GAINES CHARTER TOWNSHIP

PLANNING COMMISSION —RREGULAR MEETING
Township Board Room - 8555 Kalamazoo Ave. S.E. Caledonia, MI 49316

Tentative Agenda
7:00 p.m. — Thursday, November 16", 2023

. Call to Order and Roll Call
1. Consideration of Agenda
. Consideration of Meeting Minutes

a. Consideration of the October 26™, 2023, Planning Commission Regular
Meeting Minutes

Iv. Inquiry of Conflict of Interest
V. Public Comment
VI. New Business

1. Public Hearings

a. 7979 Kalamazoo Ave. SE- Special Use Permit
Special Land Use permit and site plan amendment for two building
additions at South Christian High School; a 22,000 square foot education
wing and 1,800 square foot building expansion for storage.

b. Hoffman Meadows Phase II- Tentative Preliminary Plat
Fifty-five single family detached home lots on 46.58 acres

2. Items not requiring a Public Hearing
a. 4645 100th Street - Special Use Permit for Home Occupation
Special Land Use request to allow for a home occupation in a residential

accessory building in the Agricultural/Agri-Business (A-B) zoning district.

3. Site Plan Review

None
VII. General Discussion
Vill.  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 October 26, 2023, at 7pm
8555 Kalamazoo Ave., SE, Caledonia, M| 49316

MEMBERS PRESENT: Thomas, Billips, Waayenberg, Rober, Haagsma, Wiersema
MEMBERS ABSENT: Giarmo (with notice)
STAFF PRESENT: Dan Wells, Community Development Director

CALL TO ORDER AND ROLL CALL
7:02PM

CONSIDERATION OF MEETING MINUTES

Page 7 — Member Wiersma regarding multifamily buildings must have a larger
setback when adjacent to a park or open space.

MOTION: Motion by support by Thomas to approve the September 28,
2023, regular Planning Commission minutes including Member
Wiersma’s comment regarding set back.

DISCUSSION: NONE

AYES: All

NAYS: NONE

ABSTAIN: NONE

DECISION: MOTION CARRIED

INQUIRY OF CONFLICT OF INTEREST - NONE

PUBLIC COMMENT:

Ryan Mosely — 451-453 72" Street

Concerns regarding project being across from his duplex unit. Residential driveway
across from the new road and unit which will be running 24/7. Spoke with project
engineer, Pine Rest representative, the planner, and the road commission. He wants
an alternative “Y” alighment available at 72" and Madison, which isn’t being
considered. The proposed drive will be directly across from a residential driveway,
beginning with the construction of the project, which is expected to be a two-year
project.
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It is his understanding this alternative is not being considered, and we need to
protect residents from the traffic (cars backing out onto road) and headlights,
natural bend at 72"¥ and Madison is a much better placement for the road and would
like it to be considered.

Jim & Phyllis Klugiewicz - 7215 Sundale

Neighbors have trimmed grass and done the weed whacking at this area along 72",
several times a year (create a clear view to fire hydrant), and would like to see Pine
Rest do it, and would like to know how tall the fence will be.

Tim Olexa - 7243 Sundale

Pine Rest has been there a long time, and the relationship has been good. Mental
health is a hot button topic now. Why should we hide the facility is the question, he
doesn’t feel it needs to be hidden, should place entrance at 76 street so it is not
hidden.

Alicia Johnson - 7251 Sundale

Wants to know how far they are building into the woods, wondering about the lights
and traffic. Should they build a hospital in a residential neighborhood, and driveway
location doesn’t make sense. Need to have an area to enter/exit via area where
traffic can flow in and out off of 76! Street, and not disturb residential area.

Jeff Bergeron - 547 72" Street

Concern is the location of the proposed road. Pine Rest states it is for caring and
compassion, but it goes beyond the people in the building, it carries over to the
people in the community. Need to find common ground to benefit everyone. Please
consider relocation of road (entrance/exit). Need to find common ground.

New Business

1. Public Hearings

a. 6646 Paris Ave SE — Special Use Permit
Special Land Use request to allow for a 240 square-foot addition to an
existing accessory building, for a total of 880 square feet of residential
accessory buildings on the property, located in the Residential (RL-10)
zoning district.

Mrs.(Sandra) Lewis — Needs to replace a lean-to which is deteriorating. She was told
they need a special use permit; this is not a pole barn it is a shed, doesn’t understand
what the problem is.
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Planner Wells stated exact measurements and they are only allowed so many square
feet on their size lot. Special use is for additional square footage. Originally was going
to add onto north wall and it would violate the setback, planner figured out how to
add to the south side which will keep it out of the setback. Staff reviewed and found
it meets all standards.

It is being built for extra storage. Meets all codes (setbacks, etc.), no adverse
impacts.

Staff recommending approval with height and architectural character requirements.

Member Waayenberg says it looks like the building is on the north side, it’s
confusing. Wells stated it is being lined up with roof line so it will be on the south
side, diagram is not clear.

MOTION: Motion by Waayenberg support by Thomas to approve the special
use permit with the condition of height restriction (16ft.) and
architectural character requirements being met.

DISCUSSION: NONE

AYES: All

NAYS: NONE

ABSTAIN: NONE

DECISION: MOTION CARRIED

2. Items not requiring a Public Hearing

a. Zoning Ordinance Text Amendment — R-3 / R-4 Zoning Districts
Zoning text amendment proposal to repeal Chapter 7 of the Gaines Charter
Township Zoning Ordinance and replace it with a new Chapter 7,

Summary of Changes:
Made a few changes, which are in the bullet list in packet.

Added language to description and purpose, giving a better idea of what the intent
of the language is.

The porch depth has been changed to a minimum depth of 5 feet (was 6 ft.).

Transparency requirement was at 15 %, 15% is hard to meet, it has been changed to
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10%, will apply to all facades. Vinyl siding on all facades must be medium grade.

Minimum single-family detached house lot size to 6,500 feet, lot width of 50 ft.
Terrace homes would require a PUD. Trying to get a mix of housing.

Apartment setbacks should be greater for 3 stories than 2 story has been the
conversation, subcommittee landed on 150 feet (3 stories tall).

We currently have a 50 ft setback in certain circumstances. Do we want the two
setbacks, or 150 ft across the board?

Same requirements for transparency(10%) and siding requirements as listed
above.

Green area requirements are high, lower to .01 acre per unit and cap at 1.5 acres.
Suggested amenities — table in packet, 1.5 acres maximum requirement.

Does it include undeveloped land — no, not at this time.

Developers want it to include undeveloped land — Planner does not agree.

MOTION: Motion by support by motion to move this off
the table for further discussion.

DISCUSSION: NONE

AYES: All

NAYS: NONE

ABSTAIN: NONE

DECISION: MOTION CARRIED

Bullet list:

Description — nothing to discuss

Porch — reduction to 5 ft from 6ft - good

Transparency — 10% is typical (per facade — including apartments)

Setback — 150 feet is good for 3 story units - makes the building not as intrusive
Open Space — does it mean “park”, need to define so no confusion. Will be defined
in the ordinance.

Open space — calculation (.01) seems to be ok. Do we need a minimum? But
calculation with cap is a good way to go. Comparable to Cooks Crossing-smaller
than what this will be. Alexander Trails had plenty of built in open area. OK that
undevelopable land does not count toward calculation.

Setbacks: Apartment building that backs up to office/service/commercial business
— should the 150 ft setback apply? Can include/disinclude certain situations, can be
crafted to meet whatever they think. Any change they will need a PUD. Will be 150
ft. for three stories. Discussed various areas where three story apartments exist.
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MOTION: Motion by Haagsma support by motion to recommend
approval to Township Board with the changes (setbacks, 10% transparency, 150 ft.
for three story buildings, open space requirements, minimum size of single-family

home).

DISCUSSION: NONE

AYES:
NAYS:

All
NONE

DECISION: MOTION CARRIED

3. Site Plan Review

a. 377 76" Street SE & 410 72" Street SE — Pine Rest Pediatric Center for

Behavioral Health

Consideration of a site plan to allow for the construction of a 135,000-
square-foot pediatric center with 66 beds, parking lot installation, lighting,
and landscaping.

Mr. Mosely’s letter was delivered to the Planning Commission.

New Version of site plan —eliminated 20 parking spaces, added landscaping
to add more privacy, increased trees, and plantings, added sidewalk (72"
street right of way), lighting — reduced 4K to 3500K lighting, would like to
keep it at 4K lighting, remove existing fence and install new chain link
fencing, new building renderings show visual impact from the street.

Two stories on east side, one story on west side, sort of a step design.

Reviewed lighting/fencing/etc. via drawings supplied. (Make sure lights
point down — not across the property).

Jack Barr - Representative from Nederveld discussed the changes Planner
already recapped. Outside activities area was also changed. Truck bay- is a
good location to turn around and serve emergency vehicles. Will also be
used for trash compactor(s).

Tree line along east property line is staying and being added to, this will
help. Fence will be 4 foot chain link. Will be open link (no slats).

Planner asks- Does the Planning Commission feel chain link is a good idea
for this area. Would solid fence add privacy? There will be 120 feet from
the project to the back side of the homes. Screening will help. Vinyl fence
would be good for truck bay area, it can be noisy. That area is only concern,
rest is good with buffers and elimination of parking spots. Representative
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from Pine Rest was asked about a solid fence for visual and sound for the
truck bay/trash compactor area. This would work, would eliminate some
of the lights coming from that area, and sound.

SE parking lot — planting is good idea but feels that area is too close to
residential area, would like to see that area moved.

When the expansion is started, the entrance will be off 76t Street.

Road Commission reviewed the area, there were two options. Currently
requested and one at the curve. The curve location would cause traffic
issues due to it being unclear who has right-of-way during entry and exits,
that is why it was placed where it was.

MOTION: Motion by Haagsma support by to approve the site plan

under the conditions they have received outside agencies
approvals, and they comply with fencing by the truck bay area.

DISCUSSION: NONE

AYES: All

NAYS: NONE

ABSTAIN: NONE

DECISION: MOTION CARRIED

b. 4490 60" Street SE — Alliance Beverage
The applicant requests site plan approval for a 100,250-square-foot (S.F.)
warehouse in addition to the existing 270,000 S.F. building.

Representative for Alliance Beverage — Megan Connelly — existing 270,000 sq
ft bldg. with parking (2014) has public utilities. Described new warehouse,

truck parking, and landscaping (existing gives good screening at front).

These plans don’t show one additional bay for a truck, which was shown to
the Commission on drawings. Grading will be improved.

Signage? Will be just like existing signage.

Landscaping — curious about black walnuts. This would be a good choice for
this area.

Planner recapped — this was part of the original plan, right now they have 5K
lights planned, would they be willing to go down to 4K? - YES

They meet all the standards, fire inspections, etc. Staff recommends
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approval.

MOTION: Motion by support by positive approval of site
plan review of the expansion of 4490 60" Street SE with compliance

to all existing conditions and they consider lowering the lighting.

DISCUSSION: NONE

AYES: All

NAYS: NONE

ABSTAIN: NONE

DECISION: MOTION CARRIED
V. General Discussion

Planner reviewed what is on next month’s agenda:

Hoffman Meadows — preliminary plat for 2" phase. Planner thinks they need to get
tentative preliminary first, he will review.

Expansion at South at Christian High School

Home occupation detailing business — received another letter, but no engineering
plans, no drain so would have to be non-washing plans.

VL. Adjournment
8:35 PM

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.




Gaines Charter Township

Planning Commission Memo

Meeting Date: November 16", 2023

AGENDA ITEM: VI.1.a

PROPOSED REQUEST: Special Use Permit and
Site Plan Review

ADDRESS: 7979 Kalamazoo Ave. SE
PARCEL NUMBER: 41-22-17-400-036

APPLICANT: South Christian High School- Jim
Peterson

FILE NUMBER: 231042JA

PROPERTY ZONING DISTRICT: Agricultural-
Rural Residential

PROPERTY SIZE: 135.49 acres

REPORT BY: Dan Wells, Community
Development Director
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OVERVIEW

The applicant requests approval of a Special Land Use permit and site plan amendment for two building
additions at South Christian High School. A public hearing is required before action can be taken on the
request, and approval of the request would authorize the following:

e 22,000 square foot education wing
e 1,800 square foot building expansion for storage
e  Minor sidewalk and drainage improvements

It should be noted that the materials submitted by South Christian High School also include the long-
term master plan for the entire site, but final details are not provided. The master plan shows
conceptual designs for a track, stadium, outdoor learning centers, and additional parking. Once details
are provided, the special land use permit and site plan for the entire facility must be amended to
authorize construction through the same process as the current building addition.

Surrounding zoning:

NORTH: Residential PUD
and RL-14

WEST: Residential PUD SUBJECT PARCEL EAST: A-R and RL-14

SOUTH: PUD and A-R
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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 “Section 25.6 Site Plan Standards of Review”.

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 the Zoning
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 building additions are not anticipated to negatively impact any aspect of health,
safety, conveniences, and social and economic welfare. The additions are proposed internal to the site as
part of the main building and will be well within required setbacks.

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

Meets standard. Community schools are allowed uses in the Agricultural-Residential zoning district
and are consistent with the spirit and intent of the Master Plan to be in residential areas.

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

Meets standard. Traffic generation will increase as more students will be able to attend the school,
but this stretch of Kalamazoo Avenue has adequate sight lines and approach lanes to handle the traffic
during start and end of the school day safely. The storage area addition will have a negligible impact
on the overall operation of the school.

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.

Meet standard, condition recommended. The proposed building additions and site improvements
will have no impact on public facilities. Stormwater and utility plans are subject to review and
approval by the Township Engineer. All site plans and measures for fire protection are subject to
review and approval by the Fire Inspector.

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. Private schools are special land uses within the A-R zoning district, and this school has
been in existence for many years. Authorizing building additions will not set negative precedence in any
manner.
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F. The proposed special use shall not have significant adverse environmental, ecological or natural
resource impacts.

Meets standard. The site is already developed, and the building additions are proposed for lawn and
paved areas immediately adjacent to the principal building and internal to the site. The school site
still includes a significant amount of open space, which preserves the park like character of the area.

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

Meets standard. For this phase of the project, the additions are proposed internal to the site as part of
the main building. The improvements will be no more noticeable from adjacent properties than the
existing buildings, and the education wing and storage area additions will have a negligible impact on the
overall operation of the school.

SECTION 25.6 SITE PLAN STANDARDS OF REVIEW

The request has been reviewed using the applicable review standards of Section 25.6 Site Plan Review
Standards. Additional information is included over 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.

Meets standard, with consideration of the total number of parking spaces required, and
conditions recommended.

Section 5.4 Dimensional Standards. All setbacks and dimensional standards are met. The education
addition will be the same height as the existing school.

Chapter 15 Parking and Loading Regulations. Based on calculations provided on the C1.1 site plan
sheet, existing parking will accommodate the demand as new students and faculty are added when
the addition is completed.

The site plan indicates there are currently 610 parking spaces provided at the school. The proposed
addition will bring the number of faculty up to 70 (requires 2 spaces for each 3 employees for 47
spaces), with an anticipated student body of 1,000 (requires 1 space for each 4 students for 250
spaces). Daytime use requires 297 spaces for students and faculty.

The school also contains an auditorium/worship space with 750 seats (1 space for every 4 seats for
188 spaces), and two gymnasiums (1,800 and 300 seats respectively, require 1 space for every 4
seats for 525 spaces required). This totals a required 713 spaces, a shortage of 103 spaces, if
concurrent events were held in the evening that were full to the maximum.
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The applicant would like to point out that regular school day parking and auditorium/after school
event parking needs are not concurrent and might be considered shared parking. It is unlikely that
events will be scheduled that would fill both the two gymnasiums and auditorium to full capacity on
the same night.

The Planning Commission has the ability to waive the maximum number of parking spaces required
and the current 610 spaces are requested to serve the new addition as well as evening events.
Future improvements may require parking lot expansions in accordance with the Zoning Ordinance.

Chapter 16 Landscaping Regulations. The site improvements do not trigger landscaping
requirements. From the plans submitted, the existing trees planted in the area will not be removed.
If during the construction trees need to be removed, they should be either moved and replanted, or
new trees planted to replace them.

Chapter 17 Signage Regulations. The applicant is considering a school logo for the northeast facing
wall of the addition but is waiting to see if future signage regulations allow larger signs than the
current 32 square feet. Any new wall signage will be reviewed by staff and an appropriate approval
process determined at the time a sign permit is submitted.

Chapter 18 Lighting Regulations. The applicant will need to install wall pack lighting above egress
doors per code. There is also some desire for modest uplighting at the end of the building, but
lighting plans have not been fully developed. Staff recommends a condition that a lighting plan be
submitted to be reviewed by staff prior to building permits being issued.

Section 19.9 G Churches and Schools. The plan complies with all specific use requirements of Section
19.9G.

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. As stated in special land use standard B, Community schools within residential
areas are consistent with the spirit and intent of the Master Plan. Additionally, the school site
includes a significant amount of open space, which preserves the intended rural character of the
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.

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
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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 site development plan will be consistent with the character of the
area. The additions are internal to the site and extend from the principal building. The additions will
have no impact on internal site circulation or adjacent properties.

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. As stated in Special Land Use Standard F, the site is already developed, and the use
is currently in existence. The building additions are proposed for lawn areas and paved areas
immediately adjacent to the principal building and internal to the site. As mentioned earlier, the
school site includes a significant amount of open space, which preserves the intended rural
character of the area.

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 proposed additions are internal to the site as part of the main building and will be
no closer to the property lines than other existing structures or existing portions of the principal building.
The building expansions are internal to the site, and not so close to the property boundary as to be
obtrusive to nearby properties. As such, no screening or buffering is recommended or required.

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

Condition recommended. All site plans, along with measures for fire protection, are subject to
review and approval by the Fire Inspector.

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. No additional driveways are requested.

. 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 addition will be served by existing and improved internal sidewalk
connections. Additional 5’ wide sidewalks will be installed along the driveway on the north side of
the building where there are none currently so that people can walk around the building safely.



Planning Commission Memo Meeting Date: November 16", 2023

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. Stormwater 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.

Meets standard. Traffic generation will increase with additional students that will be served by the
addition, but it isn’t anticipated that those numbers will cause substantially worse traffic conditions
along Kalamazoo Avenue or to internal site circulation. No changes to site access are planned.

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.

Condition recommended. All site plans, along with measures for fire protection, are subject to
review and approval by the Fire Inspector.

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.

Meets standard. The private school expansion plan as part of the current phase is not anticipated to have
any impact on neighboring property, the environment, traffic conditions, or the community as a whole.

STAFF RECOMMENDATION

Staff recommends conditional approval of the special land use permit and site plan for the South
Christian High School expansion.

The following conditions are recommended:
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1. Waive excess parking requirements and permit the additions with the current 610 parking
spaces.

2. Any trees or shrubs removed due to construction activities shall be moved and replanted or
replaced with other trees or shrubs in proximity to the removal.

3. The applicant shall submit a lighting plan for the addition that complies with lighting regulations
under the zoning ordinance prior to applying for building permits. Staff shall review the lighting
for zoning compliance.

4. Secure all Township department and outside agency approvals:

a. Township Engineer/BGUA.

b. Fire Department.

c. Kent County Road Commission (SESC), if applicable.
d. Kent County Drain Commission, if applicable.






Special Use Permit Application & Review Standards

File No.

Special Use Permit Applicant Worksheet

Special Land Use review and approval is required for certain uses of land that have increased potential
to impact adjacent properties and the neighborhood. The Special Land Use application and review
procedure is therefore intended to ensure that the proposed use will be designed, operated, maintained
and managed in a way that will be compatible with neighboring properties and will not be detrimental
to the Township or its surroundings. The application process includes public notice of the proposed
use and a public hearing before the Planning Commission. Conditions of approval may be required by
the Planning Commission to lesson or mitigate potentially adverse effects of the use.

Please indicate request type and the applicable Section(s) of the zoning ordinance.
Leave blank if uncertain.

v Residential Special Use

__Accessory Building Section(s)

_v __Other Section(s) 5.2 - Schools / Chapter 19 and 19.9.G
- Commercial / Industrial Special Use * Section(s)
- Wireless Communication Facility * Section(s)
- Signs/Billboard Section(s)

*  Please check with the Planning and Zoning Department staff to determine additional applicable
Site Plan Approval requirements. ‘ :

General Standards for All Special Land Uses
(Section 19.8)

In addition to utilizing the Zoning District standards and the site plan review standards of
Section 25.6, “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, 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.

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

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

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.

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

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

SLU Application & Review Standards
Page 1 of 3
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Special Use Permit Application & Review Standards

Applicant Response to
General Standards of Review

Special Land Uses are those that have been identified as uses requiring special consideration based
upon their potential effect on the adjacent area. Special regulation of these uses is necessary to protect
and preserve the quality of the Township’s residential and commercial neighborhoods and not all
locations are appropriate for all special uses. The proposed location, the site design and layout of the
use, the size and magnitude of the use and hours of operation may all be important considerations.

1. How much traffic, what kind of traffic and at what times of the day and or week will traffic be
generated by the proposed use.

Peak traffic times would occur at the beginning and end of the school day, roughly 7-8 am and 3-4 pm. There will also be peak traffic
volumes at various times for large events such as basketball games, graduations, and grandparents day. Traffic will be predominantly
passenger vehicles. The proposed parking count remains unchanged with the proposed additions. Traffic impacts for the proposed master
plan remain similar to the previously approved plan.

2. Will the use or activiiy generate any noise, dust, odor, light or other emissions? If so what type
and how frequently.

The school additions on the site will not change effects on surrounding neighborhoods. All lighting and landscaping of future

development will be reviewed with the future site plan reviews and shall conform to township requirements. The proposed
sign will not be back lit.

3. In addition to the above, describe any other the activities or characteristics associated with the
building(s) and use and what measures will be taken in the location design, and operation of the
use to keep the use, building or activity in harmony with neighboring properties and avoid the
imposition of adverse impacts on them and the community.

As an organization, South Christian is invested in the community and desires to be a friendly neighbor which is a major driver of design. This design plan

minimizes the disruption of the neighboring communities by keeping the additions on site and near the existing building. Landscaping and natural areas,

including the berm along the west property line, will be utilized to make the site visually appealing. The previous amendments and school site plan centrally located
the school on site to minimize disruption to neighboring communities to the greatest extent possible. The storage addition is proposed on the back
side of the school as this is a practical location operationally and it also places it in the delivery area and will blend in with the existing building.
The storage room will be used for tables, chairs, athletic equipment, as well as other miscellaneous items. The auxillary gym inside the building
and adjacent to the storage addition is where most tables and chairs will be used. The proposed education wing is located in the same
location as previous master plans but increased by about 3000 square feet (total between 2 floors) due to updated programming and

projected needs. The 2021-2022 SLU amendment noted the education wing to be 19000 square feet and 22,200 square feet is proposed.

The proposed sign will be designed to blend with the color scheme of the existing buliding and will be designed 1o provide visible branding while avoiding
gaudiness and being a nuisance visual. It should be noted that wall mounted branding was originally approved for the south and west walls of the gym.

Describe how the proposed special use will avoid the creation of adverse environmental,
ecological or natural resource impacts.

The proposed use of this site will avoid adverse impacts on the land by leaving a large portion of the site undisturbed with
natural areas. This allows the site to maintain a rural atmosphere but also provides spaces for outdoor learning experiences for
the students. The stormwater facilities will also reduce downstream runoff impacts.

SLU Application & Review Standards
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Special Use Pemit Application & Review Standards

Site Plan.

Please submit a reproducible site plan, or sketch plan. The plan must be drafted to an
accurate minimum scale of 1 inch to 50 feet. If the drawing has not been professionally
prepared and sealed, a certified legal survey of the property shall be required in order to verify
the accuracy of the site plan. If the site plan is not to scale or it is lacking accuracy and detail,

~ the application will be rejected.

The following checklist itemizes the minimum requirements, as applicable, for a site plan that is
submitted with a special land use application. If the Planning and Zoning Department
determines that more information and project detail is required you may be directed to provide
additional information as outlined in Chapter 25 of the Gaines Charter Township Zoning
Ordinance.

ol

Name of applicant.
Owner or owners, if different than the applicant.
Name and address of the development
North arrow, scale and date
Lot dimensions.
Legal description for the property.
Zoning of the site and adjacent properties
The location and setback of all buildings, signs and structures from property lines and
street right-of-way lines.
The height and dimensions of all buildings, structures,
Depiction of all freestanding and wall signs.
N#A Outside storage areas, with a description of the materials or equipment to be stored.
NZA Dumpsters, dumpster screening. :
Vegetation, fences, walls, buffers or other screening methods.
Easements (access, utility, service road, and all other
N#A Outdoor lighting fixtures
Driveways,/ streets/ private roads clearly labeled.
Parking, loading areas, and circulation areas (show surface material, dimensions and
layouts of parking spaces and direction size of travel of lanes, aisles, and driveways).
Sidewalks, trails, and walkways as applicable.
Site drainage patterns, and proposed grading.
Natural features (tree lines, wooded areas, streams, ponds, drainage ditches, wetlands.

U YR N Y Y VR

AS

&

AS AS

A

Building Elevations.

Building elevation drawings or pictures and a description of the materials and colors to
be used on the building(s).

SLU Application & Review Standards
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GENERAL NOTES:
1. Property Description:
LIADNAIANIN  FNAN I That part of the NE 1/4, and that part of the SE 1/4, Section 17, T5N, R11W, Gaines Township, Kent County, Michigan,
B escribed as: at the Eas corner of Section 17; thence .26 feet along the East line o
PN e described as: BEGINNING at the East 1/4 f Section 17; th S00°05'54"E 1026.26 feet along the East line of
Lo o/ \ | II sai ; thence .00 feet; thence .00 feet; thence .70 feet along
! | ! > id SE 1/4; th S89°19'55"W 463.00 feet; th S00°05'54"E 300.00 feet; th S89°19'565"W 2186.70 feet al
I \ \\ S/ \ (- I // the South line of the North 1/2 of the SE 1/4 of Section 17; thence N00°07'30"W 1324.72 feet along the N-S 1/4 line of
| . / ) : ! - Section 17 to the Center of Section 17; thence N00°07'30"W 976.09 feet along the N-S 1/4 line of Section 17; thence
! , \ o _—
| | ‘\ /s // ) T T N89°11'10"E 595.15 feet along the South line of Harmony Cove (Kent County Condominium Subdivision Plan No. 581, as
I ‘\ \ s \ S l recorded in Liber 6103, Page 839); thence S00°48'50"E 100.00 feet; thence N89°11'10"E 1019.22 feet; thence
| ‘\ ‘\ S \ S ] N N00°48'50"W 285.91 feet; thence N89°11'10"E 513.71 feet along the South line of Driftwood Acres Subdivision (as
Vo Ry \ S, l recorded in Liber 113 of Plats, Page 49); thence S49°30'35"E 342.37 feet along said South line; thence N89°11'10"E
{ \ 'L s A // | w 265.01 feet along said South line; thence S00°06'07"E 941.24 feet along the East line of the NE 1/4 of Section 17 to the
/ ! . .
) ez ) \ 2 Place of Beginning.
| 7 =7/ ) \ II 8 o Parcel:  41-22-17-400-36 7979 KALAMAZOO AVENUE
/ PR
| S // / ’ ” 1 f \ ‘:‘:0 Q :
< /'N89°11°10'E 595.15 <+ O : 2. Mapping:
I N N e A - ——————— o ' a. Perimeter boundaries are based on certified survey data.
- 7S 8 : Perimeter boundari based on certified dat
/o ' . One foot interval existing ground contours and topographical features are based on field survey by Exxe
., 8‘— ra b , ! b. One foot int | existi d t dt hical feat based on field by Exxel
e, 7 ‘ ;) N89°11’10'E 1019.22 ! Engineering and REGIS Contour data. —
o ,’,,’ FUTURE 8" X X X == X Y L X C. I.Existing utilities are based on available construction records.
u— WATERMAIN : 3.Zoning: . .
EASEMENT e \ a. Existing zoning is A-R, Agricultural/Rural-Residential.
P e g i — | b. Zoning Requirements - For School Special Land Use:
o ' Min. Lot Size =5 acres
yUhe : Min. Lot Width= 330 ft.
! Front Setback = 60 ft. min.
SEE 2022 SLU FUTURE CROSS ! Side Setback =60 ft. min. —
. AMENDMENT FOR COUNTRY COURSE ; Rear Setback = 100 ft. min.
ADDITIONAL |l | 4. Proposed Use:
INFORMATION N Multi-Story Secondary School Building with Existing and Future Athletic Facilities.
o LEARNING 750 S.F. EACH ! 1; 5. Proposed Improvements:
m X v v X e ) . . - . ” .
o POND X o)) a. Existing sanitary sewer is on site at sufficient depth and size (8”) to adequately serve the proposed project. No new — LO
O ARARRRRRRRRRRRAAIL; | \ connection proposed for 2024 school expansion. O Y
8 X =—0oX — : b. Watermain (207/12”/8") exists on site. There is adequate capacity and pressure to adequately serve the proposed ' . N
/ —r— / _/ | [} project. Watermain is proposed to be extended/looped with future athletic facility work. (- | | | ([@))
—1 * -= -- !"ﬁ’%"\_ c. Storm sewer will be a private system with an outlet to the existing Driftwood Acres County Drain and private O > ﬂ'
= " = = EXISTING & ! [ o detention ponds. The storm sewer will be designed according to generally accepted standards. Detention is already u—
- = |° - PHYS. ED. X — O provided by on site by wet detention ponds. uture work is planned to utilize the existing ponds and ponds have
s \) X X 7 ded b b d t ds. All fut k is pl d lize th d d ds h © <§
SJ) e BALL FIELD/ . T X ' g) been previously designed to accommodate future work. > O
! T 5 FUTURE I SEE 2022 SLU [ - d. Parking:
© " { o -
B \ — - PRACTICE ’ //\ AMENDMENT FOR e Required Secondary School: 2 for each 3 employees normally engaged in or about the building and ground plus 1 8 o m
o ol = 7 Y b FIELD . RN I l?‘?_%;'ﬂ.ag" 2 for each 4 students enrolled in the institution.
8 ', || 5 1\ T8 EXISTING \ Stadiums/Theaters: 1 per 4 seats. G) N LIJ
| -3 VA ' W
= X —] R . ¢ P : ' <
I n X 2 - 2 FOOFSI%,?\ACL-LHCFEELD %% =5 \ 2 Phase 1: 50 employees x 2/3 = 34 spaces E Z
1IN " ; ; — v g 700 students x 1/4 = 175 spaces ©
I \ | ‘L '\ [= — [ z Total = 209 spaces - ) < LL]
\ 1= = |
1 DA : © — o
— 1 YA/ /AN ‘ = PROPOSED PROPOSED 2 @) Main Gym - 1,800 seats / 4 = 450 spaces
I o T I I STORAGE ROOM STORY e Auxiliary Gym - 300 seats / 4 = 75 spaces - Z
L LM - 1,800 SF EDUCATION WING N Total =525 spaces* @) N
22,200 SF <€ P - — O
" I o) X Jz *Use non-concurrent with school parking requirements above or o))
mTrUERREM'"% = other athletic events with minor bleacher seating. O m
1 N~
T P ' I >
EASEMEN I X ;‘t Auditorium/Worship - 750 seats / 4 =188 spaces** -c m CD
gggﬁg_sgfh “““““““““““““““““““““ X **Use non-concurrent with school or gym parking requirements above. < N~ m
) ‘ ————————————————————————————— "EE.E" — ~ Phase 1 Spaces Provided: =610, including 24 barrier free (14 van accessible spaces)
K E v [T~~___E. 1/4 CORNER, No. Description Date
--------------- 5 ' SEC. 17-5-11 _— I . .
SsS e e M e W e e e e e m e m e m m e e e e e e EXISTING ' Phase 2 2022 Building Expansion: No parking changes required
- el e . :
/7 / B : g . .
/,// n UILDING | EXISTING : : . Phase 3 2024 Building Expansion: _
O S, /_ SOLAR . ! 70 employees x 2/3 =47 spaces
Q 2/ j S&%Nzgégﬁ'-gm | FIELD {11 1,000 students x 1/4 =250 spaces
<z —_ 7 \ ] : ! Total = 297 spaces
—1% " FUTURE OUTDOOR X {1V - P
& LEARNING 750 S.F. RSN v | i
EXISTING | POND: ' Main Gym - 1,800 seats / 4 = 450 spaces
‘I;';’ YOUTH } 1 EXISTIN ey Auxiliary Gym - 300 seats / 4 = 75 spaces
£z L < ! . = *
%) PRACTICE snllsn R MR finn ; MAINTENANCE: - [i i *le’ta' Cwith h52;5 e irements ab
. FIELD LTI 1] \ . BUILDING ~ “ se non-concurrent with school parking requirements above or
e 1 LA 10000000000000000 P . 0 other athletic events with minor bleacher seating.
:I: o r— L |\.||||.|||||J|||ll % | I' A ~— _ L
o> — el ] - ) © ',Jf) Auditorium/Worship - 750 seats / 4 =188 spaces**
Hi. ‘] T e ANCIRRRRRRRE= ]! : N ~ **Use non-concurrent with school or gym parking requirements
= LT I il < VNS Ve T . © Iz above.
I-E L 4%\ PEEEEE QN L ——— . i 8 |:5 Phase 3 2024 Building Expansion No parking changes required
L) g -~ — O
=z - - L ~ - 0] Future Stadium - 3,000 seats / 4 = 750 spaces***
, u ***Use non-concurrent with school, gym, or auditorium
l(]i) T = L requirements above and will control parking requirements. REMOVED WALL SIGN 1/08/23
‘;';’ “ - 1] iR g g /"‘g Proposed spaces provided = 781, including 28 barrier free spaces (19 van accessible spaces) REV PER ARGHITECT 10/26/23
~~ ~ F- -
ICJS N M - : 4 n Future Proposed Stadium Seating Addition - 3,250 seats / 4 = 813 spaces*** . ISSUE FOR SLU/SITE PLAN REVIEW 10/25/23
) ~ - FXNIF= 3 = \ P ***Use non-concurrent with school, gym, or auditorium
. < c- -';—\: - : ,.J: - o7 O requirements above and will control parking requirements. A REVISION DATE
e '(‘\l_) E = :BTM_\ -7 : E - -] B Proposed future spaces provided = 853, including 28 barrier free spaces (19 van accessible spaces)
O FUTURE OUTDOOR k= S S I F- T3 0
|(") —— - LEARNING 750 S.F. - Jf - = N : i e. All parking spaces shall be 9'W x 18'L min. Quantity and dimensions of barrier free spaces will conform to current
/ —t—- —+c | - -1 .
O —I- -Ix [ - - requirements.
{—T—j = - Jf - = E = : ' . 6. All site lighting shall meet requirements of Gaines Township Zoning Ordinance. Lighting locations shown on the plans.
h[\,' : e I - See separate plan for lighting fixture details and foot-candle intensities. All future lighting subject to site plan review.
O % % é F- =] 7. Landscaping details provided on separate plan. All landscaping shall meet requirments of the Gaines Township Zoning
O ~ - Ordinance. All future landscaping subject to site plan review.
o - 25 COMMERCE SW SUITE 300
?D - — / o GRAND RAPIDS, MICHIGAN 49503
. - - - - -- -- £ = —— (616) 454-1600 PHONE
% /fﬂ—/' Il I ::\% (616) 454-1610 FAX
—/ | — — )
POND [ \ : _ SHEET INDEX:
\ -
\ [}
! C1.1  OVERALL PLAN : g
’ ’
\ : S89°19’55"W  463.00° | 3.1 SITE DIMENSION AND UTILITY PLAN exele ngineenng. INc.
N [ Il — C5.1 GRADING AND SOIL EROSION CONTROL PLAN 5252 Clyde Park, S.W.
N, m 0 [ ' Grand Rapids, Ml 49509
N __/ \__/ < - Phone: (616) 531-3660 Fax:
n O — — (616) 531-2121
| 10 Q www.exxelengineering.com
[}
o O
o™ !
- _ o !
] n I35,
T — — W oF Mig i,
__________ 1] u__L_ _ \\\\\LV:\Q.,.“""'n.,'&/olq‘:,'
T 5 e Y
’ | N S UEFRREY TR
| $89°19'55"W } . N A
| | (0} 75 150’ S VAN LAAR P
| | | | 2= ENGINEER TR
| | E 18" No. TN
' 'z 62083 SN
= . B \
| SCALE‘ 1” 150’ :::':{}b’;"' ...... - Qﬁ\\\\\
: — 4‘?” ........ \, \
| 76TH  STREET %'?OF ESS\O“‘*,M“
BENCHMARK #2 ELEV. 786.41 BENCHMARK #6 ELEV. 785.95 | LEGEND 4,,,,”””””"0
TOP OF NW FLANGE BOLT ON HYDRANT SQUARE AT NW CORNER CONCRET, LLVYULIWNYU
25 N. OF N. END DRIVE TO BGUA NEAR NE CORNER OF BLOCK DUGOUT ]
BUILDING | N ! Q L - = UTILITY POLE & GUY WIRE OVERALL PLAN
pd
BENCHMARK #3 ELEV. 772.27 BENCHMARK #7 ELEV. 784.99 | % I u })c:(é = LIGHT POLE
SQUARE ON EAST SIDE LIGHT POLE MARK ON N. SIDE OF LEFT FIELD | > .__l_\ <
BASE 50'+ NE OF CONCESSION LINE FOUL POLE, 1.0' ABOVE GROUND. | < —— = SIGN
BULDING | O = HYDRANT
BENCHMARK #4 ELEV. 773.64 | SITE L o = VALVE SPECIAL LAND USE/
SQUARE AT EAST EDGE CONCRETE = | o N SITE PLAN REVIEW
1 z : S — CATCH BASIN
TENNIS COURT | ® & Q/O 5 B =
= PROJ. NO. 231621E
= =
| Qv ? ’ %) |j E O = MANHOLE
BENCHMARK #5 ELEV. 772.89 | N g @ = MAILBOX DRAWN BY JSD
SQUARE AT NE EAST CORNER —
CONCRETE OF TENNIS COURT | ' b | < = POST INDICATOR VALVE REVIEWED BY JSV
I Know what's DEIOW. ® = SOIL BORING
. 84TH STREET
Call before you d "o = TELEPHONE BOX
| | ATION MA
LOC ON i —x—x—x—x— = FENCE LINE "
SCALE: 1” = 2000' M — OVERHEAD WlRES
SOUTH CHRISTIAN HIGH SCHOOL

SEC 17, TSN, R11W



BENCHMARK #2 ELEV. 786.41
TOP OF NW FLANGE BOLT ON HYDRANT
25’ N. OF N. END DRIVE TO BGUA
W, BUILDING
N (s E%E&?%&DS%EAVVE}SN/ TOOLED JOINT. SEE E%E&%%&Ds%gf\uﬂgw TOOLED JOINT. SEE
> o = SPECS FOR WHERE SPECS FOR WHERE BENCHMARK #3 ELEV. 772.27
S W/ TRAFFIC SEALANT | PERMITTED = W/ TRAFFIC SEALANT | PERMITIED Storm Sewer Notes SQUARE ON EAST SIDE LIGHT POLE
1/4" BASE 50t NE OF CONCESSION
o . storm sewer labeled "storm" shall be smooth-lined corrugate
} 3 1. Allst labeled "storm" shall b th-lined gated BUILDING
|_{L/"> = plastic pipe (SLCPP), such as ADS N-12, Hancor Hi-Q or approved
=—3,500 PS| I+ 3,500 PSI i ini il_ti BENCHMARK #4 ELEV. 773.64
Vi, CONGRETE CONCRETE equal, with 3 feet minimum cover, and silt-tight, sure lock, coupler.
7 12" COMPAGTED 6" COMPAGTED 2. Al 12" dia. or larger storm sewers with less than 3 feet of cover shall be ?S,EIJQEECAOLRETAST EDGE CONCRETE
o = " H H
- SAND SAND concrete (C-76-Il). 12" dia. or larger storm sewers with less than 2 feet
ALY
TN of cover shall be concrete (C-76-I1V).
:—/ o (&, NOTES : COMPACTED NOTES : COMPACTED 3. All storm sewer labeled "storm ud" shall be smooth-lined corrugated BENCHMARK #5 ELEV. 772.89
2, X~ ~ LOCATE CONTROL JOINTS AND SUBGRADE LOCATE CONTROL JOINTS AND SUBGRADE plastic pipe (SLCPP), perforated w/ sock, such as ADS N-12, Hancor SQUARE AT NE EAST CORNER
2 RN . = EXPANSION JOINTS AS PER LAYOUT EXPANSION JOINTS AS PER LAYOUT
’ . — N PLANS. COORDINATE W/ ARCHITECT PLANS. COORDINATE W/ ARCHITECT Hi-Q or approved equal or concrete sewer pipe underdrain (CSPU). CONCRETE OF TENNIS COURT
/ S o NS . = AND CONCRETE CONTRACTOR AND CONCRETE CONTRACTOR For storm sewer larger than 24", underdrain shall be parallel 6"
/ \ ‘ > \F\\ ! ”///// CONC. TO BE CONSTRUCTED B tog SIDEWALK TO BE CONSTRUCTED - . ) corrugated p|astic perforated p|pe with sock.
, AN S ~ WITH 6x6—W2.9/W2.9 WELDED o y : WITH 6x6—W1.4/W1.4 WELDED T e e BENCHMARK #6 ELEV. 785.95
’ o \\ ! o Ty, WIRE MESH ON CHAIRS 4 -, N WIRE MESH ON CHAIRS SEELENIE & - 4. Schedule of castings: SQUARE AT NW CORNER CONCRET
S - )
K 6” CONCRETE DETAIL " Locations: EJ Castin NEAR NE CORNER OF BLOCK DUGOUT
,/ it AN 5" CONCRETE WALKWAY DETAIL parking lot or inverted Crown #5105 w/M1 grate
/ - \ 2' concrete rolled curb (single) #7065 w/M1 grate
/ it AN 2' concrete rolled curb (double) #7030 w/M2 grate & T3 back BENCHMARK #7 ELEV. 784.99
’ .
7/ J 2' concrete head curb (single) #7045 w/M1 grate MARK ON N. SIDE OF LEFT FIELD
/ & 2' concrete head curb (double) #7030 w/M2 grate & T3 back LINE FOUL POLE, 1.0° ABOVE GROUND.
/! 2' blacktop vally gutter (single #7065 w/M1 grate
, . ydg 9 g
/ o 2' blacktop valley gutter (double) #7030 w/M 2 grate & T3 back
/ ‘ Yard Drain #6121 w/Type N grate

*approved equivalent castings are allowed
5. All catchbasins shall have 2' deep sumps
6. 6" underdrain shall be corrugated plastic perforated pipe with sock.
Underdrain shall have a minimum of 3' of cover.
7. All footing drain and roof drain leads to be PVC Sch 40 or SDR 35.

A3

/
/é 5" PROP. SAWCUT

SOUTH CHRISTIAN

‘ O
‘ (@) <
: h Ll m
y LINE \ REMOVE Z 8. All storm sewer labeled "Premium Joint Storm" shall be constructed C I L O
’ : CONC. N » with premium joints - flexible rubber compression gaskets per Sections o > <
/ ' N 401, 402 and 909 of MDOT's 2012 Standard Specifications for -— < =
,/ . o JViy ST - s Top_renss Construction General Construction Notes — Civil Plan Set: C>U E
' 7 > 18" NW 757.9B "~ =~ ~_ _ _ . epe e . .
/ ' o LINE / =i - \\ \\ a4 € 757.98 T Tm---do 1. All work to conform to local agency construction specifications, including (@) O -
/ ; . REPAIR ANY , \do" S 7ea28 | TTTTEmee—ll but not limited to those of Gaines Charter Township, Byron—Gaines Utility c m O
/ ' ,~ DAMAGED / m- Authority, Michigan Department of Transportation, Kent County Road ((b) N LU
, : K CONC. PER 6" Commission, and Kent County Drain Commission. m < —
/ - CONC. DETALL, A . . N
/ L. . AS NECESSARY 2. Contractor shall call Miss Dig prior to excavation and shall notify utility e = prd
Y RELOCATED T o owners who may not be part of the Miss Dig alert system. The contractor C <E LL]
GUARDRAIL ,; . s . . g apags . .
will be responsible for protecting all existing utilities during construction and I3y ] O
shall repair any damage to utilities at no additional expense to the owner. <
3. Contractor and owner shall work with Civil Engineer to secure all state and g \¢ Z
\‘\ local permits required for construction. No construction shall take place = O
QJ® without obtaining the appropriate permit(s). _5 — P\) Y
<
/ ‘ng/ PROPOSED 6"PINE s 4. Predominant soil type is clay per previous soil borings taken by Soils & O] o >—
o,/ STORAGE Yy . Dl Structures, Inc. Please refer to previous Soils & Structures, Inc. Report for <E N~ M
/ / ROOM O Riiod g = details relating to soils type, compaction, paving cross—sections, and other
‘ / F.F = 781.20 / %\ gg&AggAﬁcﬂgE%v soils related items. No. Description Date
'/ / REMOVE / \ ﬁﬁagfuu%?ﬁg'%ﬁfé 5. It is the .controctor's responsibility to inform Gefotechnicol Enqineer of .
,/ CONC A _ construction progress and schedule to ensure timely compaction tests. It is
/ : é{;\? - PLACE 1-2" DIA. YD als:o the cc?ntractor's respor;sibility to contact Geotechnical Engineer if any
CUT U.D. ON BOTH SIDES OF Qg‘;g@ RIM 771.00 soils questions or issues arise.
oS \) ”
FE(L)’\”ADSEEO'I-!ILF%NIL)’EDR g’BHRAGE © e \ , [ 12 INV. 767.00 6. All fill shall be compacted to at least 95% of the modified proctor. All fills
AREA AND CAP BOTH ENDS. 4 - - ) - ) s e will be dorfe in 1 f<’)ot lifts to.ensure propgr compactior? is obtained. If,
\%QVA’ \ \\\\§__,_fef|«'i’,£/ L CUT AND RECONNECT CORE SAW FOR 12" based on ‘lnspectors obsgrvatlon,. the re.qwred compactnor:n does not appear
\VQ%\- ~ T Nes 1o 768,36 s SANITARY SEWER. PIPE TO W. INV. 766.60  to be achieved, Geotechnical Engineer will do further testing at greater
&> N NP 12 Ne 76415 S - \ LATERAL INV. 768.77<+. T e ves s depths. If tests verify that proper compaction has not been obtained,
CV'Q-// \ o NO ADDITIONAL LANDSCAPING c - SEE PLUMBING PLANS material shall be removed and re—compacted at contractor's expense.
© & Ter TN T :sEsgeEPgsEgP?\g¥ BI;EES Additional cost for testing of material will also be the contractor’s
FMAP. \ CONSTRUCTION WILL BE responsibility.
».y Foak REPLACED. 7. Sand subbase shall be imported from offsite and shall be Class Il.
8. The maintenance of the soil erosion control measures are the responsibility
of the contractor until the project is complete, at which time the
maintenance becomes the responsibility of the owner. CEVOVED WALL Sion 11/08/23
E%I%E aAl‘:‘“.?EEngETES'%:;CFm 9. All storm .sewer within the inflouence of the pavgmen.t shall have full sand REV PER ARCHITECT 10/26/23
PROPOSED BE 0.5' BELOW FINISH FLOOR (Class Il, imported from off—site) trench back fill. Disposal of clay trench : ISSUE FOR SLU/SITE PLAN REVIEW | 10/25/23
EDUCATION ELEVATION, PITCHED AWAY . i . . ) o et
WING p FROM BUILDING AT 2% SEE material within the fill areas is to be the contractor's responsibility.
GRADES ON SHEET CS.1. 10.See plans by others for retaining wall details, if applicable. /\ REVISION DATE

11. Prior to installation of roof drain leads, verify roof drain lead locations on
plumbing plans.

~ 12.Drainage and irrigation sleeves under sidewalks and pavement to be shown
on landscaping plans and coordinated with landscaper.

13. Site lighting and electrical information and details to be shown on plans by
others and coordinated with electrical engineer and contractor.

STORAGE ROOM

25 COMMERCE SW SUITE 300
14. All exterior lighting to be designed and detailed by others and to conform GRAND RAPIDS, MICHIGAN 49503

. 616) 454-1600 PHONE
to township standards. %6]6; 454-1610 FAX

LINE CONSTRUCTION. SEE
PLUMBING PLANS.

5"TREE «~

co N

o

.Foundations and/or concrete slabs for mechanical items to be specified by
RECONFIGURE ROOF co product manufacturer, structural engineer, or mechanical engineer.
b e

| L

PIPING WITHIN

PROP. SAWCUT — o>

LINE . Sign foundations to be specified by manufacturer, Midwest Sign Company,

F.F. = 776.83 /
o / / cone - RELOCATED
T g ' WALL MOUNT
AN e / ADDRESS SIGN
§ REMOVE T
CONC. INVERTS OF —
DRAIN LEAD
“ AMD SANITARY
\ PROP. SAWCUT TERAL PRIOR TO -

th . 1 ] 1
BUILDING. SEE PROP. SAWCUT or others e>oQI engineering, inc.
PLUMBING PLANS. LINE . Specialty seeding of ballfields, manicured lawn, and wildflower seeding to be plannerS - engineers - surveyors
Yo tom 17578 specified by landscaper. Landscaper to perform final seeding and gf}ig'gggiggrwgm
/ . 12" E. 769.89 landscaping work. Phone: (616) 531-3660 Fax:
REMOVE AND s .Flag pole, benches, raised bench for anchor, athletic field underdrainage, mf’x]xﬁggmeeﬁng_com
ERX%%EAV'V’AELL VOUNT ———-- athletic field structures, athletic field fencing, and other athletic field items
%CDA) ADDRESS SIGN ‘ to be detailed by and coordinated with architect.
N
\)\@Qﬁ’ 19. Gas, electric, and communication service to be coordinated with owner,
> //@ general contractor, other consultants, and service companies. .o°°°""g§””";"”%
Qﬁf 20.Final fire lane signage and markings to be coordinated with Fire &\\“L{\%,...........-C.\/’j/&
Department. \\s‘*‘o:,,- . ’Iz::»é
21.Final wayfinding and monument sign locations and details to be specified NEal T VY Rl
by oth ! P §
y others. i ENONEER SIS
§% 62083 G? §
EDUCATION WING O e S\
= "Ro N\ q\\\
s, FESS\O o
o 100 20 LEGEND “ompmni
| | -
., , - = UTILITY POLE & GUY WIRE SITE DIMENSION &
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SOIL EROSION NOTES :

1.

All soil erosion control measures shall be installed prior to any
other construction and maintained, as necessary, until the site
has been permanently stabilized.

Inspect and maintain all temporary soil erosion controls after
each significant rainfall event.

Fine grade and stabilize all disturbed areas with 4 (minimum)
topsoil re—spread and seed.

Any tracking of soils onto public streets is to be swept
immediately.

Place silt fence per detail in locations designated on plans.

Protect storm yard drains per detail & remove when site is
stabilized.

Protect storm catch basins with silt sacks per detail & remove
when site is stabilized. Clean out catch basin sumps upon
project completion.

Any detention basin and outlet structure work shall be the first
item of construction prior to installation of on—site utilities.

All slopes 1 on 4 or steeper shall be permanently stabilized as
necessary, with tackifying mulch and/or soil erosion control
matting (NAG SC—150 or equivalent).

10. Disturbed area = 0.55 acres.
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TOP OF NW FLANGE BOLT ON HYDRANT
25" N. OF N. END DRIVE TO BGUA
BUILDING

BENCHMARK #3 ELEV. 772.27
SQUARE ON EAST SIDE LIGHT POLE
BASE 50°t NE OF CONCESSION
BUILDING

BENCHMARK #4 ELEV. 773.64
SQUARE AT EAST EDGE CONCRETE
TENNIS COURT

BENCHMARK #5 ELEV. 772.89
SQUARE AT NE EAST CORNER
CONCRETE OF TENNIS COURT

BENCHMARK #6 ELEV. 785.95
SQUARE AT NW CORNER CONCRET,
NEAR NE CORNER OF BLOCK DUGOUT

BENCHMARK #7 ELEV. 784.99
MARK ON N. SIDE OF LEFT FIELD
LINE FOUL POLE, 1.0° ABOVE GROUND.

SV~
Know what's below.
Call before you dig.

LEGEND

- = UTILITY POLE & GUY WIRE
3¢ = LIGHT POLE

—— = SIGN

o = HYDRANT

o = VALVE

B = CATCH BASIN

O = MANHOLE

m = MAILBOX

& = POST INDICATOR VALVE
& = SOIL BORING

Ta = TELEPHONE BOX

— x—x——x—x— = FENCE LINE

OVERHEAD WIRES

+(781.45 = PROPOSED GRADE
ilre,\.” = EXISTING GRADE

SOUTH CHRISTIAN
HIGH SCHOOL
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BYRON CENTER, MI 49315
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Description Date
REMOVED WALL SIGN 11/08/23
REV PER ARCHITECT 10/26/23
ISSUE FOR SLU/SITE PLAN REVIEW | 10/25/23

A REVISION DATE

25 COMMERCE SW SUITE 300
GRAND RAPIDS, MICHIGAN 49503
(616) 454-1600 PHONE

(616) 454-1610 FAX

1 ] 1

e>oQI engineering, inc.

planners - engineers - surveyors

5252 Clyde Park, S.W.

Grand Rapids, Ml 49509

Phone: (616) 531-3660 Fax:

(616) 531-2121

www.exxelengineering.com
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Gaines Charter Township

Planning Commission Memo

Meeting Date: November 16, 2023

AGENDA ITEM: VI.1.b

PROPOSED REQUEST: Tentative Preliminary
Plat Review, Hoffman Meadows Phase 2

ADDRESS: 2464 68" Street
PARCEL NUMBER: 41-22-10-120-004

APPLICANT: Chris Vander Hoff

FILE NUMBER: 231025CVH
PROPERTY ZONING DISTRICT: RL-10
PROPERTY SIZE: 15.36 Acres

REPORT BY: Dan Wells, Community
Development Director; David Jirousek, AICP,
Planning Consultant




Planning Commission Meeting Date: November 16, 2023

OVERVIEW

The applicant requests a tentative preliminary plat review for Phase 2 of Hoffman Meadows. Phase 2 is
15.36 acres and includes 55 single-family lots. The Land Division Act states that “[t]entative
approval....confers upon the proprietor for a period of 1 year from date, approval of lot sizes, lot
orientation, and street layout, and application of the then-current subdivision regulations.” Please note
that a public hearing is scheduled for the upcoming meeting on the preliminary plat.

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

Surrounding zoning:

NORTH: RL-10
WEST: RL-14 SUBJECT PARCEL EAST: PUD (Sienna
Pointe/Alexander Trails)
SOUTH: RL-14

STANDARDS OF REVIEW
This project is subject to review against the following requirements and standards:

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

e GCTZO Section 6.4 Additional Requirements for Plats & Site Condominium Developments

e GCTZO Section 16.13 Residential Landscaping

e GCT Code of Ordinances, Section 22-63 Sidewalks

e GCT Code of Ordinances, Section 22-64 Street Lighting

e GCT Code of Ordinances Section 22- 65 Public Utilities

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

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

Single-family lots in RL-10 must be a minimum of 10,000 square feet in area and 80 feet in width. The lot
size table indicates that all lots exceed 10,000 square feet. The plat shows compliant lot widths on all
lots aside from lot 49, where no lot width is indicated.

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



Planning Commission Meeting Date: November 16, 2023

All lots also comply with the 4:1 depth-to-width ratio requirements, aside from lot 65, which includes an
existing stormwater management area. This lot includes the existing detention pond within an easement
for drainage and detention to the Hoffman Meadows Drainage District. If acceptable, the Planning
Commission must reference the depth-to-width waiver within its Resolution on the matter.

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

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

3. GCTZO Section 16.13 Residential Landscaping

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

4. GCT Code of Ordinances, Section 22-63 Sidewalks

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

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

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

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

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

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

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

Based on our review, Staff recommends that a positive resolution regarding the tentative approval of
the preliminary plat be approved, along with granting of the depth-to-width waiver for lot 65.
Recommended conditions are as follows:

1.
2.

The applicant shall confirm lot width compliance for all lots within the Plat.

Staff shall confirm that no less than five house models that meet the requirements of the GCTZO
Section 6.4 A are built within the plat.

Staff shall enforce the street tree requirement of the GCTZO Section 16.13 A at the time of
building permitting.

The applicant shall update the plan to show sidewalks on both sides of the public street
throughout the entire development.

The applicant shall request the creation of a Street Light Assessment District before applying for
residential building permits.

The applicant shall adhere to all review comments provided by the Township Engineer.






Land Division/Combination Applicant Worksheet |FILE No.

The following information is requires as part of the application to split or combine property.

I Certified survey(s) with legal descriptions showing the following:
eThe dimension and legal descriptions of the existing parcel(s), new parcel(s), and any easements
eThe location of all existing and proposed structures
eThe accessibility of the parcels for vehicular traffic and utilities from existing public roads

r $50.00 fee per new parcel created.

Please note that the deeds for the new parcels must be recorded within 120 days or the land division will be null and void. Also be
advised that copies of these deeds must be submitted to the Township or the land division will be null and void.

SIGNATUBE/@F)ALL OWNERS (proof of ownership required)

//,/”/ s ts

SIGNATURE DATE SIGNATURE DATE

SIGNATURE DATE SIGNATURE DATE

Please be aware that if the parcels involved in the land division/combination are of a different property
class, there may be a delay in the creation of taxable parcels by the county. Please see the Assessing
Department with any questions regarding this.

Township Use Only

Parcels Involved

1.

2.
3.
4

Split history from www.accesskent.com

Current Splits Allowed Potential Bonus Splits

Number Being Used Number Being Transferred

Number Left for Remainder To Parcel A Parcel B Parcel C
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Know what's below.

Call before you dig.

www.CALL811.com

Part of the Northeast 1/4 of Section 9 and the Northwest 1/4 of Section 10; Commencing
AREA LOT # AREA 85.02 feet S89°50'54"W dlong the North Section line and 1042.88 feet S00°23'11"E from T
the Northeast 1/4 corner of Section 9; thence S00°2311"E 129.72 feet; thence -
10,400 SQ. FT. 74 14,401 SQ. FT. S89°50'54"W 910.87 feet to the East line of the West 330 feet of the East 1/2 of the m
10,660 SQ. FT. 75 12,783 SQ. FT. Northeast 1/4 of said Section 9; thence S00°15'34”E 1479.82 feet along said East line to
10,660 SQ. FT. 76 11,242 SQ. FT. the East and West 1/4 line of said Section 9; thence N89°47’59”E 288.75 feet along said O
10,400 SQ. FT. 7 11,976 SQ. FT. East and West 1/4 line to the East line of the West 618.75 feet of the East 1/2 of the P4
10,400 SQ. FT. 78 13,928 SQ. FT. Northeast 1/4 of said Section 9; thence N0O0°15’35"W 300.00 feet along to the North line
11,050 SQ. FT. 79 10,400 SQ. FT. of the South 300.00 feet of the Northeast 1/4 of said Section; thence N89°47°59"E
11,050 SQ. FT. 80 10,400 SQ. FT. . . . R
11,050 SQ. FT 81 10.400 SQ. FT 709.74 feet along said North line to the East line of Section 9; thence Northerly along
10’400 SQ. ET. 82 10’400 SQ. ET. said East Section line to the South line of Lot 17 of Hoffman Meadows; thence Westerly
10’400 SQ. FT- 83 10’400 SQ. FT- along said South line to the Westerly line of said Plat; thence Northerly along said Westerly
10’400 SQ. FT. 84 10’400 SQ. FT. line to the Southerly line of said Plat; thence S89°43’18"W 26.89 feet to the Point of SCALE: 1" = 150’
, . . ] . . . . . o ’ ” . .
10,400 SQ. FT. 85 10,400 SQ. FT. Beginning. ALSO commencing N89°4812'E 566.88 feet along the North line of Section 10
14,415 SQ. FT. 86 13,766 SQ. FT. and S00°16°34"E 1179.00 feet along the West line of the East 760.00 feet of the West 1/2
10,778 SQ. FT. 87 13,768 SQ. FT. of the Northwest 1/4 of Section 10 from the Northwest corner of said Section 10; thence
10,778 SQ. FT. 88 10,400 SQ. FT. S00°16'34"E along said West line 1174.07 feet to the North line of the South 300.00 feet
10,778 SQ. FT. 89 10,400 SQ. FT. of the Northwest 1/4 of said Section; thence S89°57'24"W 562.37 feet along said North
10,778 SQ. FT. 90 10,400 SQ. FT. line to the West line of said Section 10; thence Northerly along said West Section line to
14,678 SQ. FT. 91 10,400 SQ. FT. the South line of Hoffman Meadows; thence N89°43'18"E to the Southeast corner of Lot 13
11,313 SQ. FT. 92 10,400 SQ. FT. of said Plat; thence S00°16°34”E 10.00 feet; thence S88°21°29"E 66.04 feet; thence
11;22 gg- il gi 13:88 gg- il NO0°16°34"W 10.00 feet; thence N89°4812"E 130.00 feet along the South line of Lot 12 to
11:337 SQ. FT. 95 13:965 SQ. FT. the Point of beginning.
11,481 SQ. FT. 96 12,150 SQ. FT.
14,082 SQ. FT. 97 10,800 SQ. FT.
20,213 SQ. FT. 98 12,150 SQ. FT. .
12,533 SQ. FT. 99 10,800 SQ. FT. REQUIREM ENTS .
s m s 1. PRosECT DESCRIPTION
15.770 SQ. ET. 102 14,392 SQ. ET. A RESIDENTIAL DEVELOPMENT WITH 145 SINGLE FAMILY HOME LOTS.
10.625 SQ. FT. 103 21585 SQ. FT. STREETS TIE INTO 68TH ST. AND CRYSTAL MEADOWS ST. WITH FUTURE
10,625 SQ. FT. 104 13.637 SQ. FT. STUBS TOWARD HARTMAN ST. AND MOUNTAIN KNOLL AVE.
10,625 SQ. FT. 105 14,425 SQ. FT. .
10.625 SQ. FT. 106 14.433 SQ. FT. 2. ZONING REQUIREMENTS: RL-10 (LOW DENSITY RESIDENTIAL) ZONING
142 %0, w tdsssar 55 et
11,902 SQ- FT- 109 11,470 SQ- FT- REAR YARD: 35 FEET
11’878 SQ. FT. 110 11’472 SQ. FT. SIDE YARD: 8 FEET
11.882 SQ- T, 111 12,041 SQ- T, LOT AREA: 10,000 SQUARE FEET
’ C e ’ C e MINIMUM LOT WIDTH: 80 FEET
11,880 SQ. FT. 112 16,952 SQ. FT.
15,245 SQ. FT. 113 62,891 SQ. FT.
10,400 SQ. FT. 114 51,224 SQ. FT. 3. OVERALL PLAT STATISTICS
ppocbetilh 115 15,337 5Q. FT. GROSS ACREAGE: 59.08 ACRES
) Q. FT. 116 14,652 SQ. FT. .
NET ACREAGE: 46.58 ACRES
11,260 SQ. FT. 117 13,368 SQ. FT.
10.438 SQ. FT. 118 11.310 SQ. FT. GROSS DENSITY: 2.45 UNITS/ACRE
11,726 SQ. FT. 119 11,310 SQ. FT. NET DENSITY: 3.11 UNITS/ACRE
10,514 SQ. FT. 120 11,310 SQ. FT.
12,150 SQ. FT. 121 11,310 SQ. FT. 3. PHASE 2 STATISTICS
10,800 SQ. FT. 122 11,310 SQ. FT.
’ ’ LOTS 55
10400 5Q, FT. 124 113105QFT GROSS ACREAGE: 15.36 ACRES
10,400 SQ. FT. 125 11,310 SQ. FT. NET ACREAGE: 12.82 ACRES
10,400 SQ. FT. 126 11,310 SQ. FT. GROSS DENSITY: 1.95 UNITS/ACRE
10,400 SQ. FT. 127 13,965 SQ. FT. NET DENSITY: 2.34 UNITS/ACRE
10,400 SQ. FT. 128 14,020 SQ. FT.
10,400 SQ. FT. 129 10,400 SQ. FT. 4. PROPOSED IMPROVEMENTS
10,400 SQ. FT. 130 10,400 SQ. FT. a. All street right of ways shall be public, 66 feet in width
10,400 SQ. FT. 131 10,400 SQ. FT. b. Streets shall be 30 foot bituminous valley curb and gutter per Kent
14,466 SQ. FT. 132 10,400 SQ. FT. County Road Commission standards and specifications.
21,235 SQ. FT. 133 10,400 SQ. FT. c. This plat shall be serviced with public water and sewer.
13,629 SQ. FT. 134 10,400 SQ. FT. d. Drainage design shall conform to the Kent County Drain Commission
12,395 SQ. FT. 135 10,400 SQ. FT. standards and specifications.
13,033 SQ. FT. 136 14,002 SQ. FT. e. Gasmains shall be installed per KCRC requirements.
18,984 SQ. FT. 137 13,858 SQ. FT. f. There shall be a 12 foot private easement for public utilities
215,786 SQ. FT. 138 10,400 SQ. FT. adjacent to all street right of ways.
10,931 SQ. FT. 139 10,400 SQ. FT. g. Lot sizes are approximate and may vary with the final plat.
11:310 sQ. FT. 140 10:400 sQ. FT. h. S;?‘%\?«iglkggﬁ?ogfbsoséoced at the time of house construction in
11,310 SQ. FT. 141 10,400 SQ. FT. . : . . .
10,400 Sg. FT. 142 10,400 Sg. FT. i. Street trees shall be planed in accordance to Section 16.13.A of the Gaines
10,400 SQ. FT. 143 10,400 SQ. FT. Charter TownShip Zoning Ordinance.
10,400 SQ. FT. 144 10,400 SQ. FT. .
10,400 SQ. FT. 145 13,913 SQ. FT. NOi ! i
10,400 SQ. FT. 1. Staff shall confirm that no less than five house models that meet the
requirements of the GCTZO Section 6.4 are built within the plat.
2. Staff shall enforce the street tree requirement of the GCTZO Section 16.13 A at
the time of building permit.
3. The applicant shall request the creation of a Street Light Assessment District
before applying for residential building permits.
E f—
P
E:
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2
3
g SITE
3
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( REVISIONS 4 N\ A
LEGEND HOFFMAN MEADOWS NO. 2
T~ Town @ SECTION CORNER PRELIMINARY PLAT
R _ RANGE & SET CAPPED IRON
N - NORTH & FOUND RO OR NAL 2464 68TH STREET SE
S - SOUTH
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Q  HYDRANT (616) 554-3700
PROPOSED BLACKTOP o VALVE
® UTILITY POLE PART OF THE NORTHEAST 1/4 OF SECTION 9 AND PART OF THE NORTHWEST
| PROPOSED CONCRETE  ouv WRE  1/4 OF SECTION 10, T5N, R11W, GAINES TOWNSHIP, KENT COUNTY, MICHIGAN )
4
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PROPERTY DESCRIPTION:
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1. PROJECT DESCRIPTION: PROJECT DESCRIPTION: A RESIDENTIAL DEVELOPMENT WITH 145 SINGLE FAMILY HOME LOTS. STREETS TIE INTO 68TH ST. AND CRYSTAL MEADOWS ST. WITH FUTURE STUBS TOWARD HARTMAN ST. AND MOUNTAIN KNOLL AVE. 2. ZONING REQUIREMENTS: RL-10 (LOW DENSITY RESIDENTIAL) ZONING ZONING REQUIREMENTS: RL-10 (LOW DENSITY RESIDENTIAL) ZONING RL-10 (LOW DENSITY RESIDENTIAL) ZONING   FRONT YARD:  35 FEET 35 FEET     REAR YARD:  35 FEET   REAR YARD:  35 FEET 35 FEET   SIDE YARD:  8 FEET 8 FEET   LOT AREA:  10,000 SQUARE FEET 10,000 SQUARE FEET   MINIMUM LOT WIDTH:  80 FEET 80 FEET 3. OVERALL PLAT STATISTICS OVERALL PLAT STATISTICS   GROSS ACREAGE:  59.08 ACRES 59.08 ACRES   NET ACREAGE:  46.58 ACRES 46.58 ACRES   GROSS DENSITY:  2.45 UNITS/ACRE 2.45 UNITS/ACRE   NET DENSITY:  3.11 UNITS/ACRE 3.11 UNITS/ACRE 3. PHASE 2 STATISTICS PHASE 2 STATISTICS   LOTS  55 55   GROSS ACREAGE:  15.36 ACRES 15.36 ACRES   NET ACREAGE:  12.82 ACRES 12.82 ACRES   GROSS DENSITY:  1.95 UNITS/ACRE 1.95 UNITS/ACRE   NET DENSITY:  2.34 UNITS/ACRE 2.34 UNITS/ACRE 4. PROPOSED IMPROVEMENTS PROPOSED IMPROVEMENTS    a. All street right of ways shall be public, 66 feet in width    b. Streets shall be 30 foot bituminous valley curb and gutter per Kent  County Road Commission standards and specifications.     c. This plat shall be serviced with public water and sewer.    d. Drainage design shall conform to the Kent County Drain Commission       standards and specifications.    e. Gasmains shall be installed per KCRC requirements.    f. There shall be a 12 foot private easement for public utilities       adjacent to all street right of ways.    g. Lot sizes are approximate and may vary with the final plat.    h. Sidewalks shall be placed at the time of house construction in   public right of ways.    i. Street trees shall be planed in accordance to Section 16.13.A of the Gaines   Charter Township Zoning Ordinance.
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\ \ N \; \ \\ \ o\ R \\ \ \\ Q\sﬁ f\\j h ’I{H l 20’ ES?A\T FOR \/ . Part of the Northeast 1/4 of Section 9 and the Northwest 1/4 of Section 10, T5N, R11W, Gaines Township, Kent County, Michigan, described as: I
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CHARTER TOWNSHIP OF GAINES
COUNTY OF KENT, MICHIGAN

RESOLUTION NO. 23-__ - PC

The following Resolution was offered and adopted by the Gaines Charter Township Planning Commission

at a regular meeting held on November 16, 2023.

Members Present:

Member Absent:

The following Resolution was offered for adoption by Member and supported by Member
to document the findings and decision by the Gaines Charter Township Planning

Commission regarding a request made by Chris Vander Hoff (Jasonville, LLC) for Tentative Preliminary
Plat approval for Phase 2 of Hoffman Meadows, which includes 55 lots.

TENTATIVE PRELIMINARY PLAT FOR HOFFMAN MEADOWS PHASE 2
AND DEPTH-TO-WIDTH RATIO WAIVER FOR LOT 65

WHEREAS, Chris Vander Hoff (Jasonville, LLC), the “Applicant” has submitted the Tentative Preliminary
Plat for Hoffman Meadows Phase 2 (the “Plat”);

WHEREAS, the proposed Plat consists of 55 single-family lots located within the 15.36-acre Phase 2 area
of the proposed residential development;

WHEREAS, the Planning Commission may waive the 4:1 depth-to-width requirement under certain
circumstances as outlined in Section 22-24(4) of the Land Division Ordinance; and

WHEREAS, the Planning Commission held a public hearing on November 16, 2023, and has considered
the application and the proposed Plat, and at a meeting on November 16, 2023, recommends that the
Gaines Charter Township Board of Trustees grant tentative preliminary approval of the Plat, upon
certain terms and conditions.

IT IS, THEREFORE, RESOLVED AS FOLLOWS:
1. Tentative Preliminary Plat.

The Planning Commission recommends tentative approval of the Preliminary Plat for Hoffman
Meadows Phase 2, as shown on the Plat dated October 25, 2023, upon the terms and subject to the

Planning Commission Resolution No. 23-__ - -PC
Hoffman Meadows Phase 2- Tentative Preliminary Plat
November 16, 2023



conditions stated in this Resolution. This Resolution recommends approval of the overall layout and
tentative plan for lots, streets, open space, sidewalks, stormwater infrastructure, and utilities.

2. Lots.
The phase 2 Plat shall consist of 55 residential lots, for one single-family detached dwelling each,
numbered from lot 41 through lot 95, inclusive. Residential construction shall comply with the
Township Zoning Ordinance and subdivision requirements.

3. Land Division Act and Chapter 22 Land Divisions, Subdivisions and Land Development.
The Plat shall comply in all respects with applicable provisions of the Michigan Land Division Act and
Chapter 22 of the Gaines Charter Township Code, Land Divisions, Subdivisions and Land
Development.

4. Other Required Approvals.

Written approvals from other agencies having jurisdiction over the Plat shall be obtained, and copies
shall be provided to the Township in accordance with the Land Division Act.

5. Depth-To-Width Ratio Waiver for Lot 65.
The Planning Commission approves the 4:1 depth-to-width ratio waiver for lot 65, which includes
the existing detention pond within an easement for drainage and detention to the Hoffman

Meadows Drainage District.

6. Recommended Conditions of Approval.

L

The applicant shall confirm lot width compliance for all lots within the Plat.

b. Staff shall confirm that no less than five house models that meet the requirements of the GCTZO
Section 6.4 A are built within the Plat.

c. Staff shall enforce the street tree requirement of the GCTZO Section 16.13 A at the time of
building permitting.

d. The applicant shall update the plan to show sidewalks on both sides of the public street
throughout the entire development.

e. The applicant shall request the creation of a Street Light Assessment District before applying for
residential building permits.

f. The applicant shall adhere to all review comments provided by the Township Engineer.

PLANNING COMMISSION RECOMMENDATION

The Planning Commission recommends tentative approval of the Preliminary Plat with the conditions
outlined in this Resolution. Tentative approval confers upon the proprietor for a period of one (1) year
from date, approval of lot sizes, lot orientation, and street layout, and application of the current
subdivision regulations.

Planning Commission Resolution No. 23-__ - -PC
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November 16, 2023



The vote on the motion to adopt this Resolution was as follows:
YES:
NO:

ABSTAIN:
RESOLUTION DECLARED ADOPTED

CERTIFICATION

| hereby certify that the above is a true copy of a Resolution adopted by the Gaines Charter Township
Planning Commission at a meeting held on November 16, 2023.

Respectfully submitted,

Lani Thomas, Secretary
Gaines Charter Township
Planning Commission

Dated: November 16, 2023.

Planning Commission Resolution No. 23-__ - -PC
Hoffman Meadows Phase 2- Tentative Preliminary Plat
November 16, 2023



Gaines Charter Township

Planning Commission Memo

Meeting Date: November 16", 2023

AGENDA ITEM: VI.2.a PROPERTY ZONING DISTRICT:

. . Agricultural/Agri-Business (A-B)
PROPOSED REQUEST: Special Use Permit

PROPERTY SIZE: 2.45 Acres
ADDRESS: 4645 100" Street

REPORT BY: Natalie Davenport, Assistant
Planner; Dan Wells, Community Development

FILE NUMBER: 230322JR Director

PARCEL NUMBER: 41-22-25-400-006

APPLICANT: Jennifer Ranero

Proposed location of home occupation
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Planning Commission Memo Meeting Date: November 16", 2023

OVERVIEW

The applicant is requesting a special use permit to conduct a home occupation in their accessory
building. The proposed home occupation is a car detailing shop, which consists of cleaning used vehicles
prior to resale. The applicant works mainly for dealerships and is a small business.

The applicant submitted a letter to the Planning Department on October 20™" that outlined how they
would conduct home occupation activities on the site. Staff has adapted these commitments as
conditions if the Planning Commission determines them to be acceptable.

The applicant has determined that there is no floor drain for the accessory building.

Section 20.7 (F) of the zoning ordinance regulates that home occupations shall not exceed 25% of the
dwelling floor area and that all operations other than parking associated with the home occupation
must take place within the dwelling unless the Planning Commission approves a special use permit to
allow operations within an accessory building.

It is unclear whether the applicant desires to erect the carports requested in the initial application, but
the information is retained here. There is an existing 22’ x 26’ (572-square-foot) accessory building on
the property where the applicant is proposing to conduct the business. Per the site plan, the applicant
will be erecting another enclosed shed for business vehicle storage. They are planning to erect two 12’ x
20’ (480 square feet total) carports to store the vehicles on-site, while the car detailing will occur inside
the existing accessory building. The applicant will need to apply for zoning and building permits before
erecting the carports, and the total combined square footage of accessory buildings will not require a
separate special use permit at this time.

Since this is a request with the potential for adverse impacts on the surrounding neighborhood, the
Planning Commission will need to determine if this is an appropriate use for the area and if the use will
have significant adverse impacts on surrounding properties.

Two 12’ x 20’ carports are being
Existing Accessory Building — Home Occupation Location proposed for vehicle storage
(Photo taken from Zillow) related to the home occupation.
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Planning Commission Memo

Surrounding zoning:

NORTH: Agricultural/Agri-
Business (A-B)

Meeting Date: November 16", 2023

WEST: Agricultural/Agri-Business
(A-B)

SUBJECT PARCEL

EAST: Agricultural/Agri-Business (A-B)

STANDARDS OF REVIEW

SOUTH: Agricultural/Agri-
Business (A-B)

The request has been reviewed using the applicable review standards of Section 19.8 “General

Standards for All Special Land Uses.”

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. As proposed, the home occupation is not likely to hinder the health, safety, or
economic welfare of surrounding properties and the community as a whole.

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

Master Plan.

Meets standard. The 2017 Future Land Use Plan designates this parcel as rural (RUR). The RUR
future land use district allows for low-density residential development, and as a request for a home
occupation ancillary to a primary residential use, staff found that the request is consistent with the

intent of the master plan.

If it is determined that the standards of Section 20.7 are met, then consistency with the zoning

ordinance will be achieved.
The special use shall not create or substantially add to traffic hazards in the area.

Meets standard. The applicant has indicated that toward the end of each business day, they will be
delivering the vehicles back to the dealership. There will be a very minor increase in traffic with the
proposed home occupation, but staff does not believe that it will substantially add to traffic hazards in
the area.

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.
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Planning Commission Memo Meeting Date: November 16", 2023

Meets standard. Properties in this area of the township are served by private well and septic systems,
therefore impacts on water and sewage facilities are not anticipated. The proposed home occupation
will not have an impact on roads, police and fire protection, public drainage structures, 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.

To be determined. This request has the potential to set precedents for development which could
adversely affect the long-term plans or policies of the township if the business practices to not adhere
to the conditions of operation. However, with certain controls in place, this use can be undertaken with
minimal impacts. Specifically, the standards in Section 20.7 are designed to help mitigate potential
adverse impacts of home occupations to surrounding areas and long-term plans and policies of the
township.

If the Planning Commission determines that the proposed home occupation meets the standards of
Section 20.7, the proposed special use will not set precedents for development, which could adversely
affect 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 applicant has stated that they will be using eco-friendly and biodegradable
cleaning supplies. Further, the proposed use will take place inside an enclosed building. The concern
regarding discharge of wastewater to the adjacent drain will not be possible via a floor drain as it is not
piped, it is a simple dirt floor depression covered by a grate. The applicant also states that they will be
doing interior cleaning only, not washing car exteriors. If the applicant adheres to the conditions of the
approval, there is very little potential for any impacts to the environment and natural resources.

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

Meets standard, condition recommended. Although there will be an increase in noise while the
vehicles are being detailed, staff does not believe that it will cause significant adverse impacts upon
adjoining properties or uses. The applicant has offered to restrict hours of operation from 8 AM-
6PM Monday -Saturday, and to restrict detailing to one properly tagged and licensed vehicle at a
time.

If the Planning Commission decides to approve the special use permit, staff is recommending a
condition of approval that the hours of operation for the home occupation will be between the
hours of Monday through Friday 8 AM — 5 PM. The Planning Commission may also consider a
condition of approval that there shall be no more than one vehicle related to the home occupation
stored on the premises at one time, and all the vehicles stored on site related to the home
occupation must be within a fully enclosed structure.

Section 20.7 — Home Occupations
Home Occupations are permitted in any Agricultural or Residential Zoning District or on any residentially
used lot, subject to the following restrictions:
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Planning Commission Memo Meeting Date: November 16", 2023

A. Residential Character. The use of the dwelling for a Home Occupation shall not alter the
residential character of the premises.

Meets standard. The existing accessory building and proposed carports are compatible with
residential use. Further, the applicant will be required to store all vehicles and equipment
related to the home occupation within the fully enclosed structures. In doing so, there would
not be any discernable characteristics of the use that would indicate to the neighbors that a
portion of the building was being used for non-residential purposes.

In relation to noise, if the Planning Commission determines that Standard 20.7 (E) is met, then
the proposed home occupation will not alter the residential character of the neighborhood (i.e.,
if the equipment used on site is deemed to be clearly similar in power and type to mechanical
equipment normally used for domestic purposes, then the residential character of the premises
will not be altered).

B. Prohibited Uses. A Home Occupation cannot include the following uses: restaurants and vehicle
repair.

Meets standard. The use of a car detailing business is not a prohibited use.

C. Effect on Adjacent Properties. A home occupation shall not result in an adverse or disrupting
effect on other properties or on the residential character of the neighborhood by way of noise,
odor, vibration, dust, electronic interference, traffic, safety or other attribute or emission.

Meets standard, condition recommended. The proposed home occupation is not anticipated to
have any disruptive effects on odor, vibration, dust, electronic interference, traffic, or safety to
adjacent properties. The operation will be small, but there is potential for adverse impacts on
adjacent properties due to noise. There is an existing single-family home approximately 200 feet
to the east of where the home occupation would occur, as well as a handful of single-family
homes across the street from the subject parcel that may be affected by noise.

If the Planning Commission determines that Standard 20.7 (E) is met, then there will not be any
adverse impacts on adjacent properties. As stated above, if the Planning Commission decides to
approve this special use permit, staff is recommending a condition of approval that the hours of
operation for the home occupation will be between the hours of Monday through Friday 8 AM —
5 PM. The Planning Commission may also consider a condition of approval that there shall be no
more than three (3) vehicles related to the home occupation stored on the premises at one
time, and all the vehicles stored on site related to the home occupation must be within a fully
enclosed structure.

D. Sale of Goods. No merchandise or articles for sale shall be displayed on the premises.
Meets standard. The home occupation will not feature a retail component.

E. Machinery or Equipment. No mechanical equipment shall be used in the operation of the Home
Occupation except equipment that is clearly similar in power and type to mechanical equipment
normally used for domestic purposes.
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Planning Commission Memo Meeting Date: November 16", 2023

To be determined. Per the applicant, the home occupation will involve the use of “standard
shop vac” vacuum for seats and carpets. The Planning Commission must make a determination
if the equipment used in relation to the home occupation is similar in power and type typically
used for domestic purposes.

F. Operation of Home Occupation. The amount of floor area used by the Home Occupation shall not
exceed 25% percent of the Dwelling Floor Area. All operations other than parking associated with
the Home Occupation must take place within the Dwelling unless the Planning Commission
approves a special use permit to allow operations within an accessory building.

Meets standard. If the Planning Commission approves the special use permit to allow the home
occupation inside of the accessory building, then this standard will be met.

G. Outside Operation and Storage. No outside operations or storage associated with the home
occupation are permitted.

Meets standard. The applicant has been informed that outdoor operation and storage will not
be permissible. The vehicles will be detailed in the existing 22’ x 26’ (572 S.F.) accessory building,
and the applicant may be constructing two carports for business vehicle storage. If the special
use permit is approved and there are vehicles being detailed or stored outside of the accessory
buildings, then staff will proceed with enforcement on the property for violation of the zoning
ordinance.

H. Signs: One non-illuminated stationary sign is permitted to identify a Home Occupation. The
maximum permitted sign area is 2 square feet or 4 square feet if the property fronts on a
primary arterial street.

Meets standard. No signage is currently being proposed. If the applicant wishes to install
signage in the future, it will need to be approved administratively in accordance with the
ordinance requirements.

I.  Parking: Parking for the Home Occupation shall at no time exceed 1 Vehicle, unless the Planning
Commission approves a special use permit allowing parking for up to 4 vehicles.

Meets standard. The site plan shows the parking area for one subcontract worker parking. The
designated parking space will be in the driveway of the primary structure.

J.  Number of Employees: No more than 1 person who is not a member of the family residing on the
premises shall be engaged in any operation of the Home Occupation, unless the Planning
Commission approves a special use permit allowing a greater number of employees.

Meets standard. The home occupation will be operated by the family residing on the premises
with no additional employees. It is unclear whether this is the applicant’s primary address.

STAFF RECOMMENDATION

When this request was considered in April, the decision was tabled, so it will need to be brought off the
table for consideration.
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Planning Commission Memo Meeting Date: November 16", 2023

Staff does have a concern regarding enforcement of the proposed conditions; it will likely be very
difficult to verify If they are not adhered to or not. For example, what is a “large quantity” of cleaner
stored on the property, and what is a standard shop vac?

If the Planning Commission finds that all the standards of review are met, staff recommends approval of
the special use permit with the following conditions of approval:

Hours of Operation shall not exceed Monday through Friday 8 AM —5 PM.

(If still requested) accessory buildings shall be fully enclosed at all times when storing vehicles
and/or equipment related to the home occupation.

There shall be no more than one (1) vehicle related to the home occupation stored on the
premises at one time, and the vehicle stored on-site related to the home occupation must be
within a fully enclosed structure.

Detailing work shall be restricted to interior cleaning only, and no wastewater or waste
chemicals will be generated by exterior or engine washing.

No detailing will be undertaken by anyone other than the owners of the property.

Cleaners used will be “household cleaners”, and not stored in large quantities.

Vacuum cleaning shall be restricted to a standard shop vac.
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October 20, 2023

Mr. Dan Wells

Community Development Director
Gaines Charter Township

8555 Kalamazoo Ave., SE
Caledonia, MIO 49316

Re: Special Use Permit for Property Located at 4645 100" Street SE (Parcel Number 41-22-
25-400-006).

Dear Mr. Wells:

On April 13, 2023, before the Gaines Charter Township Planning Commission, I requested a
special use permit to detail vehicles at the above-referenced property. The request was tabled
because more information was needed regarding wastewater, trapping oil and gas residues, noise,

increased traffic, and the environmental impact of the cleaning products used.

After much consideration and advisement, I want to modify the request for the special use permit

for the following:

e Restrict detailing to only the interior of the vehicles,

e Detailing is done by myself and my husband, and no employees will be affiliated with the
detailing activity,

e Restrict detailing to one properly tagged vehicle at a time, and multiple vehicles will not
be visible or insight to neighbors,

e C(Cleaners used in the detailing are not hazardous or kept in large quantities. The products
used are considered "household cleaners" and used as spray and wipe cleaners,

e Atno time will exterior or engine compartment cleaning take place on the property; thus,
detailing activity will produce no wastewater,

e (Carpet and upholstery vacuuming is performed with a standard shop vac. When tested
with a dosimeter, decibel readings are below and within the normal range at neighboring
property lines,

e Detailing will occur during the daytime hours of 8:00 a.m. and 6:00 p.m. Monday
through Saturday.



Mr. Wells, as you can see from our original request, we want to be good neighbors and are
willing to modify the requested activities as outlined above. Please let me know a date after
November 1, 2023, when we can present our modified request for a special use permit to the

Gaines Charter Township Planning Commission.

Thank you,
7

K _g
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