
GAINES CHARTER TOWNSHIP 
PLANNING COMMISSION – REGULAR MEETING 

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

DRAFT Agenda 
7:00 p.m. – Thursday, May 22nd, 2025 

 
I. Call to Order and Roll Call 

 
II. Consideration of Agenda 

 
III. Consideration of Meeting Minutes 
 

a. Consideration of April 24th, 2025, Planning Commission Regular Meeting Minutes 
 

IV. Inquiry of Conflict of Interest 
 

V. Public Comment  
 

VI. New Business 
 

1. Public Hearings 
 

a. 148 79th Street – Special Use Permit – Accessory Building 
 

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

 
 

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

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

 
 

2. Site Plan Review 
 

a. None 
 

3. Items not requiring a Public Hearing 
 

a. None 
 

VII. General Discussion 
 
 

VIII. Adjournment 
 
 

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



 
 

1 
 

DRAFT Minutes of the Gaines Charter Township Planning Commission 

Regular Meeting held April 24th, 2025, at 7 pm 

8555 Kalamazoo Ave., SE, Caledonia, MI 49316 

 

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

MEMBERS ABSENT: Billips, with notice 

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

 

I. CALL TO ORDER AND ROLL CALL 
 
Chair Giarmo called the meeting to order at 7:03 PM. 
 

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

III. CONSIDERATION OF MEETING MINUTES 
Consideration of the March 27th, 2025, regular Planning Commission meeting minutes.  
 
Motion:  Motion by Haagsma, supported by Rober to approve the minutes of 

March 27th, 2025, as is.  
DISCUSSION:    
AYES:   All 
NAYS:   None 
ABSTAIN:  None 
DECISION:  Motion Carried (6-0) 
 

IV. INQUIRY OF CONFLICT OF INTEREST 
 
None.  
 

V. PUBLIC COMMENT 
 

VI. NEW BUSINESS 
 

1. Public Hearings 
 

a. 9744 Meadow Valley – Special Use Permit – Accessory Building 
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Gerrad Almy, the homeowner and applicant for this request, explained that he is seeking a Special Use 
Permit to allow for the construction of a 3,200 square foot pole barn to be used for residential storage 
purposes, specifically for vehicles and trailers that are currently being stored outside.  

Community Development Director Dan Wells explained that the request has been found to be consistent 
with the intent of the Master Plan and all standards outlined in Sections 19.8 and 20.2 (D) of the Gaines 
Charter Township Zoning Ordinance (GCTZO). Although the proposed building is large, it is absorbed well 
since the subject property is so large, and the building will be located in the rear yard adjacent to tree 
lines, all of which will ensure the view is sufficiently screened. Staff found that no adverse precedent for 
development would be set by approving this request, as large accessory buildings are fairly typical in rural 
areas of the Township. Wells noted that staff is recommending approval of this request.   

Chair Giarmo opened the public hearing and subsequently closed it as no one approached the podium to 
speak.  

Commissioner Wiersema noted a typo in the staff memo; on page 7, Kateri Way should be referenced as 
being to the west of the subject parcel.  

Commissioner Thomas inquired about whether the color depicted in the building rendering provided 
would be the actual color of the building, as it appeared very bright. Almy responded that the color will 
match that of the home, and it will not be as bright as it appears in the rendering.  

An existing accessory building must be torn down to make room for the proposed accessory building, and 
there are trees on either side of the existing building; Chair Giarmo asked what Almy intends to do about 
the trees. Almy responded that there are two large arborvitaes that will be removed before the proposed 
accessory building can be constructed.  

Chair Giarmo inquired about the color of the building, and Almy confirmed that it will match the color 
scheme of the home.   

 

MOTION:  Motion by Waayenberg, supported by Thomas, to approve the Special 
Use Permit for a 3,200 square foot accessory building.  

DISCUSSION: None 
AYES: ALL 
NAYS: None 
ABSTAIN: None 
DECISION: Motion Carried (6-0) 

 

b. Stoneco 2025 Operating Plan 

Garrett Singer, the Assistant Operations Manager for Stoneco of Michigan, explained that the proposed 
operating plan for 2025 is similar to those of previous years. Stoneco has the opportunity to collaborate 
with K&R, a local excavating contractor, to bring additional clean fill into the gravel pit located at 1856 
100th Street, commonly referred to as the Barnaby parcel. Singer stated that the proposed 100,000 to 
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200,000 cubic yards of fill material is not necessary to meet the reclamation requirements, but Stoneco 
has found that it would be beneficial to the site.  

Chair Giarmo asked Singer to clarify what exactly he is referring to when he says ‘clean fill’- Singer 
responded that this would be soils, sands, and gravels coming from an ongoing project on US-131. 
Stoneco is proposing a driveway on 100th Street to bring materials in and will be having gravel haulers 
enter on the west side and exit on the east side. Material will be slowly brought in and evenly distributed 
east-west, going southward, so as to increase the level ground off of 100th Street.   

Planner Wells stated that Stoneco approached staff approximately three months ago with the idea of 
bringing in additional fill, and after speaking with the Township Engineer, staff found the request to be 
reasonable. Bringing in additional fill material may allow the parcel to become buildable someday; the 
Township Engineer reportedly thought that there is a chance it could be packed to allow for the 
installation of septic system infrastructure. Wells added that future development on this parcel would 
likely entail large-lot rural developments, and that the pit will likely not be filled in entirely.  

The Sand & Gravel Subcommittee met to review Stoneco’s submission materials for their Annual Review 
and Operating Plan on March 17th, 2025, and made a positive recommendation to the Planning 
Commission. Wells clarified that there are no violations on the property, and added that Stoneco 
satisfied all submission requirements, and provided additional details about the mining activity on the 
parcel. With regard to the actual mining operation, Wells stated that the Township Engineer has the 
ability to access and inspect the operation to ensure that additional fill is free of debris. Currently 
Stoneco is anticipating there will be 10-20 trucks delivering fill to the mine per day, in addition to 
bulldozers and other large equipment working to move and disperse soil. Stoneco intends to keep the 
same hours of operation: Monday through Friday from 7 AM to 7 PM, Saturday from 9 AM to 3 PM, and 
no operations on Sundays or major holidays. Wells explained that typically materials have been 
distributed with the use of conveyor belts; if there are any issues or complaints regarding the new truck 
traffic, Wells stated that he has full faith Stoneco will act as a responsible operator and swiftly mitigate 
any problems. Wells concluded by saying that Stoneco may need to obtain permits from EGLE to bring in 
the additional fill material, so as to minimize any potential impacts to wetlands.  

Chair Giarmo opened the public hearing.  

Kathy VanderStel, Township Trustee and longtime resident of 10034 Kalamazoo Avenue, approached the 
podium to explain that she is disappointed about the introduction of heavy truck traffic into the area, as 
previously Stoneco was moving materials with a large conveyor belt, which was far less disruptive than 
gravel haulers will be. VanderStel added that she is concerned about the lack of seeding she has 
observed since everything has been graded, and noted that she would like to see dust and weeds in the 
area kept to a minimum. VanderStel added that she is very concerned about the mud that will 
accumulate on 100th as a result of this project, even though Stoneco has assured her that they will keep 
a watchful eye on 100th Steet for mud and deploy street sweepers as necessary.  

Singer responded that the intention is to seed the western portion of the property, as it is not planned to 
be touched by the inbound clean fill.  

Chair Giarmo closed the public hearing.  
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Commissioner Haagsma identified an error on the provided site plan, as it does not match the driveway 
plan approved by the Kent County Road Commission; the easterly driveway was actually approved to be 
to the west of where it is depicted on the plan. Haagsma clarified that the western entrance is accurately 
depicted on the provided site plan.  Chair Giarmo requested that an updated site plan be submitted to 
the Planning Commission.  

Commissioner Waayenberg asked whether Stoneco intends to have anyone check the soil density 
throughout the project, or if they plan to rely solely on the heavy equipment to monitor soil density. 
Waayenberg also inquired about whether Stoneco has any intention to “dress up” the water left in the 
bottom of the pit to potentially make it look more appealing, and whether Stoneco intends to re-seed 
the unsightly looking patches, as erosion is visible throughout areas in the pit. Singer responded that the 
eastern and southern sides of the parcel will be addressed in the fall, and reseeding is planned to 
happen in the fall or the following spring: he explained that Stoneco’s intention was to address this 
sooner, however, contractors they use for such services have been unavailable. Singer added that with 
regard to soil testing, Stoneco was planning to rely on heavy equipment. Planner Wells responded that if 
housing were to ever be developed on the parcel, soil testing would be a good thing to initiate; 
Waayenberg agreed and added that this is a fair point to address knowing that residential development 
of the parcel is possible.  

Commissioner Haagsma suggested that the Planning Commission impose a time limit on the project if it 
is approved and expressed a desire to eventually limit the heavy truck traffic in the area. Haagsma also 
mentioned that he is uncomfortable with the uncertainty regarding the seeding process for the project. 
Waayenberg agreed and added that from now until the end of June is the perfect time to seed, and that 
the soil erosion should be addressed and seeded immediately. Haagsma mentioned that it tends to get 
dusty in the area, and they owe it to the neighbors to keep the site clean. If the additional fill wasn’t 
being brought in, the property would be seeded already; Haagsma insisted that the issue must be 
resolved urgently.  

Chair Giarmo noted that the motion to approve the 2025 operating plan should include the same time 
frame as the Kent County Road Commission permits for the two driveways on site; Commissioner 
Wiersmea added that sampling of soils should be included in the motion as well.  

Commissioner Waayenberg and Planner Wells discussed whether it is appropriate to require soil testing, 
or if permission from the landowner should be sought before testing the soils. Wells explained that the 
soil coming in should be clean and free of debris so as to not promote inconsistencies in the soil. Chair 
Giarmo stated that the Township Engineer is available to inspect the site and test the soils, and Wells 
added that the Township Engineer can collaborate with staff and the Plannign Commission to determine 
an appropriate testing schedule.  

Planner Wells clarified that conveyor equipment is currently being used for the Jeplawy parcel and will 
be removed as soon as possible after the project is completed.  

MOTION:  Motion by Waayenberg, supported by Haagsma, to approve the 2024 Stoneco 
Annual Review and 2025 Operating Plan based on compliance with Section 12.12 and 12.13 of the 
Gaines Charter Township Zoning Ordinance with the following conditions: 
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• The Township Engineer will conduct spot checks of the site as deemed necessary, with the 
ability to require density testing as deemed necessary. 

• All additional fill will be brought in within the 2025 season. 
• Seeding and erosion mitigation must be addressed immediately by the end of June.  

DISCUSSION:  None 

AYES:  ALL 

NAYS:  None 

ABSTAIN: None 

DECISION: Motion Carried (6-0) 

 

2. Site Plan Review 
 

a. None 

 

3. Items not requiring a Public Hearing 
 
a. 10505 Hanna Lake Avenue – 4 to 1 Ratio Wavier 

Craig McCarty, the homeowner and applicant for this project explained that he is seeking a 4:1 ratio wavier 
to allow for an equal split of a 55-acre parcel amongst five trustees of the property. McCarty clarified that 
there has already been one split from the original parcel to create the 4-acre parcel that McCarty’s home 
is on.  

Planner Wells explained that the local ordinance requires all parcels to not exceed a depth-to-width ratio 
of 4:1; Parcel 5 on the provided survey appears landlocked, however, there is an access easement in place, 
and is not compliant with the 4:1 ratio requirement, hence the request for a waiver. Wells clarified that 
under state law the proposed configuration would be permissible, however, the local requirements for 
land divisions are stricter. Wells added that staff does not find any harm in this request; all proposed 
parcels are large and may be reconfigured in the future. The only deficiency staff identified with the 
proposal is the creation of Parcel 3 on the survey provided, which is an L-shaped parcel; Wells explained 
that they tend to be more difficult to work with in the long run, however, Parcel 3 is a legal parcel.  

Haagsma noted that the only way to execute the land division without the ratio wavier would be to make 
the parcels not even in size, and that the proposed divisions are not creating a parcel too far out of scope 
with the 4:1 ratio requirement.  

Waayenberg stated that although he would not split the property in the same way, it’s approvable by the 
state, and he cannot find a reason for denial. Chair Giarmo noted that the family agrees about the 
proposed divisions as well.  
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Planner Wells explained that if the L-shaped parcel were to be developed in the future, it’s reasonably 
sized and likely big enough for two rows of houses and a road in between. Staff’s only suggestion would 
be to require the 50’ access easement to be widened to 66’, as the Zoning Ordinance would require an 
easement of that width for a private road if the parcel were to be split off and developed in the future. 
Haagsma echoed Wells’ point and said that now is the time to make that easement. Planner Wells also 
noted that this area of the Township won’t have utilities to support that mode of development for the 
foreseeable future.  

MOTION:  Motion by Haagsma, supported by Waayenberg, to approve the 4:1 ratio wavier 
with the condition that the width of the access easement to Parcel 5 increases from 50 feet to 66 
feet.  

DISCUSSION: Rober noted that the condition of approval may save someone a lot of trouble 
down the road.  

AYES:  ALL 

NAYS:  None 

ABSTAIN: None 

DECISION: Motion Carried (6-0) 

 

VII. GENERAL DISCUSSION 

Planner Wells mentioned that next month, the Planning Commission will have an agenda item 
requesting the rezoning of a large parcel in the southern portion of the Township to a new zoning 
designation, Village Residential. Wells noted that he wants to ensure it is developed well. Wiersema 
added that some dedicated park space on that parcel would be preferred.  

 
VIII. ADJOURNMENT 

 
The meeting adjourned at 8:08 PM.  
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CERTIFICATION: 

I hereby certify that the above is a true copy of the minutes from the April 24th, 2025, Planning 
Commission Meeting of the Gaines Charter Township Planning Commission held at the time and place 
mentioned above pursuant to the required statutory procedures. 

  

  Respectfully submitted, 

 

  _______________________________ 

  Lani Thomas, 

  Secretary 

  Gaines Charter Township Planning Commission  

  Date: __________________________ 
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AGENDA ITEM: VI.1.a 

PROPOSED REQUEST: Special Use Permit  

ADDRESS: 148 79th Street SE  

PARCEL NUMBER:  41-22-18-165-011 

FILE NUMBER: 250326JN 

APPLICANT: Jay T Niewiek  

PROPERTY ZONING DISTRICT: Suburban 
Residential (SR) 

PROPERTY SIZE: 2.84 Acres 

REPORT BY: Dakota Swan, Assistant Planner 
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OVERVIEW 

Staff requests the Planning Commission consider the request for a Special Use Permit to allow for an 
oversized accessory building in the Suburban Residential (SR) zoning district. The building itself is 
anticipated to be 40’ x 60’ with a 40’ x 14’ roofed open-air porch space, making the structure 3,456 SF in 
total. There is currently one small accessory building on the property that will be torn down as it is in the 
footprint of the driveway that will be installed and lead up to the proposed building.  

Based on Section 18.20 of the Zoning Ordinance, the property is limited to 1,296 SF worth of accessory 
buildings, plus one additional building 200 SF or less. This request is for an accessory building that is 
2,160 SF more than what is permitted by right in the Zoning Ordinance, hence the request for a special 
use permit.  

The proposed accessory building addition will be used primarily for personal residential storage use, 
specifically for an RV, a pontoon boat, jet skis, and property maintenance equipment.   

Surrounding zoning:  

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

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

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

 
 
PROPOSED UPDATED STANDARDS OF REVIEW 

This request has been reviewed using the standards from Section 27.40 “Special Land Use Approval 
Standards” and Section 18.20.A.9 “Accessory Buildings, Structures, and Uses: Oversized Accessory 
Buildings” from the Gaines Charter Township Zoning Ordinance.  

 
Section 27.40: Special Land Use Approval Standards 
The Planning Commission shall review the particular circumstances and facts of each proposed special use. 
In addition to the specific standards of consideration stated for each special use type within this Ordinance, 
it shall be guided in rendering a decision by the following general standards: 
 

A. Zoning Ordinance and Master Plan: The special land use will be consistent with the goals, 
intent, and purposes of the Zoning Ordinance and the Master Plan. The associated site plan 
will comply with all requirements of this Ordinance and satisfy all site plan standards of 
approval. 

 
Undetermined. Accessory buildings are a permitted use in the SR zoning district and are fairly 
typical on bigger lots in this area of the Township, however, the Zoning Ordinance calls for 
accessory buildings in the SR zoning district to be 1,296 SF or less; if it is determined that the 
proposed accessory building is consistent with the standards of Section 18.20.A.9, then 
consistency with the Zoning Ordinance will be achieved. 

 
B. Use Compatibility and Character: The site plan and buildings associated with the use will be 

designed and constructed, and the use will be operated and maintained in ways to ensure 
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compatibility with adjacent and nearby land uses. Establishment of the use will not degrade the 
essential character of the area in which it is proposed. Further, it will not impede the normal 
and orderly development and improvement of surrounding property and shall not have 
significant adverse impacts upon adjoining properties or uses. 

 
Meets standard. This request is compatible with the development of other parcels in the area: 
there are several accessory buildings located in the surrounding neighborhood. The accessory 
building is not proposed to be in a location that would impede or otherwise impact further 
development and improvement of surrounding properties, as a dense tree line to the west would 
screen the view of neighbors directly westward. All setbacks are met in the site plan provided by 
the applicant. As an accessory building intended to be used for residential storage purposes, it 
is not anticipated that it will have adverse impacts upon adjoining properties or uses besides a 
visual impact.  

 
C. Public Services and Infrastructure: The use and its associated buildings and site 

improvements will be adequately served by essential infrastructure and services, such as 
roads, stormwater drainage infrastructure, schools, law enforcement, and fire protection; will not 
create excessive additional requirements at public cost for infrastructure; and will not be 
detrimental to the economic welfare of the community. 
 
Meets standard. As an accessory building intended to be used for residential storage purposes, 
it is not anticipated that this request will be detrimental to the economic welfare of the 
community or create additional infrastructure requirements.  

 
D. Impact and Nuisances: The use and its associated buildings and site improvements will not be 

hazardous or disturbing to existing or future uses in the same general vicinity and in the 
community as a whole, and it will not involve uses, activities, processes, materials, equipment, or 
conditions of operation that will be detrimental to persons, property or general welfare by 
reason of excessive activity, noise, vibration, smoke, fumes, glare, odor, or visual impact. 
 
Meets standard. It is not anticipated that the proposed accessory building will propose hazards 
or disturbances to existing or future uses in the general vicinity.  

 
E. Environmental Impact: The use and its associated buildings and site improvements will not cause 

environmental degradation or significant change to landscapes, topography, and sensitive natural 
resources. 

 
Meets standard. Staff does not anticipate that the proposed accessory building will cause 
environmental degradation or impact topography and sensitive natural resources in the area.  

 
F. Traffic: The use will not result in unsafe traffic conditions or negative impacts on bicycle and 

pedestrian travel and shall not create or substantially add to traffic hazards in the area. 
 
Meets standard. As a residential accessory building, staff does not anticipate any impacts to vehicle 
or pedestrian circulation in the immediate area.  
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G. Precedence and Reasonable Land Use: The proposed use shall not set precedents for development, 
which could adversely affect the long-term plans or policies of the Township. The proposed use will be 
reasonable. 
 
Undetermined. While accessory buildings are a permitted use and are fairly typical in suburban areas 
of the Township, the scale of the building and total amount of accessory building square footage on 
the property is unusual for the Suburban Residential district and is atypical considering the scale of 
other accessory buildings in the immediate area. If the Planning Commission determines that this 
request will not set precedence for development that could potentially affect the long-term plans or 
policies of the Township, and if the Planning Commission finds this proposed use to be reasonable, 
consistency with Standard 27.40.G will be achieved.   

 
Section 18.20.A.9 : Accessory Buildings, Structures, and Uses – Oversized Accessory Buildings 
The Planning Commission shall review the particular circumstances and facts of each proposed special use. 
In addition to the specific standards of consideration stated for each special use type within this Ordinance, 
it shall be guided in rendering a decision by the following general standards: 
 

A. Whether the intended use of the accessory building(s) is authorized within the applicable zoning 
district. 

 
Meets standard. Residential accessory buildings are a permitted use in the SR zoning district.  

 
B. The size, type of construction, and general architectural character of the residential accessory 

building(s) are compatible with buildings in the vicinity. 
 
Meets standard. The proposed accessory building requires a Special Use Permit as it will make 
the overall square footage of accessory buildings on the site exceed the square footage allowed 
by-right by 2,160 SF; the size of the building is large but constitutes less than three percent of 
the total lot area. The pole barn is planned to be compatible with the home on the parcel and 
will be of the same general character as other structures in the neighborhood.  
 
 

C. The resulting increase in size and scale of the residential accessory building(s) does not result in a 
visible impact that is overly obtrusive to neighboring residents. 
 
Undetermined. The accessory building is planned to be located in the rear yard to the east of 
the home on the parcel; there is a single-family dwelling on the parcel directly to the west. 
There is a patch of woods running along the western property boundary that is anticipated to 
buffer the view of residents to the west, however, the applicant has not specified how much of 
the woods will need to be cleared to make room for the proposed accessory building. If a 
significant amount of trees and brush are removed in anticipation of the accessory building, 
residents to the west could experience an obtrusive visible impact. 
 

D. Proposed setbacks from lot lines and separation from dwellings on the adjacent properties are 
appropriate based on the size and scale of the proposed accessory building(s). 
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Does not meet standard. All setback requirements are met as seen in the proposed site plan, 
and tree lines along the western property line offer increased separation from a dwelling on the 
adjacent property to the west. The maximum height of accessory buildings in the SR zoning 
district is 16 feet, as stipulated in Section 18.20.A of the GCTZO. Building elevations indicate that 
the height of the proposed building is 19 feet and 4 inches when measured as outlined in 
Section 3.20.A.1. If the proposed building was 16 feet tall or less, compliance with setback 
requirements and building regulations would be achieved. 
 

E. If the property is intended to be divided in the future, the location of the residential accessory 
building(s) does not impact the ability to divide the land in a compliant manner while 
maintaining required setbacks from the building(s). 
 
Undetermined. While the applicant has not provided any indication that they intend to divide 
the property, the accessory building is planned to be located in a potentially obtrusive spot; the 
proposed accessory building will be behind an already existing dwelling but potentially could 
impact the landowner’s ability to acquire an access easement to provide access to the southern 
part of the parcel in the future. If the Planning Commission finds that the proposed location will 
be unobtrusive should the landowner choose to divide the parcel in the future, then consistency 
with Standard 18.20.A.9.E will be achieved.  
 

F. The increase in residential accessory building square footage does not result in adverse 
stormwater runoff impact and degradation of sensitive natural resources. 
 
Meets standard. Staff does not anticipate adverse stormwater runoff impacts or degradation of 
sensitive natural resources as a result of this request.  
 

STAFF RECOMMENDATION 

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

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

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

Staff recommends denial of the Special Use Permit based on noncompliance with Section 18.20.A of the 
Zoning Ordinance, which stipulates that accessory buildings 200 square feet or greater in the SR zoning 

Regulation Required Setback Proposed 
Distance from Primary Building 10 Feet Ca. 232 feet 
Front Yard Setback 60 Feet with Type I Buffer N/A 

Side Yard Setback  20 Feet  20 feet 
 

Rear Yard Setback  3 Feet Ca. 233 feet  

Maximum Building Height 16 Feet  19 feet 4 inches 
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district are limited to a height of 16 feet; the building elevations provided indicate the proposed building 
as being 19 feet and 4 inches tall. Staff would encourage the applicant to resubmit building elevations 
that demonstrate compliance with maximum height requirements for accessory buildings as outlined in 
Section 18.20 of the GCTZO with a subsequent revised site plan before seeking reconsideration from the 
Planning Commission.  
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Planning Commission Memo 
Meeting Date: May 22nd, 2025 
 
 
AGENDA ITEM: VI.1.b 
 
PROPOSED REQUEST: Consideration 
for PUD Rezone and Final Site Plan 
Review 
 
ADDRESS: 6326-6338 Hanna Lake Ave. 

PARCEL NUMBERS: 41-22-02-100-051, 
41-22-02-100-053, 41-22-02-100-055 

 
APPLICANT: Jordan Teichen, Continental Properties 

FILE NUMBER: 241223JT 

PROPERTY ZONING DISTRICT: Suburban Residential  

& Multi-Family Residential  

PROPERTY SIZE: 40.47 Acres 

REPORT BY: Dan Wells, Community Development 
Director 
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OVERVIEW 

The applicant requests approval of a PUD rezoning and final site plan for an apartment development on 
Hanna Lake and adjacent to M-6. The Final PUD Site Plan dated April 23rd, 2025 and Landscape Plan dated 
May 14th, 2025 includes 14 two-story, twenty-four-unit apartment buildings, and amenities including a 
club house with revised architecture, public park facing Hanna Lake with 28 dedicated parking spaces, 
fitness center, pool, community garden, pet playground, pergola and fire pit. A total of 336 apartments 
will be built with associated surface and covered parking.  
 
Continental Properties is a national developer and operator of multifamily communities, retail, and 
hospitality properties based in Menomonee Falls, Wisconsin. Since its inception in 1979, Continental 
Properties has developed over 129 apartment communities encompassing more than 34,000 apartment 
homes in 19 states. They have previously developed several projects in the Grand Rapids area and currently 
have a purchase agreement in place for the property.  
 
Preliminary approval for the concept PUD and site plan was obtained from the Planning Commission on 
March 27th, 2025. The initial public hearing was held January 23rd, when consideration was postponed, and a 
second on February 27th, when consideration was postponed again to make additional changes.  
 
Continental Properties has opened a discussion with the Township Board Trustees at the May 12th regarding 
the ownership and long-term management of the park space at the entry. No decision was made by the 
Board but several options were presented for further discussion.  
 
Surrounding zoning: 

 NORTH: M-6  

WEST: Hanna Lake/RL-10 SUBJECT PARCEL: RL-10/RL-14 EAST: M-6 
 SOUTH: R-4 Mobile Home Park  

 

 

 
PROCESS 

Review of the PUD application is subject to the following process: 
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1.     Preliminary PUD rezoning and site plan review approval based on Section 11.1, March 27th, 2025.  
         (note the Zoning Ordinance was amended April 14th, effective April 26th) 
2.a.   Final site plan review based on Chapter 26 Site Plan Review, and a public hearing held by PC. 
2.b.  Recommendation concerning the PUD rezoning and plan by the Planning Commission  
3.     PUD Rezone Review by the Township Board at first reading. 
4.     Review, public hearing, and consideration of the PUD rezoning and final site plan by the Township Board   
        at second reading. 

Note that this project approval process bridges an amendment to the zoning ordinance that treats PUD 
differently. Prior to the amendment, PUDs were a rezoning to PUD, whereas the amended ordinance treats 
them as an overlay of modifications over a base district. This project will continue under the prior rezoning 
method since it was initiated and received preliminary approval under that system. Site plan review will be 
carried out under the amended ordinance Multi-Family Residential standards. Once the final site plan is 
approved by Planning Commission, it will be tied to the PUD rezone for Board review and public hearing.    
 
CHAPTER 26 SITE PLAN REVIEW 
All multi-family buildings are subject to site plan review by the Planning Commission, and the applicant has 
submitted an application with sufficient detail to evaluate compliance with the ordinance.  

A. ZONING COMPLIANCE AND COMPATIBILITY 
All PUD site plans, private streets and utilities are subject to site plan review under Section 26.20.A. and shall 
conform to all zoning district requirements (in this case Chapter 7, Multi-Family Residential), Land Use 
Regulation (Chapter 15), Building Requirements (Chapter 16), General Requirements (Chapter 17), and any 
applicable Specific Use Requirements (Chapter 18), unless specific modifications are approved by the Planning 
Commission and Township Board of Trustees. 
 
The applicant requests that a PUD modification be permitted to allow 24 units per building which exceeds the 
ordinance standard of 16 units per building.  
 
REQUIREMENT COMPLIANCE COMMENT 
MFR REQUIREMENTS – CH 7   
Minimum Lot Area Table (7.20.E) Yes 2,720 SF per unit required 
Minimum Lot Width (7.20.E) Yes 100 feet minimum 
Max. Building Height (7.20.E) Yes 35 foot maximum 
Maximum Number of Units-16 units 
max (7.20.E) 

PUD Modification Requested modification under PUD to 24 units per 
building 

Front Setback-35’ (7.20.E) Yes  
Side Setback-20’ (7.20.E) Yes  
Rear Setback-50’ (7.20.E) Yes  
Building Separation-20’ Yes  
GENERAL REQUIREMENTS -CH 17   
Flagpoles (17.50) Yes  
 

B. LIGHTING 
Lighting plans shall demonstrate compliance with all requirements and shall be designed to ensure safe 
conditions and minimal impact on neighboring properties and the night sky (Chapter 19). 
 
The applicant is requesting PUD modification to allow lighting on the building ends, illuminating areas 
between buildings, and in front of parking stalls.  
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REQUIREMENT COMPLIANCE COMMENT 
LIGHTING - CH 19   
Parking Lots (19.20.F.2) PUD Modification Proposed wall-mounted lights are being used to illuminate areas 

of the building not adjacent to parking. Additionally, proposed 
wall-mounted lights are being used to illuminate parking stalls 
located more than 10 feet from the building wall. See 
photometric plan and cut sheets. 

Color Temperature (19.40.B) Yes Lights are limited to 2700 kelvin 
Fixture Type (19.40.C) Yes  
Mounting Height (19.40.D) Yes 15’ max in residential zoning 
Illumination Levels (19.50.B) Yes  

 

C. PARKING AND LOADING 
Parking lot design shall demonstrate compliance with all dimensional and circulation requirements and shall 
be arranged to provide safe and convenient access to buildings and land uses (Chapter 20). If applicable, 
stacking and loading spaces shall be designed to minimize the impact on internal circulation routes and offsite 
traffic patterns.  The site plan does include striping, space size, curve radii, and drive lane dimensions, and 
designates ADA accessible spaces.  
 
The applicant is requesting a PUD modification to reduce the minimum number of spaces from 2.5 per unit to 
1.81 per unit. Section 20.60 outlines the considerations Planning Commission should undertake: 
 

SECTION 20.60 REDUCED, SHARED, AND DEFERRED PARKING  
A. REDUCTIONS Parking minimums may be reduced when the applicant demonstrates to the 
approving authority that parking demand is expected to be lower than the requirements of Table 
20.50 D, and the following considerations are taken into account. The Zoning Administrator or 
Planning Commission may choose to accept or alter the proposal. The purpose of this flexibility is to 
acknowledge that proposed land uses may vary significantly in terms of their size, scope, and 
operation and, therefore, vary in their parking need. Parking may be reduced after considering the 
following:  
1. The applicant has provided a parking study or industry standards demonstrating that the proposed 
number of spaces would be more appropriate based on the actual number of employees, the 
expected level of customer traffic, or actual counts at a similar establishment.   
2. There will be a high proportion of multipurpose visits; or  
3. Uses within the building, buildings, or complex have peak parking demands during differing times of 
the day or days of the week. 

 
Staff recommends a condition that the Fire Marshall must approve all drive aisles and turn radii to ensure 
adequate and safe emergency vehicle access to all areas of the site.  
 
Staff recommends a condition that the Township Engineer must approve all stormwater control infrastructure 
to ensure adequate drainage of the site.  
 
REQUIREMENT COMPLIANCE COMMENT 
PARKING AND LOADING - CH 20   
Setbacks-15’ (20.40) Yes  
Dimensions & Layout (20.40.B) Yes  
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REQUIREMENT COMPLIANCE COMMENT 
Parking Lot Maintenance and Service 
(20.40.D) 

Yes  

Landscape Breaks (20.40.I) Yes  
Pedestrian Pathways (20.40.J) Yes  
Accessible Parking (20.50.B) Yes  
Minimum Number of Spaces- 2.5 spaces per 
unit in MFR (20.50.D) 

PUD 
Modification 

1.81 spaces per dwelling unit 

Reduced, Shared, and Deferred Parking 
(20.60) 

PUD 
Modification 

Requested modification under PUD to 626 for 336 units 

Electric Vehicle Charging Stations (20.70) Not Required None noted 
Loading Zones (20.80) Not Required None noted 
 

D. MOBILITY TRAFFIC AND ACCESS 
Pedestrian and bicycle travel shall be accommodated in accordance with this Ordinance (Section 21.20). 
Acceptable traffic conditions shall be maintained (Section 21.30). Driveway placement, connectivity, and 
shared access shall be designed to promote safe and efficient access to and from the site and circulation 
within the site. Compliance with access management requirements shall be demonstrated (Section 21.40). All 
sites and buildings shall be accessible to emergency service vehicles and personnel to respond to emergencies 
and calls for service. Streets and driveways shall conform to the requirements of Chapter 22. 
 
REQUIREMENT COMPLIANCE COMMENT 
MOBILITY TRAFFIC & ACCESS - CH 21   
On Site Pedestrian Connections-5’ 
(21.20.A) 

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

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

Yes Concrete sidewalk is indicated along the entire frontage 
with Hanna Lake, and is located within the outside 10 feet 
of the road right-of-way as required 

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

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

E. LANDSCAPING, SCREENING, AND ENVIRONMENTAL PROTECTION 
All applicable landscaping, buffering, screening, and environmental requirements shall be satisfied (Chapter 
23), and sites shall not be significantly disturbed in ways beyond what is appropriate for the reasonable 
development of a site. Site plans shall demonstrate that the impact of exterior uses and activities is minimized 
by required landscaping and screening. 
 
REQUIREMENT COMPLIANCE COMMENT 
LANDSCAPING - CH 23    
Type and Variety (23.30.D) Yes  
Installation Specifics (23.30.E) Yes  
Planting Separations (23.30.E.5.a) Yes  
Minimum Installation Sizes (23.30.E.7) Yes  
Irrigation (23.30.F) Yes  
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REQUIREMENT COMPLIANCE COMMENT 
Preservation of Existing Trees (23.30.G) Yes  
Maintenance (23.30.H) Yes  
Berms (23.30.I)  None noted  
Prohibited Trees and Shrubs (23.30.J)  Yes  
Landscaping Plan (23.40.A)  Yes  
Requirements (23.40.B) Yes  
Front Yard Trees-MFR (23.50.A.3) Yes  
Front Yard Trees Location (23.50.B) Yes Planting strip is required to be 15 feet, plans show it to be 

15 feet 
Buffering (23.60.A)  Yes  
Dumpster and Trash Receptacles 
(23.70.C) 

Yes  

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

Yes 47 trees are required, 53 are proposed. Over 50% of the 
trees are located in an island or peninsula, and the rest are 
placed within ten feet of the parking lot edges.  

Screening (23.80.C) Yes 26 parking spaces abut the abut the Hanna Lake Avenue 
right-of-way, requiring two shrubs per space (required 
number = 52). The landscape plan indicates 52 shrubs.  

Lawn (23.90.B) Yes  
Shrubs (29.90.C) Yes  
 

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

G. SIGNS 
Proposed signs shall meet dimensional and location requirements and shall be placed in locations that limit 
driver distraction and prevent visual clutter (Chapter 24). 
 
The applicant requests two modifications under the PUD. The first is to allow a wall sign that exceeds the 32 
square foot limit at 42 SF (not illuminated). This sign faces M-6 as an identifier for the apartment complex. The 
other wall sign (internally illuminated) is on the club house facing the front parking lot. Wall signs are usually 
not allowed in residential zoning unless the use is non-residential. 
 
The second modification is to allow internal illumination for the otherwise conforming monument sign at the 
entry point. Internal illumination is not allowed in residential zoning unless the use is non-residential.  
 
REQUIREMENT COMPLIANCE COMMENT 
SIGNS - CH 24    
Freestanding Entry Point 
Ground Sign 48 SF max-(24.80) 

Yes 32 SF Requested, 6 feet high, interior illumination 

Wall Signs- one allowed at 32 
SF, External lighting only 

PUD Modification One 16 SF internally lit on clubhouse 
One 42 SF non-illuminated on Building 6 facing M-6 

Ground Sign Illumination PUD Modification The proposed monument sign will be internally illuminated. See 
sign package. 
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H. WATER AND SEWER 
Public water and sewer connections shall be approved by the Byron Gaines Utility Authority (BGUA) in 
accordance with Section 17.90 B as applicable. The site plan will not overburden BGUA’s ability to provide 
public services while at the same time adequately providing for sewage collection and treatment. 
 
Water and sewer infrastructure must be reviewed by the Township Engineer and must be approved thereby. 

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

PUD REZONING 

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

a. Recommendation of Approval. The motion and minutes shall indicate the findings and conclusions 
serving as the basis for the recommendation and any conditions imposed. A draft ordinance to 
recommend approval of the PUD Overlay District rezoning and approval of the associated Concept Plan 
shall be provided.  

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

SITE PLAN REVIEW 

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

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

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

CONDITIONS 

If the Planning Commission recommends approval, staff recommends the following conditions.  

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

2. Secure all Township department and outside agency approvals: 
a. Township Engineer/BGUA. 
b. Fire Department. 
c. Kent County Road Commission (access and SESC). 
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d. Kent County Drain Commission. 
e.  Department of Environment, Great Lakes, and Energy. 
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CHARTER TOWNSHIP OF GAINES 
COUNTY OF KENT, MICHIGAN 

 
RESOLUTION NO. PC-25-05-22 

AUTHENTIX APARTMENTS PLANNED UNIT DEVELOPMENT REZONING 
 

 
The following Resolution was offered and adopted by the Gaines Charter Township Planning Commission 
at a regular meeting held on _____________________, 2025 at the Gaines Charter Township Offices, 8555 
Kalamazoo Avenue, Caledonia, Michigan. 
 
Members Present: _______________________________________________________________ 
   
Member Absent: ___ ____________________________________________________ 
 
The following Resolution was offered for adoption by Planning Commissioner ___________________ and 
supported by Planning Commissioner ___________________ to document the findings and the approval 
by the Gaines Charter Township Planning Commission (“PC”) regarding a request made by Jordan Teichen 
of Continental 870 Fund LLC to consider the rezoning of land to the Authentix Apartment Planned Unit 
Development (PUD). 
 
 

STATEMENT OF FINDINGS 
 

Section I General Background: 
 

1.  The Planning Commission is authorized to review and recommend approval or denial for Planned Unit 
Development site plans and associated private roads and site improvements to the Township Board 
of Trustees for consideration.  

 
2. The PUD is legally described as:  
 

Land in the Township of Gaines, Kent County, MI, described as follows:  
 
Parcel 1: 
That part of the following description lying Southwesterly of a line 250.66 feet Southwesterly 
from/measure perpendicular to and parallel with a line commencing 1928.25 feet South 0 degrees 
30 minutes 05 seconds West along the North and South 1/4 line from the North 1/4 corner; thence 
North 61 degrees 28 minutes 31 seconds West 558.13 feet; thence Northwesterly 1259.37 feet 
along a 3922.75 feet radius curve to Lt/long chord bears North 70 degrees 40 minutes 21 seconds 
West 1253.97 feet; thence North 79 degrees 52 minutes 11 seconds West 1363.87 feet to the 
point of ending - part of the Northwest fractional 1/4 and part of the Southwest 1/4 commencing 
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at the Northwest corner of Section; thence South 0 degrees 43 minutes 53 seconds West along 
the West Section line 1122.0 feet; thence North 89 degrees 31 minutes 07 seconds East 490.0 
feet; thence South 89 degrees 50 minutes 16 seconds East to center line of Anderson Drain and 
beginning of this description; thence South 89 degrees 50 minutes 16 seconds East to the North 
and South 1/4 line; thence Southerly along the North and South 1/4 line to the center of Section; 
Westerly along the East and West 1/4 line to the Northeast corner of the West 1/2 of the 
Southwest 1/4; thence along the East line of the West 1/2 of the Southwest 1/4 to the South line 
of the North 613.0 feet of the Southwest 1/4; thence North 89 degrees 53 minutes 20 seconds 
West along said South line 781.0 feet to the Northeasterly line of the abandoned K.B.E.C. Railroad 
right-of-way (100 feet wide); thence North 28 degrees 57 minutes 09 seconds West along the 
Northeasterly line of said abandoned railroad right-of-way 492.54 feet to a point which is 378.92 
feet North 0 degrees 43 minutes 53 seconds West along the West Section line and 642.20 feet 
South 28 degrees 57 minutes 09 seconds East along the Northeasterly line of said abandoned 
railroad right-of-way from the West 1/4 corner; thence South 86 degrees 57 minutes 09 seconds 
East 220.52 feet; thence North 28 degrees 57 minutes 09 seconds West 580.0 feet; thence North 
0 degrees 43 minutes 53 seconds West 233.0 feet; thence North 89 degrees 28 minutes 25 
seconds West 249.52 feet to West Section line; thence North 0 degrees 43 minutes 53 seconds 
West along the West Section line 384.30 feet to a point 932.36 feet North 0 degrees 43 minutes 
53 seconds West along the West Section line from the West 1/4 corner; thence North 89 degrees 
31 minutes 07 seconds East 820.0 feet more or less to centerline of Anderson Drain; thence 
Northerly along the centerline of said drain to beginning. Except the West 50.86 feet of Section 2, 
Town 5 North, Range 11 West. 
 
Parcel 2: 
That part of the Northwest 1/4, and that part of the Southwest 1/4, Section 2, Town 5 North, 
Range 11 West, Gaines Township, Kent County, Michigan, described as: Commencing at the West 
1/4 corner of Section 2; thence North 00 degrees 43 minutes 53 seconds West 378.92 feet; thence 
South 28 degrees 57 minutes 09 seconds East 62.20 feet along the Northeasterly line of the former 
Railroad R.O.W. (100 feet wide) to the Place of Beginning of this description; thence South 86 
degrees 57 minutes 09 seconds East 220.52 feet; thence South 28 degrees 57 minutes 09 seconds 
East 580.0 feet; thence North 86 degrees 57 minutes 09 seconds West 220.52 feet; thence North 
28 degrees 57 minutes 09 seconds West 580.0 feet along the Northeasterly line of said former 
Railroad R.O.W. to the place of beginning. ALSO: That part of the Northwest 1/4, and that part of 
the Southwest 1/4, Section 2, Town 5 North, Range 11 West, Gaines Township, Kent County, 
Michigan, described as: Beginning at a point on the West line of Section 2, which is North 00 
degrees 43 minutes 53 seconds West 326.06 feet from the West 1/4 corner of Section 2; thence 
North 00 degrees 43 minutes 53 seconds West 52.86 feet along said West line; thence South 28 
degrees 57 minutes 09 seconds East 642.2 feet along the Northeasterly line of the former Railroad 
R.O.W. (100 feet wide); thence North 86 degrees 57 minutes 09 
seconds West 29.48 feet; thence North 28 degrees 57 minutes 09 seconds West 580.0 feet to the 
place of beginning. 
 
Parcel 3: 
Part of the Northwest Fractional 1/4 commencing 1689.30 feet South 0 degrees 43 minutes 53 
seconds East along the West Section line from the Northwest corner of Section; thence South 89 
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degrees 28 minutes 25 seconds East 249.52 feet; thence South 0 degrees 43 minutes 53 seconds 
East 233.0 feet; thence North 86 degrees 57 minutes 09 seconds West 220.52 feet to the 
Northeasterly line of the abandoned K.B.E.C. Railroad Right-of-Way (100 feet wide); thence 
North 28 degrees 57 minutes 09 seconds West along the Northeasterly line of said abandoned 
Railroad Right-of-Way 62.21 feet to the West Section Line; thence North 0 degrees 43 minutes 53 
seconds West along the West Section Line 169.13 feet to the beginning. Except the West 50.86 
feet of Section 2, Town 5 North, Range 11 West. 

 
3. The development will include 14 two-story, twenty-four-unit apartment buildings, and amenities 

including a club house with revised architecture, public park facing Hanna Lake with 28 dedicated 
parking spaces, fitness center, pool, community garden, pet playground, pergola and fire pit. A total 
of 336 apartments will be built with associated surface and covered parking. 

 
4.  Private driveways within the amended PUD meet dimensional requirements under the Zoning 

Ordinance.  
 
5.  The PUD will be developed according to the Final Authentix Apartments PUD Site Plan approved by 

the Planning Commission. The underlying zoning for the PUD is Multi-Family Residential, with 
modifications listed below.  

 
6. The Planning Commission held a public hearing on the PUD rezoning and site plan on May 22nd, 2025. 
 
 

REVIEW FINDINGS 
 
Based on the material and plans submitted, a review of the relevant portions of the Gaines Charter 
Township Zoning Ordinance (“the Zoning Ordinance”), the applicant’s presentations at the public hearing, 
Township Staff’s recommendation, and other factors, the Planning Commission hereby adopts the 
following findings: 
 
Section 11.1 Planned Unit Development General Review Standards 
 
A. Consistency with Master Plan and Zoning Ordinance: meets standard. The main body of the 
proposed PUD is currently zoned Suburban Residential on the north end and Multi-Family Residential at 
the south end. The Future Land Use Plan is future zoned as Multi-Family Residential.  

The Planning Commission finds that the Authentix Apartments PUD meets the standards for a multi-
family apartment complex, and that 24-unit buildings are appropriate for the scale of the property and 
surrounding area.  
 
Modifications requested under the PUD include: 
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MULTI-FAMILY RESIDENTIAL REQUIREMENTS- CH 7 
7.20.E Max. Number of Units per Building 24 units per building 
LIGHTING - CH 19 
Parking Lots (19.20.F.2) Proposed wall-mounted lights are being used to 

illuminate areas of the building not adjacent to 
parking. Additionally, proposed wall-mounted 
lights are being used to illuminate parking stalls 
located more than 10 feet from the building wall. 

PARKING AND LOADING - CH 20 
Minimum Number of Spaces- 2.5 spaces per unit 
in MFR (20.50.D) 

1.81 spaces per dwelling unit 

Reduced, Shared, and Deferred Parking (20.60) Requested modification under PUD to 626 for 
336 units 

SIGNS - CH 24  
Wall Signs One 16 SF internally lit on clubhouse 

One 42 SF non-illuminated on Building 6 facing 
M-6 

Ground Sign Illumination The proposed monument sign will be internally 
illuminated.  

 
B. Aesthetics: Meets standard. The applicant submitted proposed elevations that meet current 
ordinance standards for two story apartment buildings. The developer intends to follow ordinance 
requirements for landscaping, screening, lighting, parking, and signage based on multifamily zoning 
requirements. Facades have good texture due to offset walls and detailing, and rooflines are stepped to 
eliminate monotony. Doorways are covered with awnings.  

C. Compatibility with Adjacent Uses: Meets standard. The surrounding uses are predominantly 
residential, with wooded portions of Dutton Mill Village to the south. M-6 is immediately to the north. 
The complex is well buffered from any single-family homes. 

D. Density: Meets standard. The revised plan consists of 336 units on 40.47 acres, which is a density of 
approximately 8.27 units per acre. The Master Plan states that “densities are expected to range from 10-
20+ units per acre” for Multi-Family Residential use, so this project is less dense than that standard.  

E. Traffic: Meets standard. Within the development, the driveway and sidewalk network provide 
efficient pedestrian and vehicle circulation and connection, and the Fire Marshall has evaluated the 
circulation network for emergency vehicle access and found it to be adequate. Sidewalks will be 
extended along Hanna Lake Avenue across the parcel frontage which will connect sidewalks from M-6 to 
68th Street.  

Parking appears to be adequate for residential use. The preliminary plan calls for 541 surface spots and 
54 covered spots. An additional 31 spaces are located by the community building, for a total of 626 for 
resident use. Twenty-eight spaces are dedicated to the open space south of the entrance.  
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F. Protection of the Natural Environment: Meets standard. There is a permanent tributary stream to 
Plaster Creek (AKA Anderson Drain) that cuts across the site and has associated wetlands which are 
managed by the Kent County Drain Commission. Wetlands are also located at the east end of the site. 
These areas will be subject to EGLE oversight and permitting as a bridge crossing will need to be built 
across the creek. Stabilization of the creek banks because of this development will improve the water 
quality of Plaster Creek due to reduced sediment discharges.   

G. Schools Impact: Meets standard. This site is located within the Caledonia School District. This area is 
one of a limited number of areas targeted for increased residential density, and it is acknowledged that 
areas planned for increased numbers of residents will have some level of impact on school enrollment. 
 
H. Public Facilities: The Planning Commission shall consider the impact a project will have on:  

1. Public safety and protection services.  
2. Water and sewer facilities.  
3. The costs for such services.  

 
Meets standards. Water and sewer facilities are available for connection in the Hanna Lake roadway, 
and the site plan indicates stormwater retention facilities in the site. The Township Engineer has 
provided comments on the site plan and will assess the final site plan. The applicant will be required to 
comply with all the requirements of the Township Engineer during the final site plan review. 

I. Water, Sewer, and Drainage Systems: The developer has provided initial engineering plans for utility 
extensions that have been reviewed by the Township Engineer. All future and final development and 
utility plans will be subject to Township Engineering and Byron-Gaines Utility Authority review. 

J. Open Space: Meets standard. A significant portion of the parcel will remain undeveloped along the 
creek and at the eastern end of the property. This area is planned for recreation as amenities, whether 
private or public pending discussions with the Board of Trustees. Some preliminary paths have been 
designated in the eastern portion of the property. Developed amenities include a dog park, community 
garden and disc golf areas.  

K. Non-Motorized Transportation Network: Meets standard. Hanna Lake Avenue is planned for 
sidewalk connection between 60th and 68th Streets in   the 2010 Nonmotorized Transportation Plan 
Phase II Map. This project will complete that connection from 68th to M-6, but it remains unconnected 
from M-6 to 60th. 

 
 

PLANNING COMMISSION RECOMMENDATION 
 
The Planning Commission has determined that the preceding findings support the approval of the 
Authentix Apartments PUD rezoning.  
 
Planning Commission recommends that PUD rezoning approval is subject to the following conditions: 
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1. Site plan approval is contingent on receiving final approval for the PUD rezoning by the 
Township Board of Trustees.  
 

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

 
3. Secure all Township department and outside agency approvals: 

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

 
 
The vote on the motion to adopt this Resolution and Conditions of approval was as follows: 
 
 
  YES:    ___________________________________________________ 
 
  NO:     ___________________________________________________  
 
  ABSTAIN:   ___________________________________________________ 
 
  RESOLUTION DECLARED:  
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CERTIFICATION 
 
I 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 May 22nd, 2024.   
 
 

      Respectfully submitted, 
 
 
      ___________________ 
      Lani Thomas, Secretary  
      Gaines Charter Township 
      Planning Commission  
 
      Dated: _____________ 
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January 14, 2025 
1440 
 

Via Email:  dan.wells@gainestownship.org 
 
Dan Wells, Community Development Director 
Gaines Charter Township 
8555 Kalamazoo Ave SE 
Caledonia, MI 49316 
 
Re: Continental Properties PUD – Preliminary PUD Review 
 6326/6330/6338 Hanna Lake Ave, Section 2, Gaines Charter Township, 
 
Dear Dan: 
 
We have reviewed the proposed Continental Properties PUD project located at 3316 68th Street, 
SE and the preliminary site layout plan that we received on December 20, 2023 We provide the 
following comments for the consideration of the Applicant and the Planning Commission: 

1. The proposed connection to the Hanna Lake Avenue right-of-way (ROW) will require the 
review and approval of the Kent County Road Commission (KCRC). The Applicant shall 
provide a copy of all KCRC review comments and approvals to the Township and the 
Township Engineer. 

2. The proposed public utility work within the Hanna Lake Avenue ROW will require the 
review and approval of the KCRC. The Applicant shall provide a copy of all KCRC 
review comments and approvals to the Township and the Township Engineer. 

3. The Applicant is required to obtain a soil erosion and sedimentation control permit from 
the KCRC prior to the start of any site work. 

4. The Applicant’s Engineer shall submit drainage plans and a detailed stormwater 
management calculations package including the most recent copy of the LGROW 
spreadsheet filled out for the site in questions for review. The stormwater facilities shall 
be designed to comply with all standards and requirements of the Kent County Drain 
Commission’s Development Drainage Rules. 

5. The Applicant’s Engineer shall submit a Township stormwater permit application for 
review and approval by our office. A blank copy of this permit can be provided by our 
office upon request. 

6. The Applicant shall provide a storm sewer connection for each of the proposed 
units/buildings. 

7. We note that the proposed detention ponds will outlet to the existing Anderson County 
Drain and review/approval of this stormwater discharge by the Kent County Drain 
Commissioner’s Office will be required. 



Dan Wells, Community Development Director 
January 14, 2025 
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8. The Applicant will be required to comply with all private street requirements and detailed 
construction plans for the private streets shall be submitted for review and approval. 

9. We recommend that the Applicant contact the Township’s Water & Sewer Administrator 
to determine what water and sewer connection fees are due for this property.  

10. We note that the exact sizes and locations of the public water supply and sanitary sewer 
facilities to be constructed will be determined as part of the detailed construction plan 
review process. Proposed construction plans will need to be submitted by the Applicant’s 
Engineer to the Byron-Gaines Utility Authority (BGUA) and an electronic copy of the 
plans sent to the Township Engineer for review and approval. 

11. The Applicant’s Engineer shall show and label all existing public and private utilities on 
the PUD plan. 

12. We note that the existing watermain along the development’s Hanna Lake Avenue 
frontage is in a non-standard location. We anticipate that some reconfiguration of the 
existing public utilities may be required to adequately loop watermain within the 
proposed development. 

13. The Applicant will be required to abandon any existing wells and septic systems on the 
site in accordance with the Kent County Health Department. 

Thank you for your consideration in this matter. If you have any questions or concerns, please do 
not hesitate to contact our office. 

Sincerely, 

VK Civil 

 
Jeffrey M. Gritter, P.E. 
 
JMG/nfb 
 
c.  Bob Terpstra, Supervisor 
 Rod Weersing, Township Manager 
 Tracy Lawrence, Water & Sewer Administrator 
 John Stuyfzand, Building Inspector 
 Ken Van Hall, Fire Chief 
 Pat Quick, Fire Marshall 
 Erik Easterly, P.E., Kent County Road Commission 
 Dave Beck, Kent County Road Commission 
  Joel Morgan, P.E., Kent County Drain Commissioner’s Office 
 Jordan Teichen, Continental Properties 
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{|}~�������|�}�����}����~����!%�&���������,���������,�����������(������x��+�	�������
�|�~�������|�}�����}����~�������� �¡��¢���
£�¤�¥���¥��~��¦���������	��
����
{|���|~��|}��|�}�����}����~��������	��������
}§��¦|�¥���¥��~��¦�!"#$%�&��'�(�)��*���	� �+�����*���+�� ������,�+-��./̈̈;�©53�ª�«/¬¬­��®;83̄8/835̈�2°±7̄33/²�5�0/³̄2/²�2̄3/�<̈58�¬;0�34/�<0;<;2/²�5<5037/832�̄8�́°33;8µ�58¶�6;86/082·��©®�̧¯̈̈�0/³̄/̧ �;8�34/�¹º349�� ===>?@ABCDEF=BDGAH>FI?J@B>=CKKDL?@ABCDEF=BDGAH>FI? MNO�PQRRS����TUVVWXYZ[�\]̂]_ÙV]XZ�\Ya]bZUacdefg�hihjhkljhhmn�opqrisntfuug�hihjklnjhill
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Introduction 

 
Continental Properties Company, Inc. is a national developer, owner, and operator of Class-
A, market rate rental housing communities. Continental Properties is privately held and based 
in Menomonee Falls, Wisconsin. To date, Continental has developed over 35,800 homes 
across 131 communities in 20 different states, including 1,765 homes in Michigan, either under 
construction, in lease-up or stabilized.  

Continental’s success stems from its vertically integrated team, focused on exceptional market 
research, product design & development, construction oversight, property management, 
customer experience, and portfolio management.  

On behalf of Continental Properties Company, Inc., Continental 870 Fund LLC (‘Continental’) is 
proposing a 336-unit Authentix branded multifamily community in Gaines Charter Township. 
Authentix communities are developed, owned, and operated by Continental Properties. 

Community Overview 

Community Introduction 

Continental has a purchase and sale agreement in place with Vernon & Linda Verduin to acquire 
approximately 40 acres southeast of the intersection of M6 & Hanna Lake Avenue, with plans to 
develop a market-rate multifamily community (“Authentix Gaines”). See enclosed ‘Site Plan’ for 
details.  

Anticipated renters include young professionals, families, and seniors looking to downsize - all 
seeking safety, convenience, and a strong sense of community. The proposed development 
reflects these preferences through 14 two-story residential buildings offering a mix of studio, 1-, 2-, 
and 3-bedroom open-concept apartments, a clubhouse, and a variety of shared amenities 
designed to foster connection and comfort. 

 

View of community clubhouse from Hanna Lake Ave.  
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Community Amenities 

Authentix Gaines amenities include: 

 A clubhouse open seven days a week, featuring a large gathering room, 24-hour fitness 
center, kitchen, coffee bar, and on-site property management and leasing office. 

 A resort-style pool and sundeck located adjacent to the clubhouse. 

 Ample green space with natural landscaping, community gathering areas (pergola, firepit), 
and an extensive network of internal walkways to enhance pedestrian connectivity and 
encourage neighbor interaction. 

 Pet-friendly features such as a fenced pet playground and a pet washing station. 

 A community garden, walking path, and disc golf course to support wellness and outdoor 
recreation. 

 A defined, welcoming entrance via a landscaped boulevard. 

 An optimized site layout designed for efficient internal circulation and enhanced walkability. 

 Thoughtful land planning that preserves natural open space while maximizing functionality 
and aesthetic appeal.  

Design Standards 

The proposed architectural design offers a distinct approach within the multifamily sector, 
featuring direct entry to each home and private, secure stairwells for all second-floor units. High-
quality roofing, varied siding orientations, ample glazing, and thoughtful architectural articulation 
contribute to a cohesive and visually engaging community character. All ancillary structures, 
including the clubhouse, are designed to match the residential buildings in material quality and 
architectural style. See enclosed ‘Architectural Elevations’ for details. 

Siding materials will include high-quality vinyl on residential and auxiliary structures, with masonry 
accents on the clubhouse for enhanced visual interest along the Hanna Lake street frontage.  

Each unit, ranging from studios to three-bedrooms, features generous window coverage to 
maximize natural ligh. Kitchens will include stainless steel appliances, contributing to both modern 
aesthetics and long-term durability.  

Environmental Impacts 

The site plan prioritizes the preservation of on-site natural resources. A preliminary wetland 
delineation identified approximately 6 acres of wetlands. The development plan minimizes 
wetland impacts, limiting disturbances to those necessary for the drain crossing. Additionally, 
existing trees and vegetation adjacent to the Anderson Drain will be preserved during 
construction. Continental has engaged a reputable local wetland consultant to assist with 
obtaining the required County and State permits for the proposed wetland impacts. 



3 
 

Utilities & Storm Drainage 

Water: An existing 16” water main on the west side of Hanna Lake Avenue will provide water 
service. New 8” looped mains will tap into this line at two points, crossing Hanna Lake Avenue 
and the Anderson Drain to serve the eastern portion of the site. 

Sanitary Sewer: The east side of the site will connect to an existing 30” trunk line east of the 
Anderson Drain. The west side will connect to an existing 8” main in Hanna Lake Avenue. 

Storm Drainage: Stormwater from the site will be directed towards the detention basins indicated 
on the plan using storm sewer, sheet flow, and shallow swales. The detention basins will be 
designed per Kent County standards. 

Construction Timing 

Construction is expected to start after Continental closes on the land in December, 2025 and will 
proceed in a single phase. The clubhouse will be completed by November 2026, approximately 
11 months after breaking ground. The first residential building will be ready for occupancy in 
December 2026, with subsequent buildings turning over monthly, aiming for substantial 
completion by September 2027. 

Public Benefit 

Public Park  

As part of the development, Continental will dedicate approximately 3.6 acres of land to Gaines 
Township for a new public park. Commemorating the Verduin family and the site’s agricultural 
heritage, the park will expand recreational opportunities for the broader community. The park 
integrates seamlessly with the surrounding natural landscape and includes publicly accessible 
parking and a connected walking path. 

Essential Housing 

As identified in the Township’s Master Plan, Gaines Township anticipates a population increase of 
approximately 15,000 residents over the next 20 years, requiring 4,000-5,000 new homes. With 336
units, the proposed development contributes significantly to meeting this need. 

Conservation & Preservation of Natural Resources 

The Anderson Drain and approximately 6 acres of wetlands exist on the site. The thoughtfully 
designed site layout limits wetland and drain impacts, preserving the land’s natural features. Of the 
6-acres of existing wetlands, the proposed project disturbance area will be no more than 0.75
acres. 

Public Infrastructure 

This development will include a public sidewalk extension along Hanna Lake Ave, of 
approximately 450 feet, enhancing pedestrian connectivity to the south to 68th Street. 
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Economic Impact 

The proposed community will deliver significant long-term economic benefits to Gaines Charter 
Township. In addition to the investment made during construction, the community will generate 
ongoing tax revenue through new household creation and contribute to the local economy 
through daily resident spending on goods and services. 
 
The project will also support job creation during both construction and ongoing operations, 
including permanent on-site roles for community management. With fewer fixed expenses than 
traditional homeowners, residents will bring meaningful economic activity to local businesses, 
helping to strengthen the Township’s commercial base.  
 
 

Conclusion 

Continental appreciates the opportunity to join the Gaines Township community and looks 
forward to collaborating with municipal stakeholders on this development. With the continued 
growth of this submarket, this community is expected to help meet the demand for rental housing 
and serve as a core component of the residential living environment within the larger Grand 
Rapids metro area. 
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Property Description  (as furnished from Commitment No. NCS-1241707-MKE):
Land in the Township of Gaines, Kent County, MI, described as follows:

Parcel 1:
   That part of the following description lying Southwesterly of a line 250.66 feet Southwesterly from/measure perpendicular to and parallel with a line
commencing 1928.25 feet South 0 degrees 30 minutes 05 seconds West along the North and South 1/4 line from the North 1/4 corner; thence North 61 degrees
28 minutes 31 seconds West 558.13 feet; thence Northwesterly 1259.37 feet along a 3922.75 feet radius curve to Lt/long chord bears North 70 degrees 40
minutes 21 seconds West 1253.97 feet; thence North 79 degrees 52 minutes 11 seconds West 1363.87 feet to the point of ending - part of the Northwest
fractional 1/4 and part of the Southwest 1/4 commencing at the Northwest corner of Section; thence South 0 degrees 43 minutes 53 seconds West along the
West Section line 1122.0 feet; thence North 89 degrees 31 minutes 07 seconds East 490.0 feet; thence South 89 degrees 50 minutes 16 seconds East to center
line of Anderson Drain and beginning of this description; thence South 89 degrees 50 minutes 16 seconds East to the North and South 1/4 line; thence Southerly
along the North and South 1/4 line to the center of Section; Westerly along the East and West 1/4 line to the Northeast corner of the West 1/2 of the Southwest
1/4; thence along the East line of the West 1/2 of the Southwest 1/4 to the South line of the North 613.0 feet of the Southwest 1/4; thence North 89 degrees 53
minutes 20 seconds West along said South line 781.0 feet to the Northeasterly line of the abandoned K.B.E.C. Railroad right-of-way (100 feet wide); thence
North 28 degrees 57 minutes 09 seconds West along the Northeasterly line of said abandoned railroad right-of-way 492.54 feet to a point which is 378.92 feet
North 0 degrees 43 minutes 53 seconds West along the West Section line and 642.20 feet South 28 degrees 57 minutes 09 seconds East along the
Northeasterly line of said abandoned railroad right-of-way from the West 1/4 corner; thence South 86 degrees 57 minutes 09 seconds East 220.52 feet; thence
North 28 degrees 57 minutes 09 seconds West 580.0 feet; thence North 0 degrees 43 minutes 53 seconds West 233.0 feet; thence North 89 degrees 28
minutes 25 seconds West 249.52 feet to West Section line; thence North 0 degrees 43 minutes 53 seconds West along the West Section line 384.30 feet to a
point 932.36 feet North 0 degrees 43 minutes 53 seconds West along the West Section line from the West 1/4 corner; thence North 89 degrees 31 minutes 07
seconds East 820.0 feet more or less to centerline of Anderson Drain; thence Northerly along the centerline of said drain to beginning. Except the West 50.86
feet of Section 2, Town 5 North, Range 11 West.

Parcel 2:
   That part of the Northwest 1/4, and that part of the Southwest 1/4, Section 2, Town 5 North, Range 11 West, Gaines
Township, Kent County, Michigan, described as: Commencing at the West 1/4 corner of Section 2; thence North 00
degrees 43 minutes 53 seconds West 378.92 feet; thence South 28 degrees 57 minutes 09 seconds East 62.20 feet
along the Northeasterly line of the former Railroad R.O.W. (100 feet wide) to the Place of Beginning of this description;
thence South 86 degrees 57 minutes 09 seconds East 220.52 feet; thence South 28 degrees 57 minutes 09 seconds
East 580.0 feet; thence North 86 degrees 57 minutes 09 seconds West 220.52 feet; thence North 28 degrees 57 minutes
09 seconds West 580.0 feet along the Northeasterly line of said former Railroad R.O.W. to the place of beginning.

ALSO: That part of the Northwest 1/4, and that part of the Southwest 1/4, Section 2, Town 5 North, Range 11 West,
Gaines Township, Kent County, Michigan, described as: Beginning at a point on the West line of Section 2, which is North
00 degrees 43 minutes 53 seconds West 326.06 feet from the West 1/4 corner of Section 2; thence North 00 degrees 43
minutes 53 seconds West 52.86 feet along said West line; thence South 28 degrees 57 minutes 09 seconds East 642.2
feet along the Northeasterly line of the former Railroad R.O.W. (100 feet wide); thence North 86 degrees 57 minutes 09
seconds West 29.48 feet; thence North 28 degrees 57 minutes 09 seconds West 580.0 feet to the place of beginning.

Parcel 3:
   Part of the Northwest Fractional 1/4 commencing 1689.30 feet South 0 degrees 43 minutes 53 seconds East along the
West Section line from the Northwest corner of Section; thence South 89 degrees 28 minutes 25 seconds East 249.52
feet; thence South 0 degrees 43 minutes 53 seconds East 233.0 feet; thence North 86 degrees 57 minutes 09 seconds
West 220.52 feet to the Northeasterly line of the abandoned K.B.E.C. Railroad Right-of-Way (100 feet wide); thence
North 28 degrees 57 minutes 09 seconds West along the Northeasterly line of said abandoned Railroad Right-of-Way
62.21 feet to the West Section Line; thence North 0 degrees 43 minutes 53 seconds West along the West Section Line
169.13 feet to the beginning. Except the West 50.86 feet of Section 2, Town 5 North, Range 11 West.

(for informational purposes only)
Parcel 1: (Tax Parcel No.:  41-22-02-100-051)    Commonly known as: 6338 Hanna Lake Ave SE, Caledonia, MI 49316
Parcel 2: (Tax Parcel No.:  41-22-02-100-055)    Commonly known as: 6330 Hanna Lake Ave SE, Caledonia, MI 49316
Parcel 3: (Tax Parcel No.:  41-22-02-100-053)    Commonly known as: 6326 Hanna Lake Ave SE, Caledonia, MI 49316
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INTEGRAL WALK/CURB DETAIL

18" HEAD CURB DETAIL 4" CONCRETE SIDEWALK DETAILPAVING CROSS SECTION
STANDARD DUTY(PITCHED OUT)

18" ROLLED CURB DETAIL
BARRIER FREE PARKING DETAIL

18" HEAD CURB DETAIL
(PITCHED IN)
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Large Tree (max. ht greater than 70 ft.)

TOTAL

SPACING

15 ft. X

35 ft. X

45 ft. X

NUMBER

4

8

2

= 14

RESULT

= 60 ft.

= 280 ft.

= 90 ft.

= 430 ft. (greater than 398 ft.)

PARKING LOT LANDSCAPING:

TOTAL SURFACE PARKING: 559 SPACES

PARKING LOT CANOPY TREES:

1 TREE PER 12 SPACES = 47 REQUIRED PARKING AREA TREES

TREES PROVIDED - 53 CANOPY DECIDUOUS TREES - SEE PLANT LIST FOR SPECIFICS

(8)    AR - ACER RUBRUM
(3)    CO - CARYA OVATA
(7)    FG - FAGUS GRANDIFOLIA
(14)  GB - GINGKO BILOBA
(4)    LT - LIRIODENDRON TULIPFERA
(7)    OV - OSTRYA VIRGINIANA
(10)  TC - TILIA CORDATA

SCREENING:

PER SECTION 23.80.C.
REQUIRED: (2) SHRUBS PER PARKING SPACE FRONTING THE R.O.W. = 52 SHRUBS REQ'D.
SHRUBS PROVIDED: 34 EVERGREEN & 18 DECIDUOUS SHRUBS, TOTAL OF 52 - SEE SHEET L201
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TYPE B

TYPE B

EXISTING BUFFER TREES AT OR NEAR PROPERTY LINES TO REMAIN - SEE PLANS.

PROTECTIVE TREE FENCING SHALL BE INSTALLED PRIOR TO SITE DISTURBANCE. TO
BE INSTALLED AT TREE DRIP LINE - SEE DETAIL, THIS SHEET.
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GENERAL PLANTING LEGEND:
*SEE PLAN FOR SPECIFICS

BUILDING TYPE A
A-1 TYPICAL PLANTING

BUILDING TYPE A
A-2 TYPICAL PLANTING

CLUBHOUSE

FRONT YARD TREE PLANTING: MULTI-FAMILY BUILDING SITE LANDSCAPING:

481.33' FRONTAGE - LESS (2) DRIVEWAYS @ 83.46' TOTAL = 398' FRONTAGE

SIZE CLASSIFICATION

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

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

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

TOTAL

SPACING

15 ft. X

35 ft. X

45 ft. X

NUMBER

4

8

2

= 14

RESULT

= 60 ft.

= 280 ft.

= 90 ft.

= 430 ft. (greater than 398 ft.)

PARKING LOT LANDSCAPING:

204.42'

55
.2

5'

SECTION 23.90 BUILDING LANDSCAPING:

BUILDING TYPE A

WIDTH - 204 LFT
(1) SHRUB PER 5 FT OF BUILDING WIDTH FOR EACH SIDE
204
5  = 41 SHRUBS REQUIRED, EACH FRONT AND BACK

SHRUBS PROVIDED: 41 EACH FRONT AND BACK

DEPTH - 55 LFT
55
5  = 11 SHRUBS REQUIRED, EACH SIDE
SHRUBS PROVIDED: 11 EACH SIDE

*NOTE - (2) TYPICAL PLANTING DESIGNS ARE PROVIDED FOR BUILDING
TYPE A FOR SPECIES DIVERSITY, LABELED AS A-1 AND A-2. SEE SHEET
L200 FOR KEY PLAN ON EACH PLANTING TYPE.

**SEE SHEET L202 FOR BUILDING TYPE B PLANTING DESIGN.

204.42'

55
.2

5'

STORM WATER SEED MIX

TOTAL SURFACE PARKING: 559 SPACES

PARKING LOT CANOPY TREES:

1 TREE PER 12 SPACES = 47 REQUIRED PARKING AREA TREES

TREES PROVIDED - 53 CANOPY DECIDUOUS TREES - SEE PLANT LIST FOR SPECIFICS

(8)    AR - ACER RUBRUM
(3)    CO - CARYA OVATA
(7)    FG - FAGUS GRANDIFOLIA
(14)  GB - GINGKO BILOBA
(4)    LT - LIRIODENDRON TULIPFERA
(7)    OV - OSTRYA VIRGINIANA
(10)  TC - TILIA CORDATA

SCREENING:

PER SECTION 23.80.C.
REQUIRED: (2) SHRUBS PER PARKING SPACE FRONTING THE R.O.W. = 52 SHRUBS REQ'D.
SHRUBS PROVIDED: 34 EVERGREEN & 18 DECIDUOUS SHRUBS, TOTAL OF 52 - SEE THIS SHEET
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BUFFER
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BUFFER
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FLAGPOLES
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GENERAL PLANTING LEGEND:
*SEE PLAN FOR SPECIFICS

BUILDING TYPE B
TYPICAL PLANTING

MULTI-FAMILY BUILDING SITE LANDSCAPING:

SECTION 23.90 BUILDING LANDSCAPING:

BUILDING TYPE B

WIDTH - 186.71 LFT
(1) SHRUB PER 5 FT OF BUILDING WIDTH FOR EACH SIDE
186.71/5 = 37 SHRUBS REQUIRED, EACH FRONT AND BACK
SHRUBS PROVIDED: 37 EACH FRONT AND BACK

DEPTH - 69.79 LFT
69.79/5 = 14 SHRUBS REQUIRED, EACH SIDE
SHRUBS PROVIDED: 14 EACH SIDE

*NOTE - (2) TYPICAL PLANTING DESIGNS ARE PROVIDED FOR BUILDING
TYPE A FOR SPECIES DIVERSITY, LABELED AS A-1 AND A-2. SEE SHEET
L200 FOR KEY PLAN ON EACH PLANTING TYPE.

**SEE SHEET L201 FOR BUILDING TYPE A PLANTING DESIGNS.

MATCHLINEMATCHLINE

PARKING LOT LANDSCAPING:

TOTAL SURFACE PARKING: 559 SPACES

PARKING LOT CANOPY TREES:

1 TREE PER 12 SPACES = 47 REQUIRED PARKING AREA TREES

TREES PROVIDED - 53 CANOPY DECIDUOUS TREES - SEE PLANT LIST FOR SPECIFICS

(8) AR - ACER RUBRUM
(3) CO - CARYA OVATA
(7) FG - FAGUS GRANDIFOLIA
(14) GB - GINGKO BILOBA
(4) LT - LIRIODENDRON TULIPFERA
(7) OV - OSTRYA VIRGINIANA
(10)   TC - TILIA CORDATA

18
6.

71
'

69.79'

REQUIRED FRONT YARD DECIDUOUS, EVERGREEN

& ORNAMENTAL FLOWERING TREES

REQUIRED PARKING LOT DECIDUOUS TREES

SUPPLEMENTAL LARGE DECIDUOUS, EVERGREEN

& FLOWERING TREES

EVERGREEN & DECIDUOUS SHRUBS

ORNAMENTAL GRASSES & PERENNIALS

SOD TURF GRASS NEAR BUILDINGS (TYP)

LAWN SEED MIX, & PLANT BEDS WITH MULCH PER

PLANS (TYP)

LOW PROFILE PRAIRIE SEED MIX - SEE SHEET L204

GROUNDS
BUILDING

DOG PARK

2.00' TYPBUFFERALL SIDES

LAWN SEED
MIX (TYP)

SOD TURF
GRASS
(TYP)

SOD TURF
GRASS (TYP)

LAWN SEED
MIX (TYP)

LAWN SEED
MIX (TYP)

SOD (TYP)

NATIVE PRAIRIE
MIX (TYP) - SEE

SHEET L204

EXISTING
TREES TO

REMAIN (TYP)

A-2 TYP
PLANTING -

SEE SHT L201

A-1 TYP
PLANTING - SEE

SHT L201

A-2 TYP
PLANTING -

SEE SHT L201

A-1 TYP
PLANTING - SEE

SHT L201

B TYP PLANTING
- SEE THIS SHT

A-2 TYP
PLANTING -

SEE SHT L201

SHOVEL SPADED
EDGING AT PLANT
BED TO LAWN
TRANSITION (TYP)
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GENERAL PLANTING LEGEND:
*SEE PLAN FOR SPECIFICS

MATCHLINE
MATCHLINE

PARKING LOT LANDSCAPING:

TOTAL SURFACE PARKING: 559 SPACES

PARKING LOT CANOPY TREES:

1 TREE PER 12 SPACES = 47 REQUIRED PARKING AREA TREES

TREES PROVIDED - 53 CANOPY DECIDUOUS TREES - SEE PLANT LIST FOR SPECIFICS

(8) AR - ACER RUBRUM
(3) CO - CARYA OVATA
(7) FG - FAGUS GRANDIFOLIA
(14) GB - GINGKO BILOBA
(4) LT - LIRIODENDRON TULIPFERA
(7) OV - OSTRYA VIRGINIANA
(10) TC - TILIA CORDATA

REQUIRED FRONT YARD DECIDUOUS, EVERGREEN

& ORNAMENTAL FLOWERING TREES

REQUIRED PARKING LOT DECIDUOUS TREES

SUPPLEMENTAL LARGE DECIDUOUS, EVERGREEN

& FLOWERING TREES

EVERGREEN & DECIDUOUS SHRUBS

ORNAMENTAL GRASSES & PERENNIALS

SOD TURF GRASS NEAR BUILDINGS (TYP)

LAWN SEED MIX, & PLANT BEDS WITH MULCH PER

PLANS (TYP)

LAWN SEED
MIX (TYP)

SOD TURF
GRASS
(TYP)

SOD
(TYP)

LAWN SEED
MIX (TYP)

LAWN SEED
MIX (TYP)

SOD (TYP)

LAWN SEED
MIX (TYP)

SOD (TYP)

A-1 TYP
PLANTING - SEE

SHT L201

B TYP PLANTING
- SEE SHT L202

A-2 TYP
PLANTING -

SEE SHT L201

B TYP PLANTING
- SEE SHT L202

A-1 TYP
PLANTING - SEE

SHT L201

COMMUNITY
PLANTER BOXES
WITH CRUSHED
GRANITE BASE
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3" OF 1-2" WASHED
STONE MULCH; HOLD
AWAY FROM TRUNK

PLANTING MIXTURE

EARTH SAUCER

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

NOTE:
- SHRUB SHALL BEAR SAME

RELATION TO FINISH GRADE
AS IN NURSERY.

LIMIT OF
BAREROOT SPREAD

SET ROOT BALL ON
UNDISTURBED SOIL

X

2X

NOTE:
DO NOT CUT LEADER

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

2/
3 

HE
IG

HT
 O

F 
TR

EE

60°
12" TYP.

120°

DO
W

NH
IL

L 
SL

OP
E

2 PLY REINFORCED RUBBER HOSE,
POSITIONED DIRECTLY ABOVE FIRST BRANCH

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

GUY WIRE FLAG

EARTH SAUCER

PLANTING MIXTURE
GUY STAKING

MULCH, HOLD AWAY FROM TREE

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

DOUBLE STRAND,
TWISTED GUYING WIRE

2 PLY REINFORCED
RUBBER HOSEDO NOT PRUNE LEADER

PRUNE ONLY DEAD OR
BROKEN BRANCHES

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

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

3X WIDEST POINT OF ROOTBALL

PLACE ROOT BALL ON
UNDISTURBED SOIL

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

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

NOTE:
- DO NOT STAKE UNLESS PLANTED ON

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

NOTE:
DO NOT CUT LEADERS.

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

STAKE 3 LARGEST STEMS.  SET STAKES PLUMB AND EQUAL HT.

C
C

C

C

C

C
C

2X

X
PLACE ROOT BALL ON
UNDISTURBED SOIL

PLANTING MIXTURE

REMOVE BURLAP FROM TOP 1/3 OF
BALL.  REMOVE ALL PLASTIC WRAP,
WIRE AND ROT PROOF WRAP.

3" MULCH

EARTH SAUCER
GUY STAKING

2 PLY REINFORCED RUBBER
HOSE ABOVE FIRST BRANCHES
APPROX. 1/3 HT. OF TREE

BIND HOSE TOGETHER
W/ SINGLE WIRE STAY
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Gaines Charter Township        

Planning Commission Memo  
Meeting Date: May 22nd, 2025 

AGENDA ITEM: VI.1.c 

PROPOSED REQUEST: Rezone from 
Agricultural/Rural Residential to Village 
Residential 

ADDRESSES: 1264 100th Street SE 

PARCEL NUMBER: 41-22-32-200-005 

APPLICANT: Randy Koetje, Koetje Builders & 
Developers  

FILE NUMBER: 250328RK   

PROPERTY ZONING DISTRICT: Agricultural/ 
Rural Residential (A/RR) 

PROPERTY SIZE: Ca. 45.80 acres 

REPORT BY: Dakota Swan, Assistant Planner 

 

 
 



Planning Commission Memo      Meeting Date: May 22nd, 2025 

 
OVERVIEW 

The applicant requests the rezoning of a 45.79 acre parcel of land from Agricultural/Rural Residential 
(A/RR) to Village Residential (VR).  

The subject parcel is located near the intersection of 100th and Pease Avenue and is currently vacant, 
but is topographically complicated as the site was previously used for mineral extraction. There was 
previously a conveyor that ran across the subject parcel used to transport materials on behalf of 
Stoneco of Michigan.  

Surrounding zoning:  

 

 NORTH: Agricultural- Rural 
Residential (A/RR) 

 

WEST: PUD – Mineral Extraction SUBJECT PARCEL EAST: A/RR & PUD – Mineral 
Extraction 

 SOUTH: Agricultural- Rural 
Residential (A/RR) 

 

 

 

   

   = Boundaries of subject property 

 

COMPLETENESS REVIEW  

Application materials must contain information outlined in Section 36.60 of the GCTZO, Checklist for 
Rezoning, and responses to rezoning standards outlined in the application. The application dated March 
28th and supplementary materials are complete for review.  



Planning Commission Memo      Meeting Date: May 22nd, 2025 

 
STANDARDS OF REVIEW 

The request has been reviewed using the applicable review standards of Section 31.40.A – Zoning Map 
Approval Standards, Zoning Map Amendment, which states: 

The following standards shall be considered by the Planning Commission and Township Board while 
reviewing 

a proposed Zoning Map amendment: 

1. The request is consistent with the recommendations of the Township Master Plan and the 
Future Land Use Map.  

Meets standard. The Township’s current Future Land Use Plan designates the subject area parcel as 
Village Residential; the applicant is requesting a rezoning to VR, which is a new zoning district that 
implements the Village Residential concept outlined in the 2023 Gaines Charter Township Master Plan. 

 

  

    = Boundaries of subject property 

From the Master Plan regarding “Village Residential”: 

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



Planning Commission Memo      Meeting Date: May 22nd, 2025 

 
2. The rezoning of land will not negatively impact adjacent and nearby property:  

a. The allowable land uses within the proposed zoning district are compatible with 
nearby land uses and zoning districts. 

b. There will be no adverse physical impact on surrounding properties. 
c. There will be no adverse effect on property values in the adjacent area. 
d. It will not create a deterrent to the improvement or development of adjacent 

property in accordance with existing regulations. 

Meets standards. The parcel in question is in an area of the Township occupied largely by mineral 
extraction sites to the east-south-west and single-family homes on large lots to the north. The proposed 
rezoning to VR is compatible with nearby land uses and zoning districts as there are several residences in 
the surrounding area, specifically to the northeast and northwest of the parcel. Although the rezoning 
would open the parcel up for village residential development, staff does not anticipate any adverse 
physical impacts to surrounding properties or property values in the adjacent area as a result of the 
rezoning or development that may occur as a result of the rezoning.    

3. The site is adequately served by streets and public utilities, and the rezoning will not impact 
the delivery of public services.  

Meets standard. While the parcel is not currently served by all utilities necessary for residential use, 
extension of utilities to the subject parcel is possible from the stubs available in Preservation Lakes. This 
parcel is the end of the sewer service area, topographically it forms the upper end of the Buck Creek 
watershed boundary and is the limit to have a gravity system flow to the north. 

Staff finds that 100th Street is equipped to handle additional traffic that may be generated in the future 
from possible residential development. Any future development of the parcel is subject to review by the 
Township Engineer, Water and Sewer Administrator, Kent County Health Department, and Kent County 
Road Commission.  

4. There are no natural constraints to the development of the land in accordance with the 
desired zoning district, and the zoning map amendment will not impact sensitive natural 
resources.  

Meets standard. Any of the uses listed under Village Residential would be appropriate for this parcel; a 
rezone may allow for an improvement to the pit left by the mining operation. Since the subject parcel 
was used for mineral extraction, there are some grade changes and a deep pit in the southern portion of 
the parcel; the pit would not be prohibitive to village residential development on the parcel. The 
northern part of the parcel is relatively flat. Staff does not anticipate the rezoning to enable any adverse 
effects to sensitive natural resources.  

5. The rezoning will not grant a special privilege to an individual property owner when 
contrasted with other property owners in the area or the general public (i.e. will rezoning 
result in spot zoning).  

Meets standard. The proposed rezoning will not result in spot zoning; the area of the Township the 
subject parcel is located in has been designated for residential development in the last several iterations 
of the Master Plan and associated Future Land Use Maps. Although other existing uses in the immediate 
area are not consistent with those that would be permitted under a VR zoning designation, this parcel 
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has always been intended for residential development, as noted in the Future Land Use Plan. As Stoneco 
operations cease, the area will likely convert to either residential or open space uses.  

6. There are no substantial reasons why the property cannot be used in accordance with its 
present zoning classifications. 

Meets standard. The property could remain zoned as A/RR and still be reasonably used for any uses 
permitted under A/RR. The topographic variation and other physical characteristics of the parcel itself 
are not prohibitive to using the property in accordance with its present zoning classifications.  

STAFF RECOMMENDATION 

The Planning Commission, after public hearing and consideration of the factors for rezoning set forth in 
this chapter, may recommend to the Township Board approval, approval with recommended changes or 
denial of the rezoning; provided, however, that any recommended changes to the offer of conditions 
are acceptable to and thereafter offered by the landowner. 

Staff recommends approval of the rezoning as it is designated for VR use on the Future Land Use Plan.  
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OVERVIEW 

The applicant requests a tentative preliminary plat review for Phase 3 of Hoffman Meadows. Phase 3 is 
20.19 acres and includes 50 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.” A public 
hearing is required for the tentative preliminary plat.  

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

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

The proposed plat was laid out under the previous Residential-10 standards which allowed 10,000 SF 
lots.  The applicant initially submitted the plat on March 11th, 2025, but then withdrew the plat on 
March 31st (see attached email). The applicant also requested to be considered for tentative preliminary 
plat at the May 22nd meeting. In the interim, the amended ordinance went into effect (April 26th) that 
stipulates 12,000 square feet for Suburban Residential lots. Hoffman Meadows Phase 3 is in the 
Suburban Residential (SR) zoning district.  

Staff has consulted with the Township Attorney and he determined that since the proposed plat has not 
been previously reviewed by the Planning Commission and approved, the lots need to meet current 
ordinance standards.  

Surrounding zoning:  

 NORTH: SR  

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

 SOUTH: PUD (Crystal Springs)  

 

STANDARDS OF REVIEW 

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

• GCTZO Section 5.20.C Suburban Residential District Dimensional Requirements and GCT Code of 
Ordinances  

• GCTZO Section 16.20.F General Residential Requirements, Single-Family Detached Development 
Variety 

• GCTZO Section 23.50 Landscaping, Front Yard Trees 
• GCT Section 22-62 Compliance with Zoning Regulations  
• GCT Code of Ordinances, Section 22-63 Sidewalks 
• GCT Code of Ordinances, Section 22-64 Street Lighting 
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• 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 5.20.C SR District Dimensional Requirements and GCT Code of Ordinances 
Section 22-62 Compliance with Zoning Regulations 

Single-family lots in SR must be a minimum of 12,000 square feet in area and 80 feet in width as outlined 
in Section 5.20.C of the Zoning Ordinance. The lot size table indicates that 31 of 50 proposed lots are 
under 12,000 square feet. The plat does however show compliant lot widths on all lots. 

Setbacks for single-family and two-family lots in SR are 35 feet for the front and rear and eight feet for 
the sides. The lots appear to be sufficient in length, width, and shape for homes to meet required 
setbacks, however, several lots do not meet the minimum square footage requirement as stipulated in 
Section 5.20.C of the GCTZO.  

2.  GCTZO Section 16.20.F General Residential Requirements, Single-Family Detached 
Development Variety 

Section 16.20.F requires that a single-family detached residential development incorporate a variety of 
house models. Since the development is proposed to have over 41 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 23.50 Landscaping, Front Yard Trees 

Section 23.50.1 requires that all newly created single-family lots must include one deciduous tree.  
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 
tentative 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.   

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

• The developer must provide the necessary funds for installation within 30 days of Gaines 
Charter Township issuing an invoice for the installation costs.  
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6. GCT Code of Ordinances Section 22- 65 Public Utilities 

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

STAFF RECOMMENDATION 

Based on our review, Staff recommends that tentative preliminary approval of the Hoffman Meadows 
Phase 3 plat be denied since the plat does not meet minimum lot size requirements. 

  

 



68TH  ST

CRYSTAL MEADOWS ST.

HARTSTONE DR.

M
O

U
N

TA
IN

K
N

O
LL

 A
VE

.

M
O

U
N

TA
IN

 K
N

O
LL

 A
VE

.

CAMLANN ST.

C
A

LI
B

U
R

N
 D

R
.

PHASE 1

A B C D E F

CRYSTAL  MEADOWS STREET

H
A

W
K

 S
TO

N
E 

D
R

IV
E

O
LD

 P
A

ST
U

R
E 

D
R

IV
E

132

133

134

135

136137

138

139

WHETSTONE DRIVE

A
VA

LO
N

 D
R

IV
E

PHASE 3

140

141

142

143

144

96979899100101102
103

104

105

106

107

108

109

110

111

112

113
114 115 116 117

118

119

120

121

122

123

124

125

126

127128

129

130

131

145

WHETSTONE DRIVE

SL
A

TE
 R

O
C

K
 D

R
.

PHASE 2

PROPERTY DESCRIPTION:

N
O

R
TH

PRELIMINARY PLAT
HOFFMAN MEADOWS NO. 3

2464 68TH STREET SE

Know what's

www.CALL811.com

LEGEND

C1

LOCATION MAP

RL-10 / PUD

RL-14RL-14

RL-14

RL-14

RL-14

RL-10

RL-10 / PUD

RL-10 / PUD

RL-10

RL-10

RL-10 RL-10

RL-10 / PUD

NOTE:

   LOT #   AREA

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

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

   LOT #   AREA

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

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

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

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

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

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

LOT AREAS

REQUIREMENTS:

HARTMAN ESTATES NO 3
LOT # ADDRESS OWNER
LOT 86 7168 SHADY KNOLL DR SE RANDALL BEUTE
LOT 85 7148 SHADY KNOLL DR SE PATRICK MCCARTHY
LOT 84 7130 SHADY KNOLL DR SE HEATHER SLITER
LOT 83 7116 SHADY KNOLL DR SE VIET H LUU
LOT 82 7104 SHADY KNOLL DR SE CODY VANNORMAN
LOT 81 7088 SHADY KNOLL DR SE ERIC CAMPBELL
LOT 80 7076 SHADY KNOLL DR SE TRONG NGUYEN
LOT 79 7058 SHADY KNOLL DR SE LOHO PROPERTIES
LOT 78 7046 SHADY KNOLL DR SE JASON ROTTMAN
LOT 77 7024 SHADY KNOLL DR SE JAMES DOANE
LOT 76 7012 SHADY KNOLL DR SE IRUIM RAZA
LOT 75 7004 SHADY KNOLL DR SE ITZEL BARAJAS
LOT 74 6992 SHADY KNOLL DR SE ORVILLE THEAKER
LOT 73 6988 SHADY KNOLL DR SE ANGELICA WOODS
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March 31, 2025 
1445 
 

Via Email: dan.wells@gainestownship.org 
 
Dan Wells 
Gaines Charter Township 
8555 Kalamazoo Ave SE 
Caledonia, MI 49316 
 
Re: Hoffman Meadows Phase 3 – Preliminary Plat Review 
 Section 11, Gaines Charter Township 
 
Dear Dan: 
 
We have reviewed the Preliminary Plat we received the Hoffman Meadows Phase 3 development 
on March 13, 2025. We provide the following comments for the consideration of the Applicant 
and the Planning Commission: 
 

1. The proposed public streets require the review and approval of the Kent County Road 
Commission (KCRC). The Applicant shall provide a copy of all KCRC review comments 
and approvals to the Township and the Township Engineer. 

2. Review of the stormwater management facilities will be performed by the Kent County 
Drain Commissioner’s Office and the Township Engineer and shall comply with all 
requirements of the Kent County Drain Commission’s Development Drainage Rules. We 
note that a storm sewer connection is required for each of the proposed lots. 

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

4. We recommend the Applicant contact the Gaines Water and Sewer Administrator to 
review if any water and sewer connection fees are due for the property. 

5. The Applicant’s Engineer shall add the names, addresses, and parcel numbers of all 
adjacent properties to the proposed development on the plan. 

6. We note that the exact sizes and locations of the public water supply and sanitary sewer 
facilities to be constructed will be determined as part of the detailed construction plan 
review process. Proposed construction plans will need to be submitted by the Applicant’s 
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Engineer to the Byron-Gaines Utility Authority and an electronic copy of the plans sent to 
the Township Engineer for review and approval. 

7. The Applicant will be required to construct a 16-inch watermain loop in Mountain Knoll 
Avenue and across the Consumers Energy property to the south. We note that this 
watermain will be eligible for oversizing payment. An 8-inch sanitary sewer will also 
need to be extended across the Consumers Energy property to serve part of this phase of 
the development. Preliminary plans have previously been received for these utilities, but 
the review process is ongoing.  

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

Thank you for your consideration in this matter. If you have any questions or concerns, please do 
not hesitate to contact our office. 

Sincerely, 

VK Civil 

 
Jeffrey M. Gritter, P.E. 
 
JMG/nfb 
 
c.  Bob Terpstra, Supervisor 
 Rod Weersing, Manager 
 Connie Giarmo, Planning Commission Chair 
 Dakota Swan, Assistant Planner 
 Tracy Lawrence, Water & Sewer Administrator 
 John Stuyfzand, Building Inspector 
 Pat Quick, Fire Marshall 
 Barry Korhorn, Byron-Gaines Utility Authority 
 Joel Morgan, P.E., Kent County Drain Commissioner’s Office 
 Erik Easterly, P.E., Kent County Road Commission 
 Darren Vink, P.E., Kent County Road Commission 
 Chris Vander Hoff, Jasonville, LLC 
 Dave Hanko, P.E., Feenstra & Associates, Inc. 
 



Gaines Charter Township Fire Department
Inspection Report

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

Completed Pat Quick 04/02/2025

Business Name Address Suite City Zip
Hoffman Meadows
Subdivision

2464 68th St SE -- Caledonia 49316

Introduction:

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

RESULT: Plan Review

REMARK: 

Preliminary Plat for Hoffman Meadows Phase #3

General Construction and Demolition:

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

RESULT: Plan Review

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

                                      1 / 2
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RESULT: Plan Review

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

RESULT: Plan Review

Closing:

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

RESULT: Plan Review

Plans Approved or Denied:

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

RESULT: Approved

Inspection Signatures

Inspector Signature

__________________________
Pat Quick

Fire Marshal
Deputy Chief

--
pat.quick@gainestownship.org

Powered by TCPDF (www.tcpdf.org)
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