pack trail”. 
During the preliminary hearing on April 25th, the development team explained how building and 
maintaining a permanent paved trail in this area would be extremely difficult due to seasonal flooding 
and the need to obtain a permit for placing a constructed pathway in wetlands from EGLE.    

Section 25.6 Site Plan Review Standards 

A. Adequacy of Information: Whether the required information has been furnished in sufficiently 
complete and understandable form so as to allow an accurate description of the proposed use(s) and 
structure(s) in terms of density, location, area, height, bulk, placement, setbacks, performance 
characteristics, parking, and traffic circulation.  

Meets Standard, conditions recommended. The site plan mostly complies with the ordinance 
requirements, with some proposed PUD modifications to be considered.  

Building: The proposed architectural designs of the homes and building materials to be used are 
compatible with the surrounding area.  

Dumpster Enclosure: Trash will be picked up at individual residences.   

Lot Dimensions: The proposed setbacks require PUD modifications.  
 

• Minimum lot area is 8,500 square feet, lot width is 65 feet, and buildings are limited to 35 feet 
or 2 ½ stories. Proposed setbacks are as follows: 

 
• SINGLE FAMILY DETACHED HOMES (PLATTED) 

A) Front Yard = 25 feet  
B) Side Yard = 5 feet/12-foot minimum building separation  
C) Rear Yard = 25 feet 

 
• TERRACE HOME CONDOS 

A) Front Yard = 20 feet Building to Public Road R.O.W./ 8 feet Building to Sidewalk  
B) Side Yard = 10 feet Building Separation  
C) Rear Yard = 20 feet Garage to Edge of Private Road 
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• TWO-STORY CONDOS (FRONT ENTRY GARAGE) SETBACKS 
A) Front Yard = 20 feet Building to Public Road R.O.W / 26 feet Garage to Edge of Private Road 
B) Side Yard = 14 feet Building Separation 
C) Rear Yard = 25 feet 

 
• TWO-STORY CONDOS (REAR ENTRY GARAGE) SETBACKS 

A) Front Yard = 10 feet Building to Public Road R.O.W / 8 feet Building to Sidewalk 
B) Side Yard = 14 feet Building Separation / 10 feet Garage to Garage Separation 
C) Rear Yard = 20 feet Garage to Edge of Private Road 

 
• RANCH CONDOMINIUM SETBACKS 

A) Front Yard = 20 feet Building to Public Road R.O.W /26 feet Garage to Edge of Private Road  
B) Side Yard = 14 feet Building Separation 
C) Rear Yard = 25 feet 

 
Parking: The parking requirements are met at one parking space per residential unit. Eleven spaces are 
indicated in the Park 4 and Park 5 areas.  

Signage: Two (2) matching community identification signs are indicated on the site plan at the main 
entrance on 76th Street, but no details on requested size are indicated.  

Lighting: A lighting plan has been submitted in accordance with Section 18.5. Streetlights are proposed 
at intersection corners, and light levels in these areas are anticipated to be a maximum of 1.4 
footcandle. The light poles are compliant with the height requirements at 14 feet tall. The light can be 
adjusted between 2,700K and 5,000K; the Township encourages lights to be set at the warmer white 
Kelvin range at 3,500K maximum.  

It is not clear whether the poles meet the requirement to be set 10 feet from property lines as the 
photometric plan is not to scale, nor is it clear if this model of streetlight is a full cutoff fixture. 
Conditions to clarify these items are recommended.  

Landscaping: A landscaping plan has been submitted in accordance with Section 16.3, see comments 
above for trees along private roads.  

Regarding 16.3.B Residential Buffers, landscape buffers are indicated along 76th Street where residential 
yards are adjacent to the road right-of-way. It is not clear if those buffers lie within the overhead utility 
easements (which may not allow landscaping beneath), nor are the species noted.  

Street Names: Remain undetermined.  

B. Compliance with Township Master Plan: The site plan must comply with the Township Master Plan 
and its goals and objectives and any secondary plans that may have been adopted by the Township 
for the area containing the site. 

Meets standard. Please Review Standard 11.1 (A) above.  
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C. Compliance with all Township Ordinances and Other Laws: The site plan must comply with the 
standards of this Ordinance and all other applicable Township ordinances, as well as all county, state, 
and federal regulations and laws. 

Meets standard, condition recommended. The applicant is required to secure all applicable township 
and outside agency approvals prior to site development, including the Township Engineer/BGUA, Fire 
Department, Kent County Road Commission, Kent County Drain Commission, and EGLE.  

The project is being proposed as a PUD, which leaves room for design flexibility to carry out the goals 
and intent of the master plan. If the Planning Commission determines that the standards of review for 
Sections 11.1 and 25.6 are met, compliance with the ordinance will be achieved.  

D. Configuration of Uses: Whether there are ways in which the configuration of uses and structures 
could be changed that would improve the effect of the development on adjoining and nearby 
properties, persons, activities, and on the community, while allowing reasonable use of the property 
within the scope of district regulations and other regulations of this Ordinance that are applicable to 
the property and the proposed use and structures. 

Meets standard. The proposed final PUD has been modified throughout the process to meet the 
guidelines of the Gaines Charter Township 2023 Master Plan and the expectations set by the Planning 
Commission.  

E. Preservation of Natural Features: The landscape, natural features, and topography shall be 
preserved in its natural state, insofar as practical, by minimizing tree and soil removal and alteration 
of natural features, and any grade changes shall be in keeping with the general appearance of 
neighboring developed areas. 

Meets standard. Some grade changes will need to be made, which will require a soil erosion and 
sedimentation control permit from the KCRC prior to the start of any site work. An extensive area along 
Plaster Creek will be preserved, as will woods at the northwest corner, and on the Terra Cotta parcel. 
Overall, there is ca. 19 acres of wetlands and floodplain conserved that can be used for passive 
recreation, and ca. 49.9 acres of open space.  

F. Privacy: The site design must provide reasonable visual and sound screening and privacy for 
dwelling units on the site and on adjacent properties using fences, buffers, berms, and other 
measures, as appropriate. 

Meets standard. The surrounding properties are predominantly undeveloped except along 76th Street 
and at the connection to Terra Cotta. One area of potential nuisance for residents is the light generated 
by Revolution Farms to the east which will likely spill into the eastern portions of the development.  

G. Safety: Buildings and uses shall be arranged and designed to provide emergency vehicle access. Site 
plans shall conform to all applicable fire codes. 

Meets standard, condition recommended. All site plans, along with measures for fire protection and 
access, are subject to review and approval by the Fire Inspector. The Fire Inspector has brought it to the 
attention of the developer that after 30 house units, a secondary road connection will be required to be 
made.  
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H. Vehicular Circulation: The site design shall provide safe, convenient, and well defined vehicular and 
pedestrian circulation within and to/from the site. Access to/from the site shall be designed to 
minimize conflicts with traffic on adjacent streets. Shared curb cuts and service drives shall be utilized 
as necessary to reduce traffic conflicts and improve the functionality of the site. 

Meets standard. Traffic within the development will be served by both public and private streets. Four 
access points are planned, one at each cardinal direction and connecting to 76th Street, Hidden Knoll, 
Terra Cotta, two potential future connections to the west, and one to the east. Within the development 
itself, the street plan has been designed to adequately move traffic internally. All work within the public 
right-of-way and public roads must be approved by the Kent County Road Commission. 

It is likely that traffic will increase along Terra Cotta/Sienna when the road is connected and as the 
project gets developed since that is a natural corridor to access 68th Street.  

I. Pedestrian Circulation: The site plan shall provide a pedestrian circulation system that is insulated as 
completely as is reasonably possible from the vehicular circulation system for safety and convenience. 

Meets standard. The site plan has been designed to promote pedestrian circulation throughout the 
development. All public roads are served by sidewalks.  

J. Drainage: Site plans shall conform with the Kent County Drain Commission’s surface water drainage 
standards and to the Township Stormwater Ordinance (and other applicable Township ordinances) 
with special attention given to proper site drainage so that removal of storm water will not adversely 
affect neighboring property owners. Stormwater management system and facilities shall preserve the 
natural drainage characteristics and enhance the aesthetics of the site to the maximum extent 
possible. 

Meets standard, condition recommended. Stormwater and utility plans are subject to review and 
approval by the Township Engineer. 

K. Traffic Impact: Measures must be taken to reduce any adverse effects on existing roads, circulation 
patterns on the roads, or access to the site from the expected volume of traffic to be generated by the 
proposed use.  

Condition recommended. The Kent County Road Commission may require a traffic study during its 
review of access to the development. A focus on improvements to 76th Street would be welcome by 
Township residents.  

L. Hazardous Materials: Sites which include storage of hazardous materials or waste, fuels, salt, or 
chemicals shall be designed to prevent spills and discharges of polluting materials to the surface of the 
ground, groundwater or nearby surface water bodies. Each site shall be designed to meet all 
applicable state and federal regulations.  

Not applicable.  

M. Public Health, Safety, or Welfare: The site plan must be adequate to provide for the health, safety, 
and general welfare of the persons and property on this site and in the neighboring community. The 
site plan and proposed buildings and uses must be reasonable and promote the goals and intent of 
this Ordinance. All elements of the site plan shall be designed to take into account the site’s 
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topography, the size and type of lot involved, the character of the adjoining properties, and the type 
and size of buildings. The site shall be developed so as not to impede the normal and orderly 
development or improvement of surrounding properties for uses permitted in this Ordinance. The site 
plan must be harmonious with and not injurious to existing and projected uses in the immediate area. 

Meets standard. The site plan has been designed to promote the goals and intent of the zoning 
ordinance and master plan. The development proposes a mix of housing types in a suburban single 
family home setting. The proposed development intends to preserve wetlands and reduce the limits of 
disturbance along the Plaster Creek corridor.  

STAFF RECOMMENDATION 

Staff recommends the Planning Commission approve the site plan and recommend approval of the PUD 
amendment to the Township Board of Trustees with the following conditions:   

1. Secure all Township department and outside agency approvals: 
a. Township Engineer/BGUA 
b. Fire Department 
c. Kent County Road Commission  
d. Kent County Drain Commission  

 
2. The photometric plan shall be revised: 

a. Show the setback distances of the proposed light poles to the property lines. To be reviewed 
and approved administratively.  

b. Any fixture or luminaire with a lamp shall be a full cut-off type fixture. 
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OVERVIEW 

The applicant requests site plan approval for a new 6,000-square-foot (SF) warehouse on the property 
that would also include some office space. Two older pole barn warehouses along the south property 
line (1,631 SF and 2,376 SF respectively), and the single-story house to the west (2,034 SF) will remain, 
for a total of 10,007 SF of accessory buildings on the site. The 1,631 SF pole barn is non-conforming to 
setback requirements, but it will not be altered during this project.  

The applicant has also included plans for 13 parking spaces associated with said warehouse, and a 
60x60-foot outdoor storage area on the west side of the new building. That area will be accessed via a 
sliding gate and will have a 6-foot-high fence with privacy fabric. Areas surrounding the new pole barn 
will be paved and stormwater controls will be put in place.  

Surrounding zoning:  

 NORTH: Light Industrial (I-1)   
WEST: Light Industrial (I-1) SUBJECT PARCEL EAST: Light Industrial (I-1) 

 SOUTH: Light Industrial (I-1)  
 
 
SECTION 25.6 SITE PLAN STANDARDS OF REVIEW 
 
The Site Plan dated April 11th, 2024 has been reviewed using the applicable review standards of Section 
25.6 Site Plan Review Standards. Additional information is included on the following pages concerning site 
plan review considerations and standards. 
 

A. Adequacy of Information: Whether the required information has been furnished in sufficiently 
complete and understandable form so as to allow an accurate description of the proposed use(s) 
and structure(s) in terms of density, location, area, height, bulk, placement, setbacks, performance 
characteristics, parking, and traffic circulation.  

 
Section 8.3 Dimensional Standards.  
 
Meets Standard. 
 

I-1 (Light Industrial) Regulations Required Proposed 
Front Yard Setback 100 Feet 100 Feet 
South Side Setback  15 Feet 15 Feet (note non-conforming building present) 
North Side Setback 15 Feet 15 Feet 
Rear Yard Setback  25 Feet 50 Feet 
Maximum Building Height  60 Feet 27 Feet 

 
 
Chapter 15 Parking and Loading Regulations.  
 
Meets Standard. Currently the site doesn’t have any designated parking spaces, but rather a dirt lot 
for parking. Parking areas will be paved with asphalt and storm drains installed. The standard for 
parking in a designated I-1 district is 1 space per 4000 S.F. of warehouse and 3 spaces per 1000 S.F. 
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of office. They have proposed 13 parking spaces and one barrier free parking space, which exceeds 
the required minimum parking. Parking spots are 9’ x 20’ and meet standards.  
The proposed plan also includes one loading space that meets the minimum width (10’), length (35’) 
and height (14’) requirements for industrial uses. 

 
Chapter 17 Signage Regulations.  
 
Meets Standard. It is specified in the site plan that all signage will conform to municipal standards 
for an industrial zoned area, which entails a wall mounted sign above the front doors. Signage will 
be reviewed administratively, and will meet current ordinance standards.   

 
Chapter 16 Landscaping Regulations.  
 
Meets Standard. The landscaping plan meets the point requirements for front yard and parking lot 
plantings. All plantings are outside of the East Paris right-of-way.  
 
There are plans for some tree removal to occur near the back of the parcel, but there is a 300-foot 
buffer of natural woods between this project from the residence to the west.  

 
Chapter 18 Lighting Regulations.  
 
Meets Standard. A photometric plan indicates that the areas surrounding the building will remain 
adequately lit; light at the periphery of the property is as high as 0.6 candlepower, but there is no 
maximum limit for industrial property. The applicant specified in the site layout plan that all lighting 
on site will utilize building mounted lights in full cut-off fixtures and adhere to zoning requirements 
pertinent to lighting. Staff recommends the applicant utilize 3000k-4000k temperature LEDs.   

 
B. Compliance with Township Master Plan: The site plan must comply with the Township Master Plan 

and its goals and objectives and any secondary plans that may have been adopted by the 
Township for the area containing the site. 
 
Meets standard. The parcel in question is located within Section 2 and is near the Steelcase PUD; 
the Master Plan specifies that industrial development near the Steelcase PUD is expected to 
increase over the next decade. This project would be consistent with surrounding land uses and the 
rise in logistics and warehousing in this area.  
 

C. Compliance with all Township Ordinances and Other Laws: The site plan must comply with the 
standards of this Ordinance and all other applicable Township ordinances, as well as all county, 
state, and federal regulations and laws. 
 
Condition recommended. The applicant is required to secure all applicable Township and outside 
agency approvals prior to site development, including Township Engineering/BGUA, Fire 
Department, Kent County Road Commission, and Kent County Drain Commission, as applicable. 
 
The Township Engineer has determined that all current engineering plans are complete.  
 

D. Configuration of Uses: Whether there are ways in which the configuration of uses and structures 
could be changed that would improve the effect of the development on adjoining and nearby 
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properties, persons, activities, and on the community, while allowing reasonable use of the 
property within the scope of district regulations and other regulations of this Ordinance that are 
applicable to the property and the proposed use and structures. 

 
Meets standard. The proposed warehouse building will not affect adjacent properties since the 
north, east and south adjoining properties are also zoned as I-1 (Light Industrial). The property to 
the west is a PUD, however, the proposed structure meets all rear setback requirements and will not 
have any impact on the PUD to the west. The entry/exit point to the parcel will remain the same, 
with the only difference being that it will now be paved. 
 

E. Preservation of Natural Features: The landscape, natural features, and topography shall be 
preserved in its natural state, insofar as practical, by minimizing tree and soil removal and 
alteration of natural features, and any grade changes shall be in keeping with the general 
appearance of neighboring developed areas. 
 
Meets standard. There are plans for some tree removal towards the back of the parcel but besides 
that, there are no plans to otherwise alter the natural features and/ or topography of the parcel. 
Demolition and excavation associated with construction are outlined in the Existing Conditions and 
Removals Plan, however, the applicant states that backfill will occur promptly after demolition to 
not compromise the natural features and/ or topography within the parcel.  

 
F. Privacy: The site design must provide reasonable visual and sound screening and privacy for 

dwelling units on the site and on adjacent properties using fences, buffers, berms, and other 
measures, as appropriate. 

 
Meets standard. No dwelling units are located within 300 feet of the proposed warehouse, and 
given the nature of the business, it is not anticipated that there will be cause for nuisance or 
disturbances.  
 

G. Safety: Buildings and uses shall be arranged and designed to provide emergency vehicle access. 
Site plans shall conform to all applicable fire codes. 

 
Meets standard. The Fire Inspector has reviewed the site plan and has not expressed any access or 
safety concerns. Detailed plans related to fire suppression systems will be reviewed in the future 
and require Fire Inspector approval. 
 

H. Vehicular Circulation: The site design shall provide safe, convenient, and well defined vehicular 
and pedestrian circulation within and to/from the site. Access to/from the site shall be designed to 
minimize conflicts with traffic on adjacent streets. Shared curb cuts and service drives shall be 
utilized as necessary to reduce traffic conflicts and improve the functionality of the site. 
 
Meets standard. Sidewalks will be extended south of the entrance along East Paris to join with the 
strip of sidewalk that is in front of the adjacent property to the south and sidewalk will be extended 
northward to the edge of the property. The addition of office space may lead to a slight increase in 
traffic during the beginning and end of the workday, but should not significantly impact traffic that is 
typical for this area during those times of day.  
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I. Pedestrian Circulation: The site plan shall provide a pedestrian circulation system that is insulated 
as completely as is reasonably possible from the vehicular circulation system for safety and 
convenience. 

 
Undetermined. Sidewalks along the front of the property do not lead to internal buildings. It is not 
likely that pedestrian access will be frequent in this area, but pedestrians would have to use the 
internal driveways or grassy curbs to access the main buildings or walk among them.  

 
J. Drainage: Site plans shall conform with the Kent County Drain Commission’s surface water 

drainage standards and to the Township Stormwater Ordinance (and other applicable Township 
ordinances) with special attention given to proper site drainage so that removal of storm water 
will not adversely affect neighboring property owners. Stormwater management system and 
facilities shall preserve the natural drainage characteristics and enhance the aesthetics of the site 
to the maximum extent possible. 

 
Condition Recommended. The applicant is required to secure all applicable Township and outside 
agency approvals and permits related to stormwater and drainage prior to site development, 
including Township Engineering/BGUA and Kent County Drain Commission, as applicable. 
 
The Township Engineer has determined that all current engineering plans are complete, which 
includes stormwater controls.  

 
K. Traffic Impact: Measures must be taken to reduce any adverse effects on existing roads, 

circulation patterns on the roads, or access to the site from the expected volume of traffic to be 
generated by the proposed use.  
 
Meets standard. While the installation of the warehouse will likely include a slight increase in traffic 
to and from the facility, East Paris itself is adequate to handle the additional traffic.   
 

L. Hazardous Materials: Sites which include storage of hazardous materials or waste, fuels, salt, or 
chemicals shall be designed to prevent spills and discharges of polluting materials to the surface of 
the ground, groundwater or nearby surface water bodies. Each site shall be designed to meet all 
applicable state and federal regulations.  
 
Meets standard. No hazardous materials are planned to be stored at the facilities. Facility is subject 
to Fire Inspector annual review.  
 

M. Public Health, Safety, or Welfare: The site plan must be adequate to provide for the health, safety, 
and general welfare of the persons and property on this site and in the neighboring community. 
The site plan and proposed buildings and uses must be reasonable and promote the goals and 
intent of this Ordinance. All elements of the site plan shall be designed to take into account the 
site’s topography, the size and type of lot involved, the character of the adjoining properties, and 
the type and size of buildings. The site shall be developed so as not to impede the normal and 
orderly development or improvement of surrounding properties for uses permitted in this 
Ordinance. The site plan must be harmonious with and not injurious to existing and projected uses 
in the immediate area. 
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Meets Standard. The site is fully served by utilities and has adequate access for emergency services. 
The primary use of the surrounding properties is industrial, and the area has been zoned as such for 
decades. Neighboring properties are not affected negatively by the proposed expansion.   

 
STAFF RECOMMENDATION 
 
Staff recommends the Planning Commission consider if sidewalk access to internal buildings is 
necessary.  

Staff recommends approval of the proposed site plan to construct a StonePro warehouse/ office facility 
with the following conditions: 

1. Secure all Township departments and outside agency approvals:  
a. Township Engineer/BGUA.  
b. Fire Department.  
c. Kent County Road Commission.  
d. Kent County Drain Commission.  
e. Department of Energy Great Lakes and Energy 

2. Signage meeting current ordinance standards shall be reviewed administratively.  
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Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

SITE 0.8 fc 6.4 fc 0.0 fc N/A N/A

Schedule

Symbol Label Image QTY Manufacturer Catalog Description Number 
Lamps

Lamp 
Output LLF Input 

Power Polar Plot

XW1

2 Lithonia Lighting DSX1 LED P3 40K 80CRI 
T3M

D-Series Size 1 Area Luminaire P3 
Performance Package 4000K CCT 80 CRI 
Type 3 Medium

1 12628 1 102.17

XW2

2 Lithonia Lighting DSX1 LED P3 40K 80CRI 
TFTM

D-Series Size 1 Area Luminaire P3 
Performance Package 4000K CCT 80 CRI 
Forward Throw

1 12905 1 102.17
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AGENDA ITEM: VI.3.a 

PROPOSED REQUEST: Reconsideration of 
Special Use Permit  

ADDRESS: 4598 84th Street SE 

PARCEL NUMBER:  41-22-24-200-038 

FILE NUMBER: 240313MN 

APPLICANT: Mike Naber 

PROPERTY ZONING DISTRICT: 
Agricultural/Rural-Residential (A-R) 

PROPERTY SIZE: 32.17 Acres 

REPORT BY: Dakota Swan, Assistant Planner 
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OVERVIEW 

Staff requests the Planning Commission reconsider the request for Special Use Permit approved April 
25th to include additional square footage for the accessory building to account for two 10x40 foot 
covered porches on the north and south sides of the addition. The applicant did intend to apply for a 
total of 2,400 square feet of additional accessory building square footage, and the public notice for the 
April 25th meeting was for 2,400 square feet, but the Planning Commission only approved 1,600 square 
feet due to staff error in the briefing memo.  

The applicant is requesting a Special Use Permit to allow adding an additional 2,400 square feet (SF) 
addition to an existing accessory building. There are 3,032 SF of accessory buildings already on the site, 
making a total of 5,432 SF of residential accessory buildings on the property.  

Based on the zoning ordinance, the property is limited to 2,400 SF of accessory buildings, or 3% of the 
lot size, whichever is less.  

The proposed accessory building addition will be used primarily for personal residential storage use; 
specifically for trophy mounts and hosting family gatherings.   

Surrounding zoning:  

 NORTH: Agricultural/Rural-Residential 
(A-R)  

 

WEST: Agricultural/Rural-
Residential (A-R) 

SUBJECT PARCEL EAST: Agricultural/Rural-
Residential (A-R) 

 SOUTH: Agricultural/Rural-Residential 
(A-R) 

 

 

STANDARDS OF REVIEW 

The request has been reviewed using the applicable review standards of Section 19.8 “General 
Standards for All Special Land Uses” and the specific standards of Section 20.2 (A) “Accessory Buildings – 
Standards for Increasing Maximum Floor Area”. 

Section 19.8 General Standards for All Special Land Uses 
The Planning Commission shall review the particular circumstances and facts of each proposed special use. 
In addition to the specific standards of consideration stated for each special use type within this Ordinance, 
it shall be guided in rendering a decision by the following general standards: 
 
A. The proposed special use shall be sufficiently designed to maintain adequate provision for the 

protection of the health, safety, conveniences, and social and economic welfare of those who will use 
the special use, residents and landowners adjacent to the special use, and the community as a 
whole. 

Meets standard. The proposed accessory building will be used for residential storage purposes and for 
hosting family gatherings. As proposed, the use and character of the building will not hinder the health, 
safety, or economic welfare of surrounding properties or landowners. 
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B. The proposed special use shall be consistent with the intent of this Ordinance and the intent of the 
Master Plan. 

Meets standard. The 2023 Future Land Use Plan designates this parcel as rural. A request for a 
detached accessory building is consistent with the Master Plan’s guidance for rural residential 
properties and is provided for by the Zoning Ordinance subject to certain standards being met. 

If it is determined that the proposed accessory building is consistent with the standards of Section 
20.2 (D), then consistency with the zoning ordinance will be achieved. 

C. The special use shall not create or substantially add to traffic hazards in the area. 

Meets standard. The proposed accessory building is intended to be used for the storage of trophy 
mounts and for hosting family gatherings. As an accessory building set to be utilized for residential 
storage and hosting space for gatherings, it is not anticipated that traffic will be affected. The applicant 
stated that gatherings are currently being held in the existing barn, and that traffic related to events will 
remain unchanged. 
 

D.    Public services and facilities such as roads, police and fire protection, drainage structures, water and 
sewage facilities or schools, shall be sufficiently extended to the proposed special use such that load 
capacities are not exceeded.  
 
Meets standard.  As a residential accessory building addition, staff does not anticipate any impacts on 
roads, police and fire protection, drainage structures, water or sewage facilities, or schools.  

 
E.  The proposed special use shall not set precedents for development which could adversely affect the long-

term plans or policies of the Township. 
 

Meets standard. Accessory buildings of this scale are typical in rural areas of the township; most 
surrounding lots have large accessory buildings.  

 
If the Planning Commission determines that the proposed accessory building meets the standards of 
Section 20.2 (D), the proposed special use will not set precedents for development that adversely 
impact the long-term plans or policies of the Township. 
 

F.  The proposed special use shall not have significant adverse environmental, ecological or natural 
resource impacts. 
 
Meets standard. The accessory building is not anticipated to have any impact on the environment and 
natural resources.  
 

G.  The proposed special use shall not have significant adverse impacts upon adjoining properties or 
uses. 

Meets standard. The proposed accessory building addition will be located in the rear yard attached 
to an existing accessory building, and all minimum setback distance requirements are met.  

Section 20.2(D).4: Accessory Buildings – Standards for Increasing Maximum Floor Area 
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In considering a special use permit for an accessory building exceeding the maximum floor area, the 
Planning Commission shall consider the standards stated in Chapter 19 and the following additional 
standards: 
 
A.  The intended use for the Building.  
 

Meets standard. The proposed accessory building will be used for residential storage purposes and for 
hosting family events, and will be secondary to a primary residential use.  
 

B.  The size, proposed location, type and kind of construction and general architectural character of the 
Building. 

 
 

 
 
 
 
 
 
 

 
 
Undetermined. The setback requirements for the building have been met, with the exception that 
height has not been defined. The building addition is in the rear yard of the house. Height is not 
specified but requirements stipulate a maximum height of 20 feet.  
 
The building addition will be of pole barn construction with steel siding. It is unclear what the color of 
the building addition will be. Staff is recommending a condition of approval that the building be 
architecturally similar and the same color as the existing accessory building on the site.  

 
C.  The type and kind of principal and Accessory Buildings and Structures located on properties in the 

same neighborhood. 

 Meets standard. There are several accessory buildings similar in size to the proposed building 
located in the surrounding neighborhood. Properties to the east of the subject parcel have similarly 
sized pole barns. 

D.  Whether the Building will affect the light and air circulation or views of any adjoining properties. 

 Meets standard. The proposed building is not anticipated to affect light or air circulation on 
surrounding properties. 

E.  The reason why the applicant has requested an Accessory Building in excess of the maximum floor area. 
 
 Meets standard. The applicant desires additional square footage for residential storage purposes. The 

accessory building will not be utilized for commercial purposes. 
 
F.  The extent the building absorbs required yards and other open spaces. 
 

Regulation Required Setback Proposed 
Distance from Primary Building 10 Feet Ca. 140 Feet  

Front Yard Setback 60 Feet with Type 
I Buffer 

Ca. 90 Feet 

Side Yard Setback  20 Feet  64 Feet  
 

Rear Yard Setback  3 Feet Ca. 470 Feet  

Maximum Building Height 20 Feet  ? Feet  
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 Meets standard. The total requested square footage of accessory building coverage is less than 2% of the 
total lot size.  

 
 
STAFF RECOMMENDATION 

Staff recommends approval of the Special Use Permit with the following conditions of approval: 

1. The accessory building addition shall be architecturally similar to and the same color as the 
existing accessory building on the site. 

2. The accessory building shall not be utilized for commercial purposes. 
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Planning Commission Memo  
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AGENDA ITEM: VI.3.b 

PROPOSED REQUEST: Dutton Mill PUD – PUD 
Amendment to Marathon Gas Station 

ADDRESS: 3495 68th Street  

PARCEL NUMBERs: 41-22-02-377-006 
 
APPLICANT: Adam Bryant, Irish Design & Build, 
Inc 

FILE NUMBER: 240424AB 

PROPERTY ZONING DISTRICT: PUD 

PROPERTY SIZE: 0.59 Acre  

REPORT BY: Dan Wells, Community 
Development Director
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OVERVIEW 

The applicant requests to build an addition at the Marathon Gas Station at 3495 68th Street, which is 
part of the Dutton Mill Village Planned Unit Development. The addition would extend into what would 
normally be a 25-foot rear setback from the property line in General Commercial, and create a 15.3-foot 
setback, thus the need for a PUD Amendment.  

The proposed addition is for a refrigerated walk-in cooler. The current building is 3,200 square feet, and 
set 43.1 feet from the northern property line which conforms with a general 25-foot setback 
requirement for General Commercial. The proposed 28x50 foot (1,400 square feet) addition would 
extend 28 feet to the north, narrowing the rear setback to 15.3 feet. This would be similar to the side 
setback on the east side of the building which is 16.7 feet. The addition would not extend into the access 
easement that lies on both the east and north side of the building, but would bring it immediately 
adjacent.  

Surrounding zoning:  

 NORTH: PUD/Commercial  

WEST: Dutton Fire 
Station 

SUBJECT PARCELS EAST: 
PUD/Commercial 

 SOUTH: 68th Street/ Commercial  

 

PROCESS 

Review of the PUD amendment application is subject to the following process: 

1. Preliminary PUD plan review and Planning Commission approval based on Section 11.1 
2. Final PUD plan review based on Section 25.3 and a public hearing held by the Planning 
Commission 
3. Recommendation concerning the final PUD plan and rezoning by the Planning Commission 
through a resolution and draft ordinance 
4. Review by the Township Board at first reading 
5. Review, public hearing, and approval of the final PUD plan and rezoning by the Township Board 
at second reading. 

 

SUBMITTAL REQUIREMENTS 

The applicant provided a complete preliminary application with fees. A preliminary site plan was 
provided for review. The applicant has primarily satisfied the requirements of Section 10.5 Preliminary 
Plan - Submittal Requirements. 

PUD STANDARDS OF REVIEW 

The preliminary PUD request has been reviewed using the applicable review standards of Section 11.1, 
Planned Unit Development - General Review Standards. Additional information is included over the 
following pages concerning review considerations and standards. 
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A. Consistency with Master Plan and Zoning Ordinance: The Planned Unit Development must further 
the goals and objectives of the Township Master Plan and must be consistent with it. It must also be 
consistent with the intent and purpose of this Zoning Ordinance. 

Undetermined. The parcel is currently zoned Planned Unit Development, so setbacks are determined by 
the approval of the site plan at that time.   

When the PUD was approved April 23rd, 1981, parcel lines defining 3495 68th Street were not apparent 
on the site plan, but the land division control map dating to 1997 indicates that 3495 68th Street had 
been established by then. Thus, the setbacks under the original approval are not clear, and based on 
lack of Planning Department documentation were not officially approved.   

In this situation Staff suggests applying a setback based on the underlying zoning, in this case General 
Commercial. It should be recognized that both development standards and site plan review standards 
and processes may have been different in the past and may not have taken into account considerations 
under the current ordinance.  

The gas station currently sells wine, beer and liquor. The addition of a 1,400 SF walk-in cooler will 
significantly increase the square footage devoted to refrigerated drink sales.  

It is not clear if there are any proposed changes to outdoor lighting. 

B. Aesthetics: The Planned Unit Development must be aesthetically pleasing and be an integrated 
development with respect to building facades, building materials, landscape and berming, noise and 
visual screening mechanisms, and signs. It should contribute to creating a distinctive attractive 
community with a strong sense of place. 

Does not meet standard. Several changes to the site plan have been made since Dutton Mill Village was 
approved that reduced the amount of green space on the gas station site (See Exhibit 1: 1981 PC 
Approval). The building was first constructed in 1984, first canopy added 1987, second canopy and gas 
pumps added in 1999. Signs were added and replaced multiple times over the years. Not all of these 
changes were reviewed for zoning compliance at the time and the alterations came at the expense of 
greenspace.  

Clearly, the landscaping approved under the 1981 approval has not been maintained, but the applicant 
has provided a plan to make landscaping improvements to the property along 68th Street. They have 
requested a waiver for landscaping improvements along West Mill Run.  

The current appearance of the facility is not up to standards in the following ways: 

• Landscaping has not been maintained; weeds are apparent in the rock feature at front and 
decorative fencing is broken and pieces laying in the grass.  

• Unauthorized snipe signage is present, and poster signage is on the south façade.  
• Particle board is exposed on the east façade.  
• Dumpsters on adjacent lot are not covered (may not be owners’ responsibility).  
• Pole lights along West Mill Run are in poor condition and in need of replacement (may not be 

owners’ responsibility).  

C. Compatibility with Adjacent Uses: The Planned Unit Development must be compatible with 
surrounding uses. Efforts must be made to reduce any adverse effects on surrounding uses. 
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Meets standard. The immediate surrounding uses are commercial and civic. The Future Land Use Plan 
for the surrounding area is commercial.  

D. Density: The density requirements of the proposed Planned Unit Development shall be based on the 
underlying land use district in the Master Plan. The Township Board, upon recommendation of the 
Planning Commission, may vary the density requirements if doing so would result in a development 
that better achieves the intent of the Master Plan. 

Meets standard. There is no minimum lot area, coverage ratio, or width requirement in the General 
Commercial zone.  

E. Traffic: The Planned Unit Development shall be designed to minimize the effect of traffic generated 
by the proposed development on surrounding uses. Consideration should be given to: 1. The amount 
and type of traffic generated by the proposed project and capacity of existing and proposed streets to 
safely absorb that additional traffic. Whether the streets and pedestrian walkways within each project 
are designed to facilitate safe pedestrian and vehicular traffic flow patterns. 3. All points of ingress 
and egress to the project shall be located and designed to maximize safety. 

Meets standard, with consideration. Traffic has adequate ingress/egress from the parcel, and adequate 
circulation within. The adjacent property to the east has left the parking lot open so traffic has a wide 
area to drive in, but this has also led to lack of direction for drivers. We have not had reports of 
accidents in this area, but striping may help direct drivers into specific lanes to help avoid conflict.   

There are currently approximately 9 parking spaces on the north side of the building, those would be 
reduced to 3. There are approximately 7 spaces on the south side of the building, but they are poorly 
striped and it’s difficult to determine if parking conflicts with circulation around the pumps.  

On the north side of the building asphalt is degraded and potholed. Staff recommends the applicant 
specify that this area will be resurfaced.  

The issue of building an addition to the edge of a 30-foot access easement should be considered. Under 
Chapter 22 “Roads and Shared Driveways”, 50 feet is the minimum width for a shared driveway, and 
development standards typically require setbacks to be measured from access easements. The 
ordinance does not, however, directly address commercial shared drives like this situation. Since this is a 
PUD, the setbacks can be modified, Planning Commission should consider this issue carefully.  

F. Protection of Natural Environment: Each project shall be designed to minimize adverse effects on 
the environment. Special emphasis shall be placed on maintaining the quality of air, soils, 
groundwater, streams, wetlands, and rivers. 

Meets standard. To staff’s knowledge gasoline storage tanks are in good working condition on the site.   

G. Schools: Whether a project can be served by existing schools and school related facilities and the 
impact upon schools if the property is developed in accordance with the Planned Unit Development 
plans or in accordance with the conventional zoning district requirements shall both be considered. In 
addition, streets and pedestrian walkways shall be designed and located in any project to facilitate 
the ability of students to make the best and safest use of existing schools and school related facilities. 

Not Applicable. The project will have no effect on schools. 

H. Public Facilities: The Planning Commission shall consider the impact a project will have on:  
1. Public safety and protection services.  
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2. Water and sewer facilities.  
3. The costs for such services.  

Each project shall be designed and located so as to facilitate use of, access to, or the logical 
expansion or extension of existing facilities in order to minimize any adverse financial or other impact 
upon the Township and to promote public health and safety. 

Meets standards. Overall, the project will have no impact on public services or utilities.  

The south canopy has been placed on top of a private stormwater easement that crosses the site. The 
Township Engineer is not concerned about this since it’s a private easement running to the adjacent 
property.  

I. Water, Sewer, and Drainage Systems: A Planned Unit Development shall be served by a public or 
private water and sanitary sewer systems. The Kent County Health Department and/or the Township 
Engineer must approve the systems. A PUD shall also have a drainage system for surface water run- 
off which the Kent County Drain Commission and / or the Township Engineer must approve. 

Meets standard. The Township Engineer has reviewed the project and has no concerns.  

J. Open Space: The Planning Commission and Township Board should consider whether the PUD 
permanently preserves significant amounts of open space or significant natural features. The 
Township Board may require, upon recommendation of the Planning Commission, that natural 
amenities such as, but not limited to, ravines, rock outcrops, wooded areas, tree or shrub specimens, 
unique wildlife habitat, ponds, streams, and wetlands be preserved as part of the open space system. 

Not Applicable.  

K. Non-Motorized Transportation Network: Projects within an identified trail network corridor may be 
required to construct a portion of the trail. 

Not Applicable.  

 

STAFF RECOMMENDATION 

Staff recommends the Planning Commission consider the issues of narrowed setbacks, and what 
improvements to the appearance of the property must be made for expansion of the business.  

The applicant has requested a waiver for landscaping along West Mill Run. Planning Commission may 
provide that via voice vote if it is granted.  

If additional improvements are required, the Planning Commission should give the applicant clear 
directions on what needs to be addressed and may provide waivers from other site plan requirements 
under Chapter 25.  

If Planning Commission decides the proposed project can move forward to site plan review and public 
hearing, Staff suggests that many site plan requirements may be waived, but the following site plan 
elements be detailed:  

• Dumpster screening (if under owners control). 
• Access road, internal lane and parking striping 
• Any changes to outdoor lighting and photometric plan if there are. 
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Additional actions should be undertaken to bring the property into compliance with the sign ordinance 
and building code: 

• Remove snipe signs, and poster signage on the south façade. 
• Clean up weeds in the rock feature at front and remove or repair decorative fencing that is 

broken.  
• Paint unfinished board exposed on the east façade.  
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Exhibit 1: 1981 PC Approval 
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