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Introduction 
Project Initiation & Purpose 

The area around the Kalamazoo Avenue and 
84th Street intersection was determined by 
the Gaines Charter Township Planning 
Commission to be an attractive location for 
future development. This is due not only to 
the presence of large undeveloped parcels, 
but also the presence of available public 
utilities, direct access to M-6 and US-131, and 
existing public uses.  These public uses 
include:  Cornerstone Community Church, 
South Christian High School athletic fields, the 
Gaines Charter Township offices, the Kent 
County Sheriff Sub-Station, and Prairie Wolf 
Park. 

In early 2014, Township officials determined it 
was time to create a Sub-Area plan for the 
Kalamazoo Avenue and 84th Street 
intersection, and the 84th Street Corridor 
between Kalamazoo Avenue and Division 
Avenue.  The goal of this document is to 
establish the future character of the area to 
ensure development will be compatible with 
Township objectives, as identified by the 
Public and by Township Officials during the 
planning process. 

The preparation of the Kalamazoo Avenue 
and 84th Street Sub-Area Plan was initiated in 
August of 2014. Gaines Charter Township 
successfully utilized the sub-area planning 
technique in 2008, with the adoption of the 
Dutton Sub-Area Plan and the 100th Street 
Sub-Area Plan. These existing Plans served as 
useful templates for the preparation of the 
Kalamazoo Avenue and 84th Street Sub-Area 
Plan. 

The Sub-Area planning process had a number 
of objectives:  

• Involve and engage Township residents and
landowners through creative participation
techniques in the planning process.

• Create a place of identity for the Township at
the 84th Street and Kalamazoo Avenue
intersection.

• Establish a preferred character for the area
through architectural design and a mixture of
land uses.

• Enhance pedestrian and non-motorized access
along the corridor.

• Preserve natural features such as woodlands,
wetlands, and rural views that exist in the study
area.

• Propose steps and strategies to implement the
plan.

• Incorporate the Sub-Area Plan into the Gaines
Charter Township Master Plan.

Kalamazoo Avenue and 84th Street Intersection (2014) 



2 

Planning Process 

A Planning Advisory Committee (PAC) was 
formed to oversee preparation of the Plan. 
The PAC consisted of Elected Officials, 
Planning Commissioners, two “at large” 
members including a representative from 
South Christian High School and an area 
resident, the Township Planner and Township 
Engineer. 

The first meeting of the PAC was held on 
August 26, 2014 to review the project 
schedule, determine citizen involvement, and 
establish the planning area which is shown on 
Map 1 in the Appendix 6. 

At the initial meeting, PAC members split into 
two groups to identify issues relative to the 
Sub-Area and agree upon the “Guiding 
Principles” which would serve as the 
foundation of the sub-area plan.  

The result of the two group discussions are 
contained in Appendix 1.  The Guiding 
Principles are set forth in the following chart 
(to the right).  

The PAC Committee met for the second time 
on September 23, 2014 to review the results 
from the initial meeting and review maps of 
the study area (See Maps 2-7 in the 
Appendix). The Demographic and Market 
Assessment document was presented at this 
meeting.  

The Committee met again on September 29, 
2014 and prepared two alternative future 
land use options for the study area. These 
alternative plans were shown at the Gaines 
Charter Township Harvest Festival, held on 
October 11, 2014, where a number of 
comments were received from attendees. 

 

Public Engagement Meeting
On October 28, 2014 a Design Alternatives 
Workshop was held to allow Township 
residents, landowners and others interested 
in the planning process to comment on the 
future land use alternatives. A total of 58 
people attended the event.  

Table 1 
Sub-Area Plan 

GUIDING PRINCIPLES 

1. Promote Economic Development.
2. Blended uses/Mixed uses.
3. Mix of Architecture.
4. Non-motorized trails.
5. Gathering spaces for many sizes of

groups/ Establish gathering places.
6. Preservation of natural space and rural

areas.

Planning Commission meets with the PAC Heritage Festival 2014 
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The comments received from the public 
workshop on the alternative land use options 
were discussed by the PAC and the Township 
Planning Commission at a meeting on 
November 18, 2014. Once a preferred future 
land use alternative was determined, the 
preferred alternative was placed on the 
Township web site to gather more public 
input. 

 

Final Adoption 

The PAC met in February and March of 2015 
to review the Draft Plan and measures to 
implement the sub-area plan. Following this, 
the Draft Plan was presented to a joint 
meeting of the Township Board and Planning 
Commission on August 27, 2015. 

The Draft Plan was distributed to adjoining 
communities in accordance with the 
requirements of the Michigan Planning 
Enabling Act.  

On November 19, 2015 the Planning 
Commission held a public hearing preceded 
by an open house at the Township Offices to 
present the Plan in an informal atmosphere.  
The Commission recommended adoption of 
the Plan to the Township Board on December 
17, 2015.   

The Board subsequently adopted the 
Kalamazoo Avenue and 84th Street Sub-Area 
Plan on March 21, 2016. 

Public Engagement Break Out Session 

Public Engagement Meeting Introduction Session 
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Chapter 1 - Existing Conditions 

 

EXISTING LAND USE 

84th Street West of Division Avenue,  
Byron Township  
 
The character of this area is largely influenced 
by existing land uses west of US-131 in Byron 
Township.  

Land uses to the west between Division 
Avenue and the US-131 expressway include: 
industrial uses on the south side of 84th 
Street, while on the north side a large retail 
store (currently Talsma Furniture) and the 
Kent County Road Commission Southwest 
Complex exist. Additionally a vacant parcel 
exists on the northwest corner of the Division 
Avenue and 84th Street intersection, currently 
owned by Wonderland Tire. 

To the west of US-131, a variety of retail and 
service uses exist. Located north of 84th 
Street, a gasoline service station with 
convenience store, hotel, restaurant, auto 
dealership, hospice building, church, and 
attached strip retail exist. Tanger Outlets Mall 
occupies the space where Dome World was 
previously located on the south side of 84th 
Street, west of US-131.   

 

 
84th Street (west of Division Avenue) consists 
of five lanes which includes a center turn 
lane. The posted speed limit in this location 
is 55 miles per hour. 

East Side of Division Avenue  

The study area includes: (1) the lands 
approximately 550 feet south of 84th Street 
where Division Avenue divides to become 
Division Court and (2) the area along Division 
Avenue approximately 2,000 feet north of 
84th Street. Uses to the south include well-
established single family dwellings along the 
east side of Division Court, and smaller 
vacant parcels between Division Avenue and 
Division Court.  

Uses to the north include well-established 
single family dwellings on the east side of 
Division Avenue, as well as a large wooded 
and vacant parcel. The west side of Division 
Avenue (within Byron Township) has primarily 
industrial uses, such as a concrete 

“The character of the west 
section of the sub-area plan is 
largely influenced by the 
existing land uses near US-131 
in Byron Township.” 

Figure 1.  Generalized Land Use, West Portion of Corridor 

 



5 
 

manufacturing facility, self-storage facility, 
tool and die use, and other smaller 
commercial uses. The municipal boundary of 
Gaines Charter Township extends just west of 
Division Avenue in this location; however, uses 
on the west side of Division Avenue are 
primarily located on parcels within Byron 
Township. 

Division Avenue (north of 84th Street) consists 
of four lanes with the addition of a fifth left-
turn lane at the 84th Street intersection. A 
traffic signal exists at this intersection. South 
of 84th Street, Division Avenue is a two-lane 
roadway with the addition of a third left-turn 
lane at the 84th Street intersection. Division 
Court is a two-lane roadway. The posted 
speed limit for Division Avenue at this 
location is 55 miles per hour. 

84th Street, between Division Avenue and 
Eastern Avenue 

The south side of 84th Street features many 
single-family dwellings on larger lots, a 
majority of which are located off private 
residential streets such as Trail Blazer Drive 
and Farview Drive.  A small agricultural use 
(beef cattle) is located within this segment 
and contributes to the rural character of the 
area. 

The only non-residential use in this area is a 
burial monument business and it is operated 
as a home occupation.  

The north side of 84th Street, west of Eastern 
Avenue features a large public use in Earle 
Brewer Park or Brewer Park.  Brewer Park 
offers soccer fields, baseball diamonds, 
basketball and tennis courts, two 18-hole disc 
golf courses, and playground facilities. 
Additionally two rural residential uses exist, 
along with 25 acres of active farmland and 
pasture. One existing homestead features a 
small Friesian Horse farm which contributes 
to the rural character of the area. 

 Located at the southwest corner of the 84th 
Street and Eastern Avenue intersection is a 
undeveloped 68 acre parcel consisting of 
open fields, woodlands, and a single family 
residence located at the southeast corner of 
the property (approximately 2,400 feet south 
of 84th Street).   

Residential developments featuring single 
family homes on smaller lots and attached 
condominiums exist on the northwest corner 
of the intersection where Hawkshead Avenue 
intersects 84th Street in the Stevens Pointe 
development. The presence of this residential 

Figure 2.  Generalized Land Use, Central Portion of Corridor 
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development aids in the transitional feel of 
the study area. 

84th Street in this segment consists of two 
lanes with the addition of a left-hand turn 
lane at Brewer Park Drive and both right and 
left-turn lanes at Eastern Avenue. Tapers exist 
at Trail Blazer Drive, Fairview Drive and 
Hawkshead Avenue. The posted speed limit is 
55 miles per hour. 

84th Street, between Eastern Avenue and 
Kalamazoo Avenue 

Located at the northeast corner of the 
intersection is a vacant one-acre parcel where 
the historic “Cook School” once stood. This 
parcel is directly south of Countryside 
Elementary School which is part of the Byron 
Center School District. Going east on 84th 
Street, active agricultural uses exist over 
approximately 45 acres of land.  This location 
is planned for a suburban residential 
development which will connect the existing 
Cook’s Crossings neighborhood to 84th Street. 
Single-family residential dwellings on larger 
lots are the predominant uses on the south 
side of 84th Street near this location. 

Continuing east on 84th Street towards 
Kalamazoo Avenue on the north side of 84th 
street is 25 acres of active farmland.  This 
location is owned by Gaines Charter Township 
and is known as Cody’s Mill Park 
(undeveloped).  Adjacent to Cody’s Mill Park 
is the Byron Gaines Utility Authority (BGUA) 
Facilities building.  BGUA maintains all public 
utilities in both Byron Township and Gaines 
Charter Township.  East of the BGUA building 
are ten single family homes located over 
approximately 38 acres. 

84th Street and Kalamazoo Avenue, West half 

Gaines Charter Township Offices are located 
at the southwest corner of the intersection of 
84th Street and Kalamazoo Avenue.  The lower 

level of the building houses the Kent County 
Sherriff’s Department South Substation. Open 
fields surround Township Offices where 
Prairie Wolf Park begins. The parks sweeping 
views, along with woodland and wetlands 
associated with Sharp’s Creek dominate these 
lands and contribute to the natural character 
of this area.  

One vacant parcel exists south of the park 
entrance.  84th Street in this location is a two-
lane road, with left-turn lanes added at the 
intersection with Kalamazoo Avenue; posted 
speed limits area are 55 miles per hour. 

84th Street and Kalamazoo Avenue, East half 

The study area in this location extends east 
from Kalamazoo Avenue approximately 3,400 
feet (just over one-half mile). Northeast of 
the intersection, active agricultural exists at 
the corner. The parcel is 10 acres and has a 
farmstead located on half of the property.  
Surrounding that parcel is Cornerstone 
Church, one of the major traffic generators in 
the study area.  North of Cornerstone Church 
is a growing single-family residential 
development known as South Creek. East of  

 

this area features thick woodlands and 
several single family homes along 84th Street.  

Southeast of the intersection, lies a unique 
single-family dwelling within the Dodge 
School building, a restored historic school. 

Welcome Sign to Prairie Wolf Park 
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Large actively farmed parcels (approximately 
180 acres) surround the home. Additionally, 
three single family homes exist south of the 
intersection fronting Kalamazoo Avenue. 

Kalamazoo Avenue in this portion of the study 
consists of two lanes, with a left-turn lane at 
84th Street. Posted speed limits are 55 miles 
per hour. 

 

 

 

 

 

 

 

 

 

 

 

Existing Land Use Summary 

The character west of the Township boundary 
consists of a mixture of uses. The presence of 
the US-131 interchange has largely influenced 
the existing uses at this location. The 
Township anticipates the growth around the 
Division Avenue and 84th Street intersection 
to be largely influenced by Tanger Outlets 
Mall. 

Going East on 84th Street, the character of the 
corridor is considered transitional between 
older single-family residences near the 
Division Avenue and 84th Street intersection 
and transitions to suburban residential 
developments near Eastern Avenue and 84th 
Street. The Township recognizes that though 
limited agricultural uses exist, they are not 
the predominate use.  Brewer Park is the 
largest land user and offers modern 
recreational activities such as baseball 
diamonds, soccer fields, and disc golf courses. 

Near the intersection of 84th Street and 
Kalamazoo Avenue, the largest uses are public 
and institutional. The southeast corner 
contains the largest section of vacant land 
throughout the study area at 180 acres. 

The Existing Land Use Map in Appendix 6 
illustrates current land uses within the study 
area. 

ARCHITECTURAL FORM 

Existing buildings in the study area are 
predominantly single family dwellings 
constructed between 1880 to present day. A 
majority of the homes (57%), were 
constructed after the year 2000. From 1880 – 
1960, 19% of the existing homes in the study 
area were constructed; between 1961 – 2000, 
24% of the existing homes were built.  
Regardless, no single building style presents 
itself as dominant in the study area.   

The Steven’s Pointe neighborhood contains 
both single-family detached dwellings and 

Dodge School, now a Single Family Home 

Figure 3.  Generalized Land Use, East Portion 
Of Corridor 
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single-family attached condominium units. 
Started in 1999, it provides a contemporary 
influence to the study.   

Beginning construction in 2006, the Cook’s 
Crossings neighborhood is well landscaped 
and offers various styles of attached and 
detached housing. The homes feature 
reduced setbacks and place a prioritization on 
beautification and pedestrian access to 
recreational facilities. 

Non-residential buildings occur in various 
locations throughout the study area. The 
most prominent non-residential structure is 
Cornerstone Church which occupies the 
northeast corner of 84th Street and 
Kalamazoo Avenue. The structure is a 
contemporary design with significant parking 
visible from 84th Street and Kalamazoo 
Avenue. Second in prominence is the Gaines 
Charter Township Offices, a large 
contemporary structure on the southwest 
corner of the same intersection. 

Other non-residential structures are scattered 
throughout the study area, including the 
Byron Gaines Utility Authority building and 
existing accessory buildings with various non-
residential uses. 

Lot sizes vary throughout the study area. 
Some lots are less than one-half acre while 
others are over 10 acres. Setbacks also vary, 
ranging from 30 feet (or less) to greater than 
200 feet. In general, lot sizes tend to 
transition from larger lots near Division 
Avenue to smaller lots near Eastern Avenue, 
and increase again near Kalamazoo Avenue 
and 84th Street.  

Summary 

The architectural forms present in the study 
area vary widely from early 19th Century farm 
buildings to large contemporary structures. 
While one overriding architectural character 

of the study area is not present, both 
traditional and contemporary designs may be 
suitable for various locations within the study 
area.  

Architectural form is summarized on the 
Character and Building Forms Map contained 
in the Appendix 6. 

Table 2 
Age of Housing Stock  

In Study Area 

 

 

NATURAL FEATURES 

Topography 

Topography in the study area is gently rolling 
to nearly level. There are no extreme hills as 
one travels 84th Street, Division Avenue, or 
Kalamazoo Avenue within the boundaries of 
the study area. Some variation in topography 
exists where land drops off near Sharp’s 
Creek and its tributaries, which meander 
through the study area in several locations.  

Year Built # of Homes Percent of 
Study Area 

1880 - 1900 9 1% 

1900 - 1920 10 2% 

1921 - 1940 19 3% 

1941- 1950 34 5% 

1951 - 1960 49 8% 

1961 - 1970 27 4% 

1971 - 1980 40 6% 

1981 - 1990 42 7% 

1991 - 2000 42 7% 

2001 - 2010 268 43% 

2011 - 2014 86 14% 

Source: Gaines Charter Township Assessing 
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Streams, Bodies of Water, and Wetlands 

No streams, bodies of water, or wetlands are 
located within the boundary between Division 
Avenue and Eastern Avenue of the study area. 
Wetlands and smaller bodies of water 
associated with Sharp’s Creek are located 
where Sharp’s Creek crosses 84th Street 
approximately 840 feet east of Eastern 
Avenue. Some of these bodies of water are 
the result of excavation while some are 
naturally occurring. 

Sharp’s Creek, its tributaries, and associated 
wetlands occur in the southern portion of the 
study area, west of Kalamazoo Avenue; a 
significant portion of the creek lies within 
Prairie Wolf Park, south of the Gaines Charter 
Township Offices. Sharp’s Creek is a formal  

Kent County Drain for most of its length in the 
study area. A significant area of wetlands 
occurs in the northeast portion of the study 
area, in association with the Brewer Drain, a 
formal Kent County drain. 

Other smaller wetlands and ponds are 
scattered throughout the study area; many of 
the ponds are the result of landowner 
excavation for personal landscaping, or for 
storm water management. 

Of importance is a larger wetland with a 
naturally occurring pond that exists partially 
within and adjacent to the southern boundary 
of the study area east of Kalamazoo Avenue. 
Awareness of this natural area will assist 
when planning for land uses within the study 
area to the north. The Natural Features Map, 
in Appendix 6 illustrates topography, 
wetlands, and bodies of water within the 
study area.  

Woodlands 

Significant stands of woodlands exist within 
the study area. Some of the woodlands exist 

on vacant or primarily vacant parcels, but 
most exist in areas occupied by dwellings. The 
presence of woodlands in the study area 
contributes significantly to the natural 
character of the area.  

 

  

Eastern Avenue and 84th Street Tree Canopy 
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Chapter 2 - Demographic 
Analysis & Market 
Assessment 
As part of the Sub–Area Plan a demographic 
analysis and market assessment were 
prepared. Because the Sub-Area boundary 
does not align with a census boundary (such 
as a municipality, census tract, or block group 
demographic), specific data to the Sub-Area 
was difficult to obtain. A demographic 
analysis was prepared to provide insight into 
the trends and characteristics of two larger 
areas (shown as Group 1 and Group 3), 
utilizing data at various levels of geography.  

Sources for this demographic analysis include 
the U.S. Census Bureau Decennial Census 
Reports, American Community Survey (ACS), 
Bureau of Labor Statistics, and Esri, Inc.  

The information below is a summary of the 10 
page Demographic Analysis and Market 
Assessment prepared for the Kalamazoo 
Avenue and 84th Street Sub-Area Plan. The 
complete report is contained in Appendix 1.  

Much of the information below refers to the 
geographic area illustrated on the map on 
page 11 following this text entitled Census 
Block Areas which encompass the study area 
along both sides of 84th Street.  

DEMOGRAPHIC INFORMATION 

Population Trends 

  The population of Gaines Charter Township 
is expected to increase to 29,692 by 2040 
(18.1% increase). The 2012 population 
estimate for the 10 minute drive-time area 
surrounding the Kalamazoo Avenue and 84th 
Street intersection is 114,860. (See drive time 
map on page 13)  Esri, Inc. projects that the 
population of this area will increase to 
120,059 by 2017, a 4.5 percent increase. 

The following tables and charts summarize 
the household and housing characteristics of 
the sub-area. A household is defined as one 
or more persons living in a dwelling unit. 

2000 2010 Difference 
Sub-Area 

Population 1,806 2,846 56.5% 

Township 
Population 25,146 25.4% 

Median 
Age 

Household 
Size 

Gains Charter 
Township 

35 
years 2.64 

Group 1 31 
years 3.07 

Group 3 43 
years 2.58 

Census Block Groups 

• Group 1: Block Group
#4805.3
Sections 17 and 18

• Group 3: Block Group
#4803.1
Sections 15, 16, 19, 20, 21
& 22

63.50%

26.50%

Total Households- 1,168

No Children

Table 4  
Sub-Area Block Groups- Median Age 

Figure 4  
Households with and without Children 
 

Table 3 
Sub-Area Population 

20,054

Housing Characteristics
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  Figure 5 
Census Block Areas 

Byron Township 
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Housing Characteristics 

Table 5 
Sub-Area Housing Unit, Value and  

Household Income 

 
MARKET ASSESSMENT 

Retail Potential 

Within the primary drive-time trade area, the 
total projected demand for retail products 
(retail trade and food & drink) is 
approximately $1,073,931,335 per year. This 
is compared to a current supply of 
$901,355,622 from approximately 694 
businesses. 

Esri, Inc. estimates that every industry group, 
with the exception of two, has a retail 
demand which exceeds the current supply. 
The two industry groups which have a supply 
that exceeds demand are Electronics & 
Appliance Stores and Health & Personal Care 
Stores. See Chart on Page 9 of Demographic 
Analysis and Market Assessment. 

Residential Potential 

As population continues to grow, there will be 
continued demand for new residential 
housing units. The 42,372 households as of 
2012 within the 10 minute drive time are 

projected to increase to 44,390 households 
by 2017 (a numerical change of 2,018). The 
existing supply of vacant housing units within 
the trade area may absorb some of the 
demand for housing created by these 2,018 
new households. Additional new housing 
units will be needed to accommodate the 
growth, and Gaines Charter Township and the 
Sub-Area have the potential to “capture” a 
percentage of these new households. 

Generally, the consumer household spending 
for the 12 retail goods and services groups 
and sub-groups within the 10 minute primary 
drive-time trade area is lower than national 
average consumer household spending. 
However, the spending potential index (SPI)* 
for most groups and sub-groups is no lower 
than 80, which means consumer spending is 
no more than 20 percent below national 
averages. See Page 9 of Demographic Analysis 
and Market Assessment in the Appendices.  

The following are the sub-groups with the 
*SPI values lower than 80: 

• Men’s apparel and services: 58 
• Women’s apparel and services: 52 
• Children’s apparel and services: 69 
• Footwear: 44 
• Investments: 79 
• Housewares: 79 

 
The following are the sub-groups within the 
10 minute primary drive-time trade area with 
spending potential index values higher than 
the national average: 

• Apparel products and services: 136 
• Miscellaneous video equipment: 104  
• Pets: 110  
 

*SPI is a measure that gauges the spending per 
household within a trade area for particular products or 
services relative to the national average. 

 

Sub-Area Total House Units 1,085 
Single-family Units 782 
Duplexes 22 
Multiple-family units (3 or 
more unit structures) 

10 

Mobile Home Units 271 
  
Township Median Home Value $155,100 
Group 1 $175,000 
Group 3 $157,000 
  
Township Median Household 
Income 

$55,587 

Group 1 $65,357 
Group 3 $64,750 
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Trade Area Delineation 

10 Minute Drive-Time Trade Area Map. 
Totaling approximately 110 square miles, the 
trade area encompasses all of Gaines Charter 
Township and extends into eight adjacent 
municipalities (Grand Rapids, Wyoming, 
Kentwood, Byron Township, Dorr Township, 
Leighton Township, Thornapple Township, 
Caledonia Township and Cascade Township)  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 6 
10 Minute Drive Time Trade Area Map 
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TRAFFIC 

Traffic Volumes  

Existing traffic volumes in the area were 
obtained from the Grand Valley 
Metropolitan Council Traffic Count 
Database. Table 1 provides the average 
daily traffic volumes along 84th Street 
between 2007 and 2014. 

The Township anticipates additional 
traffic near 84th Street and Division 
Avenue due in large part to the Tanger 
Outlets Mall. A traffic impact study was 
completed by URS Corporation, a 
professional engineering company prior 
to construction of the Tanger Outlets 
Mall. The Township utilized this data to 
determine the number of additional 
trips it can anticipate along 84th Street in 
Gaines Charter Township generated by 
the mall.  

The Tanger Outlets Mall is expected to 
produce 1,505 daily trips on an average 
Saturday and 909 daily trips during a 
weekday, to and from the east on 84th Street 
through Gaines Charter Township. During 
weekday afternoon peak hours, the outlet 
center is expected to generate a total of 90 
trips along 84th Street through Gaines Charter 
Township with 46 eastbound and 44 
westbound trips. During the Saturday midday 
peak hour, the outlet center is expected to 
generate a total of 159 trips to/from the east 
on 84th Street through Gaines Charter 
Township with 82 eastbound trips and 77 
westbound trips. Trips east on 84th Street will 
continue to disperse to other area roads such 
as Eastern Avenue and Kalamazoo Avenue, 
removing traffic from 84th Street going east. 

Based upon the impact study completed by 
URS, traffic generated by the Tanger Outlets 

Mall is not expected to negatively impact the 
function of 84th Street at Division Avenue.  

Intersection Capacity 

The Michigan Department of Transportation 
(MDOT) Michigan Intersection Guide (July 
2008) provides estimates for the hourly 
capacity of intersection types. All three 84th 
Street intersections at Division Avenue, 
Eastern Avenue, and Kalamazoo Avenue fall 
under the Four-Leg Intersection or Two-Lane 
Highway category. 

Based on the Tanger Outlets Traffic Impact 
Study, the 84th Street and Division Avenue 
intersection is expected to have 1,401 
vehicles per hour in 2015. By 2025 it is 
estimated to have 1,601 vehicles per hour for 
the entire intersection (this includes a 1.5% 
growth rate per year in addition to the outlet 
mall traffic). When adding the additional 
anticipated traffic, the Division Avenue and 

 2014 2013 2010 2009 2007 

East of 
Division  6743 7325  6950 

West of 
Division 9249  10586   

East of 
Eastern  4970 5457  4645 

West of 
Eastern 6997   6262  

East of 
Kalamazoo 4342     

West of 
Kalamazoo 5119     

West of 
Breton  4091 4037  3780 

 
Table 6 

84th Street Traffic Counts 
 Average Trips per Day along  
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84th Street intersection will still accommodate 
traffic well below its capacity.  

The 84th Street and Eastern Avenue 
intersection is estimated to have a capacity of 
3,700 vehicles per hour. This is based on 
traffic signal control and center left turn lanes 
on all four approaches. Based on traffic 
volumes available in the area, it is estimated 
that this intersection carries a total of 1,003 
vehicles per hour, significantly less than its 
estimated capacity. Even with adding the 
outlet center peak hour trips, the intersection 
is expected to carry less volume than 
capacity.  

The 84th Street and Kalamazoo Avenue 
intersection is estimated to have a capacity of 
1,600 vehicles per hour for the entire 
intersection, based on the presence of a four-
way stop and center left turn lanes on all four 
approaches. Counts from adjacent 
intersections such as Eastern, 76th Street, and 
Breton were utilized to estimate the traffic 
volume through the Kalamazoo and 84th 
intersection. It is estimated that roughly 1,115 
vehicles per hour go through this intersection 
which is also less than its carrying capacity.  

Crash Analysis  

Crash data was obtained to determine the 
crash history for the 84th Street area 
intersections. Crash data was obtained from 
the Traffic Improvement Association of 
Michigan for the years 2011 through 2013. 
The data provides important details of each 
crash including crash type, severity, the 
special circumstances of the collision, 
conditions of the roadway surface, and the 
resulting injuries and property damage. The 
data can be used to identify roadway-related 
causes of crashes and other traffic safety 
problems. The data indicates the following: 

• The intersection of 84th Street and 
Division Avenue was found to have 20 
crashes in the three year period 
resulting in an average of 6.67 
crashes per year. Eleven (55 percent) 
of these crashes were angle crashes, 
five crashes (25 percent) were head-
on left-turn crashes, three crashes (15 
percent) were rear-end crashes, and 
one crash (5 percent) was a single-
vehicle crash. There were a reported 
seven injuries and no fatalities in the 
three year period.  

• The intersection of Eastern Avenue 
and 84th Street was found to have 5 
crashes in the three year period 
resulting in 1.67 crashes per year. 
Three (60 percent) of these crashes 
were angle crashes while the other 
two crashes (40 percent) were rear-
end crashes. There were two injuries 
reported and no fatalities 

• The intersection of Kalamazoo and 
84th Street was found to have 8 
crashes in the three year period 
resulting in 2.67 crashes per year. 
Seven (87.5%) of these crashes were 
angle crashes and the other crash was 
a rear-end crash. There were 3 
injuries reported which all occurred in 
one crash. There were no fatalities in 
this three-year period. 

Table 6, on the next page shows the average 
number of crashes per year at each of the 84th 
Street intersections and the average annual 
crash frequency for its peer group in the 
State. A peer group refers intersection 
locations in Michigan that have a similar 
nature and characteristics. The characteristics 
utilized to determine similar intersections 
include: geographic location, average daily 
traffic levels, intersection traffic control, and 
number of lanes. 
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The crash data obtained for that analysis 
shows that for the Kalamazoo and 84th Street 
intersection, the average number of crashes is 
greater than its peer group’s average.   

A second source of crash data for 
intersections is MDOT’s Michigan Intersection 
Guide (July 2008).  It provides historical crash 
data for various types of intersections on the 
state trunk line system. It includes the 
average number of crashes and crash types 
for different types of intersections at different 
average daily traffic (ADT) levels.  

The Guide reveals that the intersection of 84th 
Street and Kalamazoo Avenue has a higher 
number of average crashes per year than its 
respective peer group. The 84th Street and 
Division intersection, and the 84th and Eastern 
Intersection are however, both under their 
respective peer group in numbers of crashes. 
As mentioned, the peer group averages are 
based on average daily traffic volumes, type 
of intersection, traffic control, and specific 
region of state.  

The Kalamazoo Avenue and 84th Street 
intersection experiences under 10,000 
vehicles per day, yet averages 2.67 crashes 
per year.  The average number of crashes for 
a similar type of intersection in Michigan is 
1.63 per year.  

 

 

 

 

 

 

 

 

 

A third source of intersection crash data is the 
Traffic Improvement Association of Michigan.  
It records and categorizes traffic collisions in 
each community throughout the state. For 
this study, information for the top 25 crash 
frequency locations in Gaines Charter 
Township (within a 3-year period) were 
obtained and the only intersection along 84th 
Street that is listed is the Kalamazoo Avenue 
and 84th Street intersection. It ranked number 
16 with a   total of 8 crashes. Seven of the 8 
crashes at the 84th Street and Kalamazoo 
Avenue intersection were angle type crashes 
(side impacts or T-bones) as opposed to rear 
end or head on impacts. Three of the seven 
crashes occurred on wet, icy, or snowy roads.  

 

 

 

  

Intersection 
Average No. 

of 
Crashes/year 

*Peer Group 
Crashes/year 

84th Street 
and Division 

Avenue 
6.67 7.84 

84th Street 
and Eastern 

Avenue 
1.67 2.84 

84th Street 
and 

Kalamazoo 
Avenue 

2.67 0.58 

Table 7 
Intersection Collisions 
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Figure 7 
2010 POPULATION DISTRIBUTION BY 

GROUPED CENSUS BLOCKS 

Chapter 3- U.S.  
Census Demographics  
 
Population: 

Table 8 
Township Population 1970-2010 

Year Population Increase 

2010 25,146 38.3% 

2000 20,112 38.3% 

1990 14,533 40% 

1980 10,364 17.80% 

1970 8,794 n/a 

 

The total population of Gaines Charter 
Township is listed in the 2010 census as 
25,146 people. To the right is a map 
illustrating the population counts for specific 
sections within for Township.  

A map illustrating the gross population 
density within these sections is shown to the 
right. These numbers were calculated by 
dividing the total area’s population by the 
acreage of each section. 

The maps illustrate that the greatest 
population density is in the northwest quarter 
of the township; with the least dense areas 
along Patterson Avenue at the Township’s 
eastern border and 108th Street at the 
southern border. This map shows that 80% of 
the Gaines Charter Township population 
resides north of 76th   Street.   

 

 

  

Figure 8 
2010 POPULATION DENSITY 

BY PERSONS PER 1 ACRE 
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Age Characteristics 

The median age of Gaines Charter Township 
in 2010 was 34.8 years old. 

This number is up from 2000 where the 
median age was 32.5 years. This illustrates 
the population growth has remained 
relatively steady over the past 10 years. This 
age range is regarded as being prime for 
career attainment and family rearing. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 2000 Age Distribution 2010 Age Distribution 2010 vs. 2000 

Age Population % Total Population % Total Difference % Difference 

Under 19 6339 31.5% 7575 30.1% 1236 19.5% 
20 to 24 1383 6.9% 1613 6.4% 230 16.6% 
25 - 54 8879 44.1% 10711 42.7% 1832 20.6% 
55 - 64 1621 8.1% 2600 10.3% 979 60% 

Over 65 1890 9.4% 2647 10.5% 757 40% 
Totals 20112 100% 25146 100.0% 5034 25% 

1,972
1,831

1,864
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1,613
1,828
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Figure 10
Gaines Charter Township Population

Figure 9 
2010 Gaines Charter 

Township 
Age Distribution 

Table 9 
Gaines Charter Township Age Characteristics  
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Regional Comparisons 

The Township comprises 4.2% of the total 
population of Kent County (602,622 people). 
Comparing Gaines Charter Township to other 
Townships and Cities in Kent County, Gaines 
was the fifth most populated municipality in 
2010, behind the Cities of Grand Rapids, 
Kentwood, Wyoming, and Plainfield 
Township. This is up one position from the 
year 2000 where Gaines Charter Township 
was the sixth largest municipality (behind the 
City of Walker) in Kent County.  

 

 

 

 

 

 

 

 

 

 

 

 

State of Michigan 

When looking at a State comparison, Gaines 
Charter Township is ranked as the 57th fastest 
growing municipality between the years 2000 
and 2010 and also the 75th most populated 
community in Michigan. This ranking is up 
from the year 2000 when Gaines Charter 
Township was considered the 92nd most 
populated municipality in Michigan. 

  

Regional Population Growth 1990 – 2010 
 1990 2000 Difference Increase 2010 Difference Increase 

Kent County 500,631 574,355 73,724 14.7%  602,622 28,287 4.9% 
City of Wyoming 63,891 69,368 5,477 8.6% 72,125 2,757 4.0% 
City of Kentwood 38,193 45,255 7,062 18.5% 48,707 3,452 7.6% 
Gaines Charter 

Township 14,533 20,112 5,579 38.4% 25,146 5,034 25.0% 

Byron Township 13,235 17,553 4,318 32.6% 20,317 2,764 15.7% 
Caledonia 
Township 6,254 8,964 2,710 43.3% 12,332 3,368 37.6% 

Leighton 
Township 3,069 3,652 583 19.0% 4,934 1,282 35.1% 

Caledonia Village 885 1,102 217 25.0% 1,511 409 37.1% 

Historic Regional Population Growth 1970 – 1990 
 1970 1980 Increase 1990 Increase 

Kent County 411,044 444,506 8.1% 500,631 12.6% 
City of Wyoming 56,560 59,616 5.4% 63,891 7.2% 
City of Kentwood 20,310 30,438 49.9% 38,193 25.5% 
Gaines Charter 

Township 8,794 10,364 17.9% 14,533 40.2% 

Byron Township 7,493 10,104 34.8% 13,235 31.0% 
Caledonia 
Township 3,126 4,205 34.5% 6,254 48.7% 

Leighton Township 2,354 2,772 18.0% 3,069 11.0% 

Caledonia Village 716 722 1.0% 885 23.0% 

Table 10 

Table 11 
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Ethnicity 

Over the last ten years the Township’s 
population has become more diverse. The 
majority ethnicity has gone from 89.3% in 
2000 to 80.5% in 2010. The African American, 
Asian, and Multi-national population have 
more than doubled in the past 10 years. Many 
different nationalities from across the 
continent of Asia are represented within 
Gaines Charter Township.  Vietnamese 
ancestry is the most prevalent at 63% of the 
Asian demographic. As the West Michigan 
region continues to grow, the economic 
climate is set to attract a more diverse 
populace. It can be anticipated that the 
Region and Gaines Charter Township will 
continue to become more diverse. 

Ancestry  

Dutch, German, Irish, English, and Polish, in 
the year 2000 continue to be the most 
represented ethnicities in Gaines Charter 
Township making up roughly 70% of the total 
population’s heritage. 

 

Ethnicity 2000 % Population 2010 % Population  Difference % Difference 

Caucasian 17,960 89.3% 20,236 80.5%  2,276 12.7% 

African American 1,058 5.3% 2,338 9.3%  1,280 121.0% 
Asian 418 2.1% 1,169 4.6%  751 179.7% 

 Other Race 204 1.0% 600 2.4%  396 194.1% 
Two or More Races 366 1.8% 676 2.7%  310 84.7% 

American Indian, 
Alaska Native, 

Native Hawaiian 
106 0.5% 127 0.5% 

 

21 19.8% 

Totals 20,112  25,146   5,034 25% 

 

80%

9%

5% 2%

3%

1% Caucasian

African American

Asian

 Other Race

Two or More Races

American Indian, Alaska
Native, Native Hawaiian

Table 12 
Gaines Charter Township Ethnic Makeup 

45.2%

25.4%

14.9%

8.3%
6.2%

Caucasian, 45.2%

African American, 25.4%

Asian, 14.9%

 Other Race, 7.9%

Two or More Races, 6.2%

Figure 11 
Ethnic Heritage of Gaines Charter 

Township Residents: 2010 

Figure 12 
Ethnic Heritage of 2010 

New Residents 
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As of 2010, there were 12,806 females 
totalling 50.9% of the population. 
Additionally, 12,340 males represent 49.1 % 
of the population in Gaines Charter Township. 

 

 

 

 

  

Figure 13 
2010 Gaines Charter Township 

Female to Male Population Ratio 

Figure 14 
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50.9 % 

Male 
49.1 % 
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Income: 

 

The US Census Bureau lists the 2011 
median income level for households in 
Gaines Charter Township at $54,146. 
This is ahead of the median income for 
both Kent County at $50,801 and the 
State of Michigan at $48,669.  This is an 
11.6% increase in median household 
income over the past 10 years.  To the 
right is a chart comparing the regional 
incomes of other local municipalities 
near Gaines Charter Township.  
 
Shown below are Census Tract groupings 
illustrating the median income levels for 
specific areas within the Township. 
 

 

 

 

 

 

 

 

Regional Income Comparisons 

Caledonia Township $78,690 

Leighton Township $59,506 

Byron Township $57,310 

Gaines Charter Township $55,929 

Kent County $51,667 

City of Kentwood $48,368 

State of Michigan $48,411 

Figure 15 
Median Income by Location 

Gaines Charter Township 
 

Table 13 
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Education: 

Education data for the Township shows 
the adult population is becoming more 
educated. The greatest increases are 
found in the three post high school 
education categories, with 29% of the 
population attaining a bachelor 
degree or better. 

It is important to note that the 
percentage of those who have yet to 
obtain a high school degree has 
declined over the past ten years. 
 
This decline could be caused by two 
situations:  
1. Younger residents are achieving 

higher levels of education than in 
previous years.  
 

2. Older populations which may have 
not had an opportunity for a high 
school education are dwindling. 

  

Less than 
9th Grade

3%

9th to 12th 
Grade, No 
Diploma

7%

High School 
Graduate 
(Including 

Equivalency)
28%

Some 
College, No 

Degree
23%

Associates 
Degree

9%

Bachhelor's 
Degree

20%

Graduate or 
Professional 

Degree
10%

2010: Education Attainment
of Population 25 years and Over

Education Attainment of Adults 25 Years and Older 

 2000 2010 % Gaines Township 
Population 

Kent 
County Michigan 

Population of 25 Years of Age 12,289 15,299  388,879 6,594,586 

Less than 9th Grade 557 465 3% 4% 3.4% 

9th – 12th Grade, no diploma 1,207 1,009 6.4% 6.6% 7.7% 

High School Graduate (includes 
equivalency) 4,020 4,248 27.7% 26.4% 30.4% 

Some College, no degree 2,960 3,516 22.8% 22.6% 24% 

Associate’s Degree 959 1,440 10.1% 8.6% 8.6% 

Bachelor’s Degree 1,763 3,132 19.8% 21% 15.9% 

Graduate or Professional Degree 823 1,489 10.2% 10.7% 10% 

 

Figure 16 

Table 14 
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Housing: 

The total number of Gaines Charter 
Township households in 2010 is listed 
at 9,866 units. This is an increase of 
26.7% from the previous census year. 
Family households comprised 73% of 
total households in Gaines Charter 
Township in 2010. The average 
township household size is 2.69 
people per home, with an average 
family household size of 3.15 people 
per home. This number is up nearly 
5% from 2000 where family 
households comprised roughly 68% of 
the total households in Gaines 
Charter Township.  

The average median home price 
increased significantly over the past 
ten years to $162,600; more than 
doubling the 2000 total. The total 
vacancy rate for Gaines Charter 
Township in 2010 was 646 units or 
6.5% of the total housing stock. This is 
an increase from the 2.8% vacancy 
rate from the year 2000, but is less 
than the Kent County vacancy rate of 
7.9%.  

Interesting to note is the 21% increase in 
rental properties over the last ten years. One 
concludes that a slight trend of converting 
owner occupied single family homes to rental 
units has risen over the last ten years. This 
may be due to the economic downturn and 
housing crisis which hit the country in late 
2007.  

Proportionality there are still less rental 
housing options available in 2010 than in 
2000. In 2010, 26.5% of the total available 
housing was renter occupied; in 2000 rental 
housing comprised 27.8% of the total housing 
available in Gaines Charter Township.  

 

 

Gaines Charter Township Housing Profile 2000 vs. 2010 

 2000 2010 % Increase 

Median Value $78,271 $162,600 107.7% 

Total Housing Units 7,789 9,866 26.7% 

Owner Occupied 
Households 7,501 9,220 22.9% 

Family Occupied 
Households 5,321 6,740 26.7% 

Renter Occupied 
Households 2,162 2,617 21% 

Vacant Housing 
Units 288 646 124.3% 

Average household 
size 2.64 2.69 1.8% 

Average family size 3.12 3.15 0.9% 

Regional Homeowner and  
Rental Vacancy Rates 

 Owner 
Occupied Rental 

Kent County 2.7% 7.2% 

Gaines Charter 
Township 4.1% 3.1% 

Byron Township 0.7% 10.6% 

Caledonia 
Township 1.2% 2.9% 

City of Wyoming 4.2% 6.5% 

City of Kentwood 2.7% 6.4% 

Leighton Township 6.1% 0.0% 

 

Table 15 

Table 16 
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Township State Equalized Value (SEV) 
Data:  

Using data provided by the Township 
Assessor and the Grand Valley Metro 
Council’s REGIS Center, Township staff has 
determined that in 2013, the Median SEV for 
Single Family Residence (SFR) was $74,600; 
which translates to a Median Market Value 
of $149,200. This is a difference of $13,400 
or 8.2% from the Median home price 
provided by the US Census and the American 
Community Survey of 162,600. 

This number was found by reviewing the SEV 
of all 5,497 SFR properties in Gaines Charter 
Township. Calculating the average SEV 
($83,456), determining the standard deviation 
of the data (the number calculated to indicate 
the extent of deviation from the mean), and 
identifying the upper and lower outliers 
(property SEV too far from the average SEV 
that their presence in a dataset can skew the 
results). For example, one property which 
abuts 68th Street, Hanna Lake Avenue, and 
Dutton Avenue has a SEV of $975,800. For 
this property the value is tied more to the 
land than the home, so it was removed. 

The two outliers were determined as two 
times the STD, plus the mean (upper outlier 
SEV = $163,015.21), and minus the mean 
(lower outlier SEV = $3,897.10). 

Once these parameters were defined, all 
numbers above the upper outlier SEV and 
below the lower outlier SEV were removed. 
This removed 198 properties from the data 
set. 

Resident Retention: 

It is estimated that approximately 10% of new 
homes built between years 2000 – 2010 were 
constructed by existing Township residents. 
These individuals may consist of younger 
people deciding to stay in the Township once 
reaching adulthood, or perhaps adult 
residents who constructed newer homes 
within the Township. This conclusion was 
drawn by dividing the population increase of 
5,034 people by the 2010 average household 
size of 2.69 persons. The sum of 1,872 is the 
number of housing units one can anticipate 
for 5,034 new residents. Then by subtracting 
1,872 units from the actual 2010 housing 
increase of 2,077 units, the sum of 205 units 
represents the total number of new homes 
built by persons residing in the Township in 
2000 or approximately 10% of the 2,077 new 
units recorded. 

 

 

 

 

 

 

 

 

Median Home Value: 2010 Census Blocks 

Figure 17 

Figure 18 
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Chapter 4- Public 
Involvement 
An important objective of the Sub-Area Plan 
process is meaningful engagement from those 
most affected by the results. The Township 
utilized a number of methods to encourage 
and engage participation. 

In late August 2014, prior to the initial 
meeting of the Planning Advisory Committee 
(PAC), an interactive tool was created and 
attached to the Gaines Charter Township 
website.  Community Remarks © is a map 
based public input portal that allowed 
interested persons to submit comments 
related to a specific site or geographic area. 
Participants were able to view and vote on 
other user submitted comments. 

Appendix 2 presents a summary of 
Community Remarks® feedback including a 
map keyed to the comments.  

The PAC selected the following topics for 
comments. The number following each topic 
represents the number of comments received 
for that topic.  

• Commercial and Office; (14)
• Infrastructure; (3)
• Motorized Transportation; (0)
• Non-Motorized Transportation; (8)
• Public Safety; (0)
• Parks and Public Spaces; (17)
• Agriculture/Agri-Business; (4)
• Environment; (4)
• Housing; (8)
• Culture; (1)

Appendix 3 contains a complete list of all 
comments received through December of 
2014. The Preferred Future Land Use Option 
was also posted on Community Remarks® to 
solicit public feedback.  

Harvest Fest 

On October 11, 2014 the Township held its 
annual Harvest Festival outside of the 
Township Offices. A booth was set up by the 
Planning Department to present the 
Alternative Future Land Use Option drawings 
for the Sub-Area prepared by the Planning 
Advisory Committee on September 29th.  A 
number of comments were received and later 
added to the Community Remarks® website.  

In September of 2014 approximately 850 
postcards were sent to landowners, residents, 
and taxpayers within and adjacent to the Sub-
Area.  The post cards presented information 
on the planning process and invited people to 
the Public engagement workshop on October 
28, 2014(a copy of the postcard is presented 
as Figure 19). The Public Engagement 
Workshop on October 28, 2014 attracted 58 
residents, landowners and others who viewed 
large maps of the two future land use 
alternatives prepared by the PAC.   

Attendees were encouraged to write their 
comments directly on either the maps or a 
comment sheet. The comments were 
summarized for the PAC meeting on 
November 18, 2014 and were useful in 
helping the PAC narrow the two alternatives 
to one preferred option.  The results of the 
Public Engagement Workshop are contained 
in Appendix 4, and Appendix 5 contains the 
Combined Summary of the Public 
Engagement Workshop and Community 
Remarks Results. 
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Figure 20  
Website Excerpt 

 

Figure 19 
Public Workshop Notice 
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Chapter 5- Preferred Land 
Use Options 
This chapter contains recommendations 
which will guide the development of the 84th 
Street corridor in coming years. These 
recommendations were based on the Guiding 
Principles listed below and were developed 
by the Planning Advisory Committee based on 
comments from the many Gaines Charter 
Township residents who participated in the 
planning process by attending the public 
workshop and public hearing, or by posting 
comments on the Community Remarks® 
website. Other factors which influenced 
future land use designation include natural 
features, availability of public utilities, existing 
land uses and parcel sizes.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 
 
 
 
 

 
 
 
Future Land Use Designations and 
Descriptions 
 
The Future Land Use Map found at the end of 
Appendix 6 presents a number of different 
future land use classifications. The map is a 
schematic of the preferred mix of land uses at 
a point 20 years in the future. It is, by 
definition, more conceptual than the Existing 
Land Use map, and by design, is not intended 
to be a zoning map. The mapped location of a 
change from one category of land use to 
another and that which eventually occurs on 
the ground in the future may not be the 
same. The change may be transitional and 
from a more legalistic zoning perspective, the 
timing, sequencing, and precise boundaries 
will be shaped by the compatibility and 
suitability of specific land uses, site 
characteristics, market conditions, 
demographic changes, economic events and 
other factors. The Future Land Use Map 
should therefore be interpreted at arm’s 
length, or as some have put it, from 20,000 to 
30,000 feet rather than from “on the ground.”  

It follows that the delineation of future land 
use classifications does not automatically 
change the zoning for that area. If a property 
or area within a Future Land Use designation 
does not match the current zoning, a rezoning 
process to change to zoning class that most 
closely matches the Future Land Use 
designation must occur. During that process 
the determinations will be made as to 
whether a property is in fact suitable and 
otherwise ready for development as indicated 
on the Future Land Use map. The rezoning 
process may be completed by either the 
Township or the property owner, but in either 
case it is a prerequisite and until that time, 
the current zoning will prevail.  

Table 17 
Sub-Area Plan 

GUIDING PRINCIPLES 
 

1. Promote Economic 
Development. 

2. Blended uses/Mixed uses. 
3. Mix of Architecture. 
4. Non-motorized trails. 
5. Gathering spaces for many sizes 

of groups/ Establish gathering 
places. 

6. Preservation of natural space 
and rural areas. 

7. “Cherry pie-comfort” (This Principle 
could be combined with other 
Principles such as “Promote 
Economic Development “or 
“Gathering spaces…” ) 
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The following narrative explains the type, 
intensity, and location of proposed land use 
categories. 

Low Density Residential (LDR): 

The Low Density Residential (LDR) designation 
on Sub-Area Plan represents the area where 
single family residential housing densities of 
up to four (4) dwelling units per acre are 
planned, but where a broad range of densities 
and lot sizes will occur.  

On the higher density end of the spectrum of 
lot size and density within the LDR area will 
be the subdivision style of development 
allowed by the Township’s RL-10 and RL-14 
zoning districts. The difference between those 
districts is lot size. In the RL-10 district, 
subdivision lots as small as 10,000 square feet 
are permitted, and in the RL-14 District the 
minimum is 14,000 square feet. It is within 
developments that are zoned RL-10 that the 
densities of up to 4 units per acre may be 
achieved. 

 In the RL-10 and RL-14 developments 
(typically site condominium or platted 
subdivisions), single family detached homes 
supported by public utilities, street trees and 
sidewalks will be the norm. 

On the lower density end of the LDR 
spectrum, existing and new large lot splits and 
private street development of 1-5 acres will 
prevail. The RL-14 and AR Agricultural-Rural 
Residential zoning classifications are 
envisioned as the two primary zoning districts 
used in support of those types of 
development, but public utilities, sidewalks 
and street trees will not be prerequisites 
unless platting or the site condominium 
approach to development triggers those 
requirements. 

There are two areas north of 84th Street that 
are designated LDR. Both areas are adjacent 

to existing subdivisions having relatively 
smaller lots, and both can be readily served 
by public utilities. For reasons of 
compatibility, the density achieved under the 
RL-14 zoning designation (10,000 to 40,000 
square foot lots) is considered most 
appropriate for the areas adjacent to Brewer 
Park, but depending on design and layout, the 
RL -10 (10,000 to 14,000 square foot lots) 
might also be appropriate. Accordingly, the 
LDR area located east of Countryside 
Elementary School is recommended for the 
smaller range of lot sizes afforded by the LR-
10 Zoning District. This area is part of the 
Cook’s Crossing PUD (Planned Unit 
Development). 

The sub-area plan also recommends extensive 
LDR areas on the south side of 84th Street.  

The Character and Forms Map in Appendix 6 
describes the existing character of these areas 
along and south of 84th Street as follows: 

• Rural Residential predominates 
• Limited agricultural uses and structures 
• Suburban influence 
• Primarily mid to late 20th century homes 

(suburban recent) 
• Some non-farm early 20th Century homes; 

some farm homes 
• Lot sizes vary from 1-5 acres to 10+ acres 
• Setbacks primarily 60-100’; some 200’or 

greater 
 

The existing zoning of these areas is a 
combination of RL-14 Single Family 
Residential(primarily from Eastern Avenue to 
Division Avenue),  and A-R Agricultural-Rural 
Residential (between Kalamazoo Avenue and 
Eastern Avenue and including the west side of 
Eastern Avenue south of 84th  Street).  

The RL-14 zone allows lot sizes of 14,000 
square feet and larger with 80 foot lots 
widths if sanitary sewer is available.  Without 
sewer, the minimum lot area is 21,780 square 
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feet (one-half acre) with lot widths of 100 
feet. The minimum lot size for the A-R zone is 
80,000 sq. ft. with 200 feet of lot width.  

Leaving the existing A-R zoning in place will of 
course continue to enable the creation of new 
larger lots well in excess of those allowed by 
the RL-14 Zoning, and doing so will be 
consistent with the Subarea Plan’s objective 
of maintaining the character of this portion of 
84th Street, as well as that portion of Eastern 
Avenue south of 84th Street.  

Also consistent with the Plan’s objectives for 
the area will be new LDR developments at up 
to 4 units per acre, so long as public utilities 
and the full range of amenities are provided. 
Even with these policies in place the 
Township can be confident that the overall 
character of this segment of 84th Street will be 
retained. Experience has shown that the 
existing highly fragmented pattern and 
generally 1 to 5 acre parcel sizes along the 
south side of the corridor will make further 
development at the higher densities very 
difficult. It is expected that only the owners or 
developers of the larger tracts of perhaps 10 
acres and more will seek RL-14 or similar 
zoning. 

 

Additional Large Lot LDR Planned Area 

LDR is also planned for the peripheral portion 
of the study area located at the southeast 
quadrant of 84th Street and Kalamazoo 

Avenue. Its purpose is to serve as a transition 
from the proposed Medium Density 
Residential and Mixed Use areas closer to the 
intersection, to the more rural lands south 
and east of the study area.  

The LDR is an appropriate designation due to 
the proximity of public water and sewer, the 
amenities offered by the nearby Township 
complex, and accessibility to shopping and 
work places via Kalamazoo Avenue and 84th 
Street to nearby highways.  

The Plan recommends single family homes on 
lots which would range in size from 14,000 
square feet to one-half acre. This would be a 
lower density than the LDR areas proposed 
north of 84th street, but still consistent with 
the density range of 1-4 units per acre 
recommended for the LDR category in the 
2002 Master Plan. 

This LDR planned area could be developed 
with a mix of lot sizes in a conventional 
subdivision design or in a cluster open space 
type development provided the average 
density was between one and four units per 
acre.  

Larger lots should be located on the periphery 
abutting the adjacent agricultural land.  Such 
lots should include greater lot depth to 
separate dwellings from adjacent farming 
activities. Consideration should be given to 
the creation and retention of a vegetation 
strip along the perimeter of the LDR area. 
Open space should be provided to 
accommodate walking trials, passive 
recreation, and the preservation of natural 
features. New zoning regulations or policies 
may be needed to guide development as 
recommended by the Plan. 

Medium Density Residential (MDR): 

Characterized by small-lot, detached single 
family residences and attached single family 
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condominium style townhouse 
developments, the proposed MDR land use 
category is intended to enable compact, 
walkable residential neighbors. MDR areas 
are located in close proximity to planned 
commercial and mixed use areas and as a 
transition between arterial streets and LDR 
areas.  

As conceived, the new MDR District will 
enable development with a net residential 
density of between 4 and 6 six dwelling units 
per acre (3.2 to 4.6 gross du/acre) within the 
areas identified on the Future Land Use map.  
The district would be typified by single family 
lots in the range of between approximately 
7,500 and 10,000 square feet, lot widths as 
low as 60 feet and minimum setbacks 
commensurate with the reduced lot sizes.  
The MDR land use category provides for a 
density of residential development that is not 
presently supported by existing Township 
planning and zoning provisions. Currently, the 
only existing Zoning District which permits 
this density is the R-3 (Multi-Family 
Residential) District. The R-3’s standards 
permit residential densities greater than the 
those recommended by this plan (up to 11.6 
units per acre) however, and do not provide 
assurances that the areas planned for 
Medium Density will be developed at the  
intended density of 6 units per acre or less. 
Nor do existing R-3 District provisions allow 
for the requisite controls to achieve the 
desired architectural and housing styles. 

It is recommended that the new zoning 
district provisions and design standards place 
a high priority on pedestrian facilities, 
architectural design, and an interconnected 
street system. Additional provisions designed 
to facilitate condominium and attached single 
family dwellings such as row houses or 
townhouses should also be included.  

Development of each of the MDR areas 
indicated should be viewed independently 
and be designed to complement surrounding 
existing and future land uses. For this reason, 
inclusion of this density of development as an 
element of a larger scale, mixed use 
development could also be used to 
implement the intent of the MDR District. 

Each MDR development should be serviced by 
public utilities, include sidewalks on both 
sides of the street, feature street trees, and 
include public spaces that to some degree 
compensates for the smaller lot size and 
increased compactness of dwellings.  The 
MDR District should place a high priority on 
street and sidewalk connectivity to adjacent 
Mixed Use development and LDR areas.  The 
streets may be configured in a variety of ways 

depending on the style of the building; for 
instance a row of townhouses may utilize a 
grid pattern made up of streets and alleys, 
while attached condominiums could be 
configured to include shallow cul-de-sacs. 

Mixed Use (MX) 

A major component of the Sub-Area Plan is 
the recommendation for a Mixed Use or MX 
District. This classification fulfills all of the 
Guiding Principles listed at the beginning of 
this chapter. The Future Land Use map 
illustrates four locations for MX development.  
Three of these locations are adjacent to the 
84th Street and Kalamazoo Avenue 
intersection, and the fourth along South 
Division Avenue, north of 84th Street. 
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The intent of the MX District is to create by 
design, a blend of structures and uses which 
are compatible in both form and function, 
thus allowing residential and more intense 
uses to coexist in the same area. 

 

 

 

 

 

 

 

The elements of a Mixed Use district include: 

• Strong architectural design standards 
• A sense of place and community 
• Multi-story Buildings with shared uses, 

such as residential and office or 
commercial in one building 

• Wide Sidewalks 
• Pedestrian Scale Street Lighting 
• Accessibility to existing parks or new 

plazas and gathering places 
• Limited front yard parking with a majority 

of parking in the rear or side yard 
• Varying setback requirements dependent 

upon the building type, height; and 
location 

• Restaurants with outdoor dining areas 
• Attached town homes 

• Assisted living within walkable 
neighborhoods 

Mixed use buildings should typically be 
designed and constructed with more than one 
use in a form or building.  If a single user is 
present, the design of the building should 
easily permit repurposing of the structure 
into a multi-use facility. Regardless, a 
completely residential use may be 
appropriate in some instances. Compatibility 
between uses provides a variety of services in 
one location and makes walking desirable 
between uses. Green space should be 
interspersed throughout and the buildings 
should be located and designed to create a 
sense of place.  

Stand-alone commercial strip malls designed 
for drive-thru business and to attract drive-by 
traffic do not align with the above description 
for a Mixed Use development. 

84th Street and Kalamazoo Avenue 

Comments from the public workshop favored 
a mixed use development concept on each of 
the three corners as noted on the Future Land 
Use map. Building design and placement 
standards enhancing the aesthetic 
appearance were also determined important 
at this intersection. 

The arrangement and parcel sizes which make 
up the northwest corner of the 84th Street 
and Kalamazoo Intersection, along with the 
existence of a pond and the adjacent athletic 
fields of South Christian High School, make 
this a challenging area for a single mixed use 
development project.  It is likely that this area 
may develop with separate projects over a 
number of years. 

Proper oversight by the Township will be 
needed to ensure that separate projects 
blend into an overall Mixed Use 
neighborhood. Suitable transitions will need 
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to be in place to ensure compatibility, safe 
and convenient pedestrian facilities, and 
proper vehicle accommodations.  

84th Street and Division Avenue 

A Mixed Use classification is recommended 
along the east side of Division Avenue just 
north of 84th Street. This vacant wooded site, 
currently zoned RL-14, contains a wetland 
along the east end and abuts Brewer Park 
Condominiums, a residential attached 
condominium neighborhood on the north. A 
future General Commercial designation is 
planned to the south of the Mixed Use area. 
The Mixed Use area should provide a suitable 
transition between the existing residential 
use and the proposed General Commercial 
area. 

A non-motorized trail is recommended to 
traverse the site to connect with Brewer Park 
and Division Avenue. Sidewalks and street 
trees along Division Avenue should be 
provided in any future development. The site 
could be developed under the existing RL-14 
zoning category but the uses recommended 
by the Plan would be more suitable given the 
terrain and adjacent land uses.  
 
Summary 

The Mixed Use District requires careful 
planning and flexible regulatory tools to guide 
the design and composition of future uses.  
Development should be constructed to 
complement each area and its existing uses in 
an effort to enhance the community feel 
desired by the Township and its residents.   

The Plan recommends that these regulations 
be prepared and adopted by the Township so 
proper implementation measures are in place 
to guide development in accordance with the 
Plan. The regulations would be worded to 
achieve the elements of a Mixed Use project 
listed on the previous pages. 

New regulations should include standards 
establishing a minimum land area needed to 
develop a mixed use project.  Regulations 
should highlight both wanted and unwanted 
land uses and put in place standards to 
ensure that any phase of a project would 
include more than one type of land use.  

Residential Density within the Mixed Use 
District should be higher than in the MDR 
areas.  This is in an effort to promote compact 
development, and allow for on-site residents 
to support neighboring nonresidential uses, 
and for the nonresidential uses to provide 
employment opportunities for the adjacent 
residents. A density of 8 -10 units per acre 
should be considered, but may not always be 
appropriate. 

Regulatory tools could include form based 
codes or a hybrid code to achieve this goal.  A 
Form-Based Code (FBC) is a means of land 
regulation which places an emphasis on 
building and street design.  A hybrid code 
would incorporate some of the current zoning 
requirements with elements of a form based 
code to require architectural guidelines, 
building placement, and land use standards.  
Regardless, the end result is an environment 
which is more aesthetically unified and more 
closely meets the goals established within the 
Master Plan. 
 
NEIGHBORHOOD COMMERCIAL (NC)  

A Neighborhood Commercial designation is 
recommended for the northeast corner of 
84th Street and Eastern Avenue to 
accommodate the convenience shopping 
needs of Township residents and bring a 
sense of place to the area along 84th Street 
and Eastern Avenue. This corner is envisioned 
for convenience retail and service uses 
intended to serve nearby residents as well as 
passing traffic. Public workshop comments 
discouraged gas station/convenience store or 
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similar commercial uses at this location which 
might generate large volumes of traffic.  

The plan envisions one story office buildings, 
a bank, coffee shop or similar use. Buildings 
should be designed to reflect the surrounding 
residential character with appropriate 
landscaping to buffer adjacent neighborhoods 
and sidewalks along both abutting streets. 
The current Neighborhood Commercial C-1 
zoning district will need to be amended to 
specify architectural standards and limit high 
traffic uses.  

GENERAL COMMERCIAL (GC)  

The northeast and southeast corners of 
Division and 84th Street are being 
recommended for General 
Commercial.  The Township sees this 
area as the front door of Gaines 
Charter Township for all eastbound 
traffic on 84th Street. The Plan 
recommends architectural 
guidelines be implemented for these 
locations to ensure a higher quality 
of development at this intersection. 

The lands opposite these parcels on 
the west side of Division Avenue in 
Byron Township are planned and 
zoned for industrial and commercial 
uses.  Traffic is expected to increase 
at this intersection due to the construction 
of Tanger Outlets Mall and the proximity of 
the US-131 interchange.  

The exact eastward extent of the commercial 
zoning on the north and south sides of 84th 
Street is presently somewhat undefined, but 
it should ultimately be determined by the fate 
of the three smaller existing residential lots 
found at the southwest corner of Brewer 
Park. Ideally, these properties should one day 
be incorporated into the park area. If that 
does not occur and market forces dictate the 

properties transition away from residential, 
the Township will need to coordinate its 
zoning decisions so that land uses on both 
sides of the street are compatible. 

The Township also notes that with more 
traffic present, the need to regulate vehicle 
access becomes even more important.  

Access management standards which control 
the number and placement of driveways as 
well as providing for service drives, 
connecting parking lots and shared driveways 
should be added to the site plan review 
requirements of the Zoning Ordinance.  
Additionally design standards should be 
implemented for this location to promote 
high quality buildings and attractive streets.  

One area of particular concern is the acute 
angle at which Division Court intersects with 
Division Avenue, just south of 84th Street. 
This plan suggests that in the long term 
General Commercial activity may ultimately 
extend approximately 800 feet south of 84th 
Street. If left in its current configuration 
however, commercial traffic created by 
businesses having direct access to this street 
frontage will quickly overload the intersection 

Figure 21 
Future Land Use Map- Division Ct. Detail 
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and create hazardous conflicts with existing 
local through traffic.  Also of importance is 
the fact that land to the south, between 
Division Avenue and Division Court in Byron 
Township, is presently planned and zoned for 
“Suburban Residential” use.  

Given these concerns, the rezoning of 
property that would derive direct access from 
Division Court should be delayed until there is 
a supportive re-design of the intersection and 
a compatible land use pattern along both 
sides of Division Court has been coordinated 
with Byron Township.  

INSTITUTIONAL 

This future land use category recognizes the 
Township offices and Prairie Wolf Park on the 
southwest corner of 84th Street and 
Kalamazoo Avenue. The Plan calls for the 
continued protection of this natural area with 
much public support expressed for indoor 
recreational facilities including workout space 
and an indoor pool. The Plan strongly 
recommends pedestrian trail connections to 
surrounding properties. The Plan notes that 
these services could be provided to Township 
residents by a private or non-profit 
organization, or by a Township run recreation 
center. 

PRESERVATION 

With the anticipated increase in both 
development and population density, it will 
pivotal to guide where and how development 
occurs. The recommendation to create a 
Preservation land use classification is an 
attempt to guide where development should 
not occur. The Preservation classification will 
set aside several wooded areas as public 
recreational areas.  

Prairie Wolf Park to the south of the Gaines 
Charter Township Offices along Kalamazoo 
Avenue is an example of successful 

preservation. The future development of the 
property to the west of the Byron Gaines 
Utility Authority along 84th Street, known as 
Cody’s Mill Park, is another area that has 
been identified for preservation. A non-
motorized trail will help link these two 
properties with the Gaines Township Offices 
and eventually to the existing neighborhoods 
near Eastern Avenue and Brewer Park to the 
west.  

The two other areas that have been currently 
identified for future preservation are shown 
on the Sub-Area Plan. The large section of 
land to the southeast of Prairie Wolf Park 
along Kalamazoo Avenue and the sizeable 
area to the east of Cornerstone Church are 
properties wooded with ponds, creeks and 
wetlands and thus their development 
potential is limited. As areas set aside for 
preservation, their value to the community 
will increase considerably. 

Actions to maintain natural features should 
not be limited solely to properties in the 
Preservation classification.  Efforts should be 
made to better protect natural areas 
throughout the Township regardless of land 
use classification. Areas within Gaines that 
feature woodlands, wetlands, steep slopes, 
ridgelines, wildlife habitats or movement 
corridors, ponds, creeks, and other similar 
features should be identified. Once the 
location of natural features is ascertained, a 
ranking system of the most important natural 
features should be prepared and consulted 
during review for land development requests 
(site condominiums, PUDs, commercial 
projects), so measures can be taken to 
minimize disturbance of these areas. 
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TRAILS 

A central feature of this Sub-Area plan is the 
provision for pedestrian, bicycle and other 
means of non-motorized movement and 
access. To this end the Plan recommends and 
illustrates the following:  

• A Complete Street plan of action including 
sidewalks on both sides of all major roads. 

• A non-motorized trail or sidewalk between 
Kalamazoo Avenue from 84th Street to 76th 
Street. 

• Walking trails connecting existing and 
future parks and residential 
neighborhoods. 

• Signaled or Striped Pedestrian Crossing at 
Eastern Avenue north of 84th street. 

• Sidewalks within the mixed used planned 
areas. 

• Safe pedestrian crossings on all of the 
major intersections in the planning area. 

• A non-motorized trail along 84th Street 
extending from Division over the US 131 
expressway to the Tanger Outlets Mall 
entrance in Byron Township.  

 
Language should be added to the Zoning 
Ordinance to require that easements be set 
aside to accommodate the off-street trail 
system as shown on the Future Land Use map 
and that trails and sidewalks in the public 
right-of-way be constructed concurrent with 
abutting development projects. 

The Township should work with the Kent 
County Road Commission to determine ways 
to provide safe pedestrian crossing measures 
where non-motorized trails cross public 
streets away from intersections. One such 
measure would be placing crossing refuge 
islands in the center of the street so 
pedestrians would not have to cross all 
vehicle travel lanes at once.  

 

COMPLETE STREETS ANALYSIS 

In August of 2010, PA 33 of 2008 (the 
Michigan Planning Enabling Act) was 
amended to require local master plans 
include consideration of additional elements 
related to transportation. These elements 
include safe and efficient movement of 
people and goods by motorized and non-
motorized means.  Pedestrians, bicycles, and 
those who need assistance must also be taken 
into consideration. 

The new amendment provides the following 
definition for street: “A street, avenue, 
boulevard, highway, road, lane, alley, viaduct, 
or other public way intended for use by motor 
vehicles, bicycles, pedestrians, and other legal 
users.” A Complete Streets philosophy 
addresses all of the listed items. 
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In December of 2010, PA 33 was further 
amended to require that local master plans 
also take into consideration the location, 
character, and extent of public transit routes 
and public transportation facilities in the 
preparation of the master plan, and to 
coordinate with public transportation 
agencies in the planning process. 

Complete Street Study Area 

The study area is comprised primarily of 
paved Kent County primary roads: Division 
Avenue, Eastern Avenue, Kalamazoo Avenue, 
and 84th Street. Eastern Avenue south of 84th 
Street is a paved Kent County local road. 
Division Avenue is designated as an Inter- 
county Highway (Kent A45).  These roads 
consist of two travel lanes with Division 
Avenue consisting of four travel lanes north of 
84th Street. Left-hand and right-turn lanes or 
tapers exist at all major intersections in the 
study area. 

Striped shoulders exist on all County 
roadways within the study area, with an area 
of pavement outside the stripe of 
approximately three to four feet. No 
designated bike lanes exist, although cyclists 
often utilize the paved shoulder. 

Sidewalks exist in the following locations: 

• North side of 84th Street on the road 
frontage in front of the church property, 
and along that portion of Kalamazoo 
Avenue where the second entrance to the 
church is located; 

• South side of 84th Street in front of the 
Township Offices and associated 
Township property, as well as interior to 
the Township property, connecting to the 
Township trail system that leads into 
Prairie Wolf Park; 

• West side of Kalamazoo Avenue along 
Township property to a point just south of 
the main entrance to Prairie Wolf Park; 

• North side of 84th Street in front of the 
Byron Gaines Utility Authority; 

• East side of Eastern Avenue where 
sidewalk that runs in front of the school 
property extends south to a point within 
the study area.  

• Curb ramps are located at intersections 
where both sidewalks currently exist, and 
at major intersections where sidewalks do 
not exist but are anticipated in the future. 

[MS1]Example of a Complete Street in a setting 
similar to Kalamazoo Avenue. 

Recommendations for Complete Streets for the 
Sub-Area Plan include the following: 

• Continue a sidewalk system accessible to all 
users on both sides of 84th Street and provide 
connections to sidewalks on adjoining 
roadways. 

An example of street design which does 
not include a Complete Street Philosophy. 
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• Work with Kent County Road Commission to 
provide striped shoulders that are adequate 
for bicycle travel on both sides of 84th Street, 
on both sides of Kalamazoo Avenue north of 
84th Street, and on both sides of 84th Street 
west of Division Avenue to provide a 
connection to the Tanger Outlet Mall. 

• Where the Township trail system crosses 
County roads, provide safe, accessible 
crossings for all users. 

• Within mixed use, more dense areas of the 
Township, consider the use of “sharrows” to 
facilitate sharing of vehicle travel lanes with 
bicycles. 

• As part of site plan review, require 
easements or construction of planned 
pedestrian walkways and trail crossings, and 
accessible walkway access from the public 
sidewalk to private or public facilities. 

 

 

“Shared Road” or “Sharrows” 

 

Dedicated Bike Lane

 

Example of a Complete Street Design in a 
Commercial Corridor 

Public and Private Transportation 

The public and private transportation 
described in the following narrative describes 
services that are available not only within the 
study area, but within Gaines Charter 
Township. As a whole Public transportation is 
available in Gaines Charter Township via The 
Rapid, a metropolitan-wide bus system. 
Routes that extend into Gaines Charter 
Township include:  

• The Eastern Route with service that 
extends to the Woodfield apartment 
complex on Eastern Avenue, and extends 
south on Kalamazoo Avenue to the Meijer 
Shopping Center on Marketplace Drive just 
south of the Paul Henry Freeway (M-6). 

• The Division Route with service to 68th 
Street between Division Avenue and Clyde 
Park Avenue, serving the area near the 
Spectrum Health Pavilion and Pine Rest 
Christian Mental Health facility, the K-mart 
shopping plaza, and various points in the 
area. 
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• The Silver Line Bus Rapid Transit (BRT) 
Route, with service along Division Avenue 
extending to 60th Street. The Silver Line 
60th Street Station is located on the 
northeast corner of Division Avenue and 
60th Street, just north of the Gaines 
Charter Township municipal boundary at 
60th Street.  

 
• The Area Agency on Aging of Western 

Michigan provides Ridelink, a collaboration 
of five agencies that provide 
transportation for adults age 60 and over 
in Kent County. Hours of operation are 
8:00 A.M to 4:00 P.M. Monday through 
Friday. Wheelchair accommodation is 
available. 
 

• The Go!Bus is available for Township 
residents with disabilities.  Additionally the 
Township partners with Hope Network to 
provide citizens with disabilities and the 
elderly access to transportation at a 
minimal cost to the rider. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
The Rapid’s Silver Line Bus 
 

 
Hope Network’s Transportation Service  
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Chapter 6- Implementation 
This Section summarizes the actions 
recommended to facilitate execution of the 
plan. 

 
1. Prepare specific regulations for the areas 

planned as Mixed Use. Regulatory tools 
could include Form Based Codes, Hybrid 
Codes, architectural guidelines, building 
setbacks or “build-to” lines, and specified 
land use standards.  

 The Mixed Use regulations should include 
the following standards: 

• Minimum land area needed for 
rezoning. 

• Sequencing of different land uses to 
ensure phases include more than one 
type of land use. 

• Architectural and building design 
requirements. 

• Building location minimum and 
maximum setbacks. 

• Pedestrian amenities which would 
include sidewalks, street furniture and 
public spaces. 

• Block lengths. 
• Specific land uses. 

• Density for residential uses within the 
Mixed Use areas could be 8 -10 units per 
acre.  This would promote the premise of 
compact development and allow for on-site 
residents to support proposed commercial 
uses. Regulations must be flexible to allow 
unanticipated development concepts that 
still meet the intent of the Mixed Use areas. 

2. Leave in place existing zoning for land 
south of 84th Street, from Brewer Park to 
Kalamazoo Avenue. Only consider up-
zoning for large parcels if utilities are 
available. 

 

 
 

 
 
 
 
 
 
 

3. For the LDR area planned at the southeast 
corner of 84th Street and Kalamazoo 
Avenue, RL-14 Zoning District may be 
most appropriate. 
• This area could be a mix of lot sizes 

where larger lots abut the adjacent 
agricultural and wooded areas.   

• Consideration should be given to the 
creation of a vegetation strip along the 
perimeter of the LDR area.   

• Cul-de-sacs should be limited and a 
more connected street design 
promoted. 

4. The Plan proposes a new zoning district 
be prepared—the MDR or Medium 
Density Residential Zoning District.  The 
District would limit residential density to 
6 units per acre and allow for multiple 
housing types and styles.  
• Consider single family lot sizes in the 

range of 7,500 to 10,000 square feet 
with a minimum lot width as low as 60 
feet.   

• Consider attached single family 
dwellings at up to 6 units per acre. 

• Design standards should also be 
developed to ensure buildings fit the 
character of each area. 

5. Prepare new zoning regulations to ensure 
developments in the proposed General 
Commercial area will have architectural 
guidelines and provide a positive image 
for the “front door” of Gaines Charter 
Township.  
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6. Prepare access management 
standards to control the 
number and placement of 
driveways and curb cuts and  
work with the Kent County 
Road Commission to improve 
intersection design, where 
needed. Standards should 
include measures for service 
drives and shared parking 
areas. 

7. Work with the Kent County 
Road Commission and to 
provide safe pedestrian 
crossings where non-
motorized trials intersect 
public streets. 

8. Establish a policy to implement Complete 
Street Design within the corridor to align 
with Kent County Road Commission road 
expansion, when possible. 
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