
AGENDA
CASCADE CHARTER TOWNSHIP PLANNING COMMISSION 

MONDAY, June 2, 2025 
6:00PM 

2870 JACKSMITH AVE SE 

Public may access the meeting via video conference software Zoom 
Webinar ID: 860 8654 9700 

https://us02web.zoom.us/j/86086549700 

ARTICLE    1. Call the meeting to order.  Record the attendance. 

ARTICLE    2. Pledge of Allegiance to the Flag 

ARTICLE    3. Approve the current Agenda  

ARTICLE    4. Disclose any Conflict of Interest 

ARTICLE    5. Approve the Minutes of the May 19, 2025, Meeting 

ARTICLE    6. Acknowledge visitors and those wishing to speak. 

(Comments are limited to five minutes per speaker) 

ARTICLE    7. Case #25-3891 – Public Hearing 
Applicant: Matt Kraker 
Property Address: 5540 Whitneyville Ave. SE 
Parcel Number: 41-19-35-251-004 
Requested Action: Request for a Type I Special Use Permit for an accessory 
building in the front yard per Section 17.03.1.b. of the Zoning Ordinance. 

ARTICLE    8. Case #25-3886 
Applicant: James VandenBerge, Joshua Baker 
Property Address: 5441 36th St. SE 
Parcel Number: 41-19-18-477-012 
Requested Action: Site Plan Review for modifications to the site of the 
previously approved 12,000 sf warehouse addition. 

ARTICLE    9. Case #25-3892 
Applicant: Cascade Charter Township 
Requested Action: Set Public Hearing for Draft Zoning Ordinance. 

ARTICLE    10. Acknowledge visitors and those wishing to speak. 

(Comments are limited to five minutes per speaker) 

ARTICLE    11. Other Business 

ARTICLE    12. Adjourn 
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CASCADE CHARTER TOWNSHIP 

PLANNING COMMISSION 

MONDAY, June 2, 2025 
6:00 PM 

ARTICLE 5. 

Approve the Minutes of the May 19, 2025 Meeting
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MINUTES 
CASCADE CHARTER TOWNSHIP PLANNING COMMISSION 

MONDAY, May 19, 2025 
6:00PM 

 2870 JACKSMITH AVE SE 
 

ARTICLE    1. Chairman Rowland called the meeting to order at 6:02 pm. 
Members Present: Rowland, Madiol, Korstange, Cribbs, Kraemer  
Members Absent: None  
Others Present: Community Planning and Development Director (CP&D Director) 
Andrea Hendrick, Township Engineer Aric Thorne, Zoning Administrator Ryan 
Sennett, Legal Counsel Leslie Abdoo of Foster Swift, Planning Assistant Nick 
Govan and others listed on the sign-in sheet. 

ARTICLE    2. Pledge of Allegiance to the Flag 

ARTICLE    3. Approve the current Agenda 

Motion was made by Chairman Rowland to adjust the current agenda to add 
an additional article between nine and 10. That new article will be article 10, 
and that will be the commission going to a closed hearing to hear some legal 
information. So other articles that were currently on the agenda, 10 through 
14 will now be 11 through 15.  
Supported by Member Madiol. Motion carried 5 to 0 

ARTICLE    4. Disclose any Conflict of Interest 

  There were no conflicts of interest. 

ARTICLE    5. Approve the Minutes of the April 21, 2025, Meeting 

Motion was made by Treasurer Korstange to approve the minutes. 
Supported by Member Cribbs. Motion carried unanimously. 

ARTICLE    6. Acknowledge visitors and those wishing to speak. 

  (Comments are limited to five minutes per speaker) 

ARTICLE    7. Cascade Charter Township Stormwater Ordinance Review & Education 

Township Engineer, Aric Thorne, presented information on the stormwater 
ordinance in Cascade Township and the stormwater site review process. He 
explained that the stormwater ordinance has three main components: water 
quality, flood control, and channel protection. The ordinance is required for all 
municipalities that discharge to state waters and is regulated by EGLE under an 
NPDES MS4 permit on a five-year cycle. 
 
Engineer Thorne explained that the ordinance affects developments more than one 
acre, developments disturbing less than one acre that are part of a larger common 
plan of development, and other specific situations outlined in Chapter 21 of the 
Zoning Ordinance. 
 
He described the partnership with Kent County Drain Commissioner, Road 
Commission, and GVMC (Grand Valley Metro Council) in implementing and 
enforcing the ordinance. 
 
Member Cribbs asked if all site plan applications go through the township 
engineer first before coming to the Planning Commission. Engineer Thorne 
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confirmed this process and noted that he may make recommendations for approval 
with conditions or exceptions based on site-specific conditions. 

ARTICLE    8. Case #25-3887 – WITHDRAWN 
 Applicant: Engelsma Homes 
 Property Address: 7320 Whispering Ridge Dr. SE 
 Parcel Number: 41-19-22-126-030 

 Requested Action: Request for a Type I Special Use Permit to build an accessory 
building over 832 sf. 

 
Community Planning & Development Director Andrea Hendrick announced that 
the applicant for Case #25-3887 had withdrawn their application. 

 
ARTICLE    9. Case #25-3885 

 Applicant: Old National Bank 
 Property Address: 2851 Charlevoix Dr. SE 
 Parcel Number: 41-19-17-102-007 

Requested Action: Request for Site Plan approval for a new bank at 2851 
Charlevoix Dr SE. 
 
Director Hendrick presented the application for an approximately 3,000 square 
foot bank with drive-through and associated parking and landscaping on an out lot 
of an existing 100,000 square foot office building in the Centennial Park Overlay 
district.  

Director Hendrick reviewed the overlay standards, noting that while building 
height and area regulations were met, there were a number of Zoning Ordinance 
requirements that were not compliant. She pointed out that no side of the proposed 
development meets the required setbacks that must remain as green space under 
the Centennial Park Overlay. She also noted that the proposed roof-mounted 
HVAC equipment lacked adequate screening, and she explained that the lighting 
plan exceeded ordinance requirements, which would require Zoning Board of 
Appeals approval since the Planning Commission cannot waive lighting 
requirements. Director Hendrick further identified that the dumpster enclosure 
failed to meet overlay requirements and observed landscaping deficiencies 
throughout the site. She highlighted that the application included non-conforming 
parking spaces along the street in areas that should be landscaped under proper 
setback compliance, and she noted that pedestrian access to 28th Street was 
problematic as it required crossing through parking areas. 
 
Township Engineer Thorne also confirmed he had been working with the 
applicant's engineer John Male on storm water requirements and that revisions 
were 90% complete, with remaining issues addressable through conditions. 
 
Josh Higginbotham, architect for Old National Bank, presented the application. He 
started the proposal mentioning taking an underutilized resource and removing 61 
parking spaces while improving stormwater runoff by reducing impermeable 
surfaces. 
 
Higginbotham addressed the challenges of working with existing infrastructure 
and explained their efforts to maximize use of existing parking while meeting 
buffer requirements. He confirmed they could meet dumpster enclosure 
requirements and addressed lighting concerns, explaining their proposed motion-
activated lighting system. He also confirmed that there was a cross access and 
shared parking agreement with the office currently on the existing parcel. 
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Treasurer Korstange questioned the need for three drive-through bays compared to 
nearby banks that had been reduced to two bays, and another had eliminated all 
their drive through lanes. Dawn Kangas with Old National Bank responded that 
they do require them and provided the reason being that one contained the night 
drop box and atm while the outer two would be drive up lanes. 
 
Treasurer Korstange also asked about the plans for removing two mature trees on 
28th Street, Higginbotham explained that one appeared to have suffered ice 
damage from recent storms. He acknowledged they could revisit keeping the trees 
if the Commission preferred, noting they would reassess the trees' condition. 
 
Commission members then discussed the various non-conforming aspects of the 
proposal. Treasurer Korstange emphasized the township's intent to clean up non-
conforming properties and require appropriate greenery.  
 
Chairman Rowland expressed concern about conforming to requirements while 
appreciating having a building instead of a parking lot. 
 
Vice Chair Kraemer emphasized the importance of meeting requirements absent 
specific reasons why compliance is not possible. The Commission discussed each 
staff recommendation in detail. 

Motion was made by Treasurer Korstange to APPROVE Case #25-3885 for 
Site Plan Review Approval at 2851 Charlevoix Dr. SE with the following 
provisions: 

1. The required buffer yard plant material may be dispersed 
throughout the site. 

Furthermore, the following conditions shall be placed on approval: 
1. The applicant meets the requirements of the Cascade Charter 

Township stormwater ordinance as recommended by the township 
engineer. 

2. The plans are modified to meet the setback and open space 
requirements of section VI.2 of Centennial Park Overlay abutting 
Charlevoix Drive. 

3. The roof mounted mechanical equipment be fully screened by means 
of adding additional screening around the proposed mechanical or 
increasing the height of the proposed parapets. 

4. The dumpster enclosure meets the requirements of the Centennial 
Park Overlay. 

5. The lighting levels meet the requirements of chapter 19 of the zoning 
ordinance. 

6. The applicant meet the sign requirements of Centennial Park 
overlay. 

7. The applicant provides the required buffer yards and planting 
requirements on the north and east side of the property and adds an 
additional landscaping island to the parking spaces lining the west 
property line, an equal distance between the two current islands. 

8. All soil erosion and sediment control plans are approved by the Kent 
County Road Commission. 

9. The Easement and Operating Agreement be reviewed and approved 
by the township attorney. 

10. The approved access and maintenance agreement is executed and 
recorded with Kent County. 
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11. A stormwater maintenance agreement is recorded with county. 
12. The applicant provides a landscaping performance bond adequate to 

the estimated cost of the landscaping. 
Supported by Vice Chair Kraemer. Motion carried unanimously. 

ARTICLE    10. Request for Closed Session 
 

Motion was made by Treasurer Korstange Regarding the cases of Fresh 
Coast Ventures LLC v Cascade Charter Township (Case No. 25-20007-CH) 
pending in the Kent County Circuit Court and Gerald R Ford International 
Airport Authority v Cascade Charter Township (Case No. 24-02765-CH) 
pending in the Michigan Court of Appeals, to go into closed session to consult 
with the Township’s attorney regarding trial or settlement strategy in 
connection with specific pending litigation because an open meeting would 
have a detrimental financial effect on the litigating or settlement position of 
the Township.  
Supported by Member Madiol. 
 
Roll Call Vote: 
Korstange: Yeah 
Cribbs: Yeah 
Rowland: Yeah 
Kraemer: Yeah 
Madiol: Yeah 
 

Motion was made by Treasurer Korstange to go back to Open Session. 
Supported by Member Madiol. Motion carried unanimously. 

ARTICLE    11. Case #25-3883 – Public Hearing 
 Applicant: Tony Bonnema, W.M. Brick & Stone, LLC 
 Property Address: 6103 60th St. SE 
 Parcel Number: 41-19-32-400-018 

Requested Action: Request for a Conditional Rezoning from AC – Airport 
Commercial and ARC – Agriculture Rural Conservation to I – Industrial. 

 
Director Hendrick presented the application for conditional rezoning of a 6-acre 
tear-shaped lot located between 60th Street and M-6. The applicant consolidated 
their request to one specific use: a contractor storage yard consisting of outdoor 
storage of equipment and materials with associated sales on the west side of the 
property. 
 
Director Hendrick explained the property is currently split-zoned with AC 
(Airport Commerce) on the west side and ARC (Agricultural Rural Conservation) 
on the east side, with the eastern portion containing navigation easements that 
limit development. She noted significant challenges with the application, 
including its inconsistency with Master Plan goals and objectives, failure to meet 
setback standards for material storage, concerns about visual aesthetics at what 
serves as a gateway to the community, and the property's lack of current utilities 
and need to extended public water and sewer connections needed for the property. 
Based on the issues noted in the staff report, Director Hendrick recommended 
denial of the conditional rezoning request. 
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Treasurer Korstange asked Director Hendrick about the utility boundary, noting 
that according to the utility boundary map in the new Master Plan, most of this 
property falls within the area designated for public utilities. Director Hendrick 
confirmed that the utility service boundary does extend through the entire property 
but indicated she would need to review the Master Plan language to determine if 
connection is required or just intended as a goal. Treasurer Korstange emphasized 
that during the drafting of the Master Plan utility boundary, the intent of the 
designation was that properties in this area should be serviced by public water and 
sewer systems, which she considered important to the application review. 
 
Patrick Sweeney, attorney for the applicant, presented the case along with Tony 
Bonnema, owner of West Michigan Brick and Stone. Sweeney explained that the 
property has been undeveloped throughout its history due to its unique location at 
the end of an airport runway. He also noted the eastern half of the property was 
topographically uneven and was never farmed, while the western half became 
unsuitable for farming after M-6 construction. 

 
Sweeney argued that the property's location precludes residential uses and is too 
small for large-scale commercial or industrial uses. He explained that West 
Michigan Brick and Stone sells landscaping materials primarily to contractors and 
the general public, with no manufacturing or processing on-site. 

 He noted the proposal includes mixed indoor and outdoor storage with full fencing 
and landscape buffers. Sweeney addressed setback concerns, noting that M-6 is a 
limited access expressway with different requirements than typical streets, and the 
actual distance from roadway to storage areas would be approximately 170 feet. 
He also noted that the property is far from current utilities and that there's no 
reason to believe a well and septic system would be insufficient for the small 
number of employees on site. 

 
Member Cribbs questioned the landscaping plans, lighting, signage, and daily 
truck traffic. Mr. Bonnema confirmed plans for trees and natural buffers, with an 
average of 12 trucks per day and up to 10 employees, He stated they had not 
worked on lighting and signage due to where they were in the application process. 
 
Motion was made by Treasurer Korstange to open public hearing. Supported 
by Member Cribbs. Motion carried unanimously. 

There was no one wishing to speak. 

Motion was made by Chairman Rowland to close public hearing. Supported 
by Member Madiol. Motion carried unanimously. 
 
Commission members engaged in extensive discussion about the application. 
Chairman Rowland expressed his primary concern about setting precedent, 
emphasizing that his issue was not with the specific applicants but with the 
potential implications for future requests. He noted his longstanding position that 
decisions should consider not just the current applicants but the next five who 
might follow with similar requests. 
 
Vice Chair Kraemer expressed support for productive land use but emphasized his 
role in applying the standards rather than creating new ones. He also noted the 
requirements to find consistency with the future land use map, which he could not 
do in this case. 
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Treasurer Korstange provided detailed opposition, referencing her board 
experience and the ongoing zoning update process designed to support the 
recently adopted Master Plan. She argued that approving this request would 
contradict the comprehensive planning work currently underway and would 
undermine the community's expressed desire for natural buffers around the airport 
to protect residential areas. Korstange noted that while the immediate area appears 
isolated, there are residents nearby who would be affected by increased truck 
traffic. She emphasized that the Master Plan reflects the community's values and 
the board's mandate to preserve certain characteristics. 
 
Treasurer Korstange also addressed the split zoning issue, clarifying that the 
parcel's division between AC and ARC districts was never intentional. She 
referenced Planning Commission meeting minutes from March 2023 showing that 
the intent was to designate the entire parcel as ARC, not to allow any Airport 
Commerce zoning on the property. Regarding the applicant's claim of being the 
only interested party, Treasure Korstange noted that other businesses had inquired 
about the property over the years but were deterred by the zoning restrictions and 
requirements for public utilities. 
 
Legal Counsel Abdoo clarified the procedural aspects before the motion was 
made, noting that conditional rezonings require applicant-offered conditions and 
that the township cannot impose additional conditions beyond what the applicant 
proposes. 
 
Motion was made by Treasurer Korstange to recommend DENIAL for Case 
Number 25-3883 for a conditional rezoning of 6103 60th Street for the 
following reasons: 

1. The request is not consistent with goals and objectives of the master 
plan and future land use designation for the subject property, 
including the utilities boundary. 

2. The request does not meet the performance and location standards 
set forth for the proposed use. 

3. The preliminary plan does not demonstrate compliance with special 
use regulations of the zoning ordinance. 

Supported by Vice Chair Kraemer. Motion carried 4 to 1. 
Yeas: Korstange, Kraemer, Madiol, Rowland 
Nays: Cribbs 
 

ARTICLE    12. Case #23-3780 
 Applicant: Cascade Charter Township 

 Requested Action: Set Public Hearing for Airport Overlays. 

Motion was made by Chairman Rowland to set public hearing for Cascade 
Charter Township Airport Overlays for June 16, 2025. Supported by 
Member Madiol.  

Motion carried 5 to 0. 

ARTICLE    13. Acknowledge visitors and those wishing to speak. 

  There was no one wishing to speak. 

ARTICLE    14. Other Business 
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Chairman Rowland encouraged commissioners to not be afraid to vote no when 
they have concerns and to attend township board meetings to voice opinions if 
they feel strongly about issues.  

Treasurer Korstange agreed that the township board appreciates input and that 
public comments generate meaningful discussion among board members. 

ARTICLE    15. Adjourn 

Respectfully submitted, 

Andrea Hendrick, Community Planning and Development Director, Recording Secretary 
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CASCADE CHARTER TOWNSHIP  

PLANNING COMMISSION 
 

MONDAY, June 2, 2025 
6:00 PM 

 
ARTICLE 7. 

 
Case #25-3891 – Public Hearing 

Applicant: Matt Kraker 

Property Address: 5540 Whitneyville Ave. SE 

Parcel Number: 41-19-35-251-004 

Requested Action: Request for a Type I Special Use Permit 

for an accessory building in the front yard per 

Section 17.03.1.b. of the Zoning Ordinance. 
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Parcel & Zoning Map 
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Case 25-3891 Planning Commission Staff Report Page 1 
 

 
 

PLANNING DEPARTMENT STAFF REPORT 
 
STAFF REPORT: Case #25-3891 
REPORT DATE: May 29, 2025 
PREPARED FOR: Cascade Charter Township Planning Commission 
MEETING DATE: June 2, 2025 
PREPARED BY: Andrea Hendrick, Community Planning & Development Director 

 
APPLICATION SUMMARY: 

 
APPLICANT: Applicant: Matt Kraker 
 Property Owner: Tanner Olvitt 

 
ADDRESS: 5540 Whitneyville Ave. SE 
 
PARCEL NUMBER: 41-19-35-251-004 
 
REQUESTED ACTION: Seeking a Type I Special Use permit to locate an accessory 

building in the front yard. 
 
REQUIREMENTS: Section 4.08.3 Accessory Structures in the front yard 
 Section 17.03.1 Type I Special Use Permit      
 
EXISTING ZONING: ARC - Agriculture Rural Conservation Zone District  
 
GENERAL LOCATION: The subject site is located on the east side of Whitneyville Avenue, 

south of 52nd St. and north of 60th St. The property is located north-
west of the Summerset and Lural Ridge planned unit 
developments. 

 
PARCEL SIZE: 10.2 acres  
 
EXISTING LAND USE: Single Family Residential 
 
ADJACENT PROPERTIES: N: ARC, Residential  
 W: ARC, Cemetery, Residential 
 S: ARC, Religious Institution, Residential 
 E: ARC, Residential 
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Case 25-3891 Planning Commission Staff Report Page 2 
 

PROPERTY HISTORY 

The current site has a single-family residential dwelling built in 1931 with a detached garage and 
multiple accessory building located on the northwest portion of the ten (10) acre lot. There is an 
additional accessory structure on the southwest side of the property. This property has remained 
a largely undeveloped rural residential lot. 

The Planning Commission should also be aware of the applicant’s previous interaction with 
Planning Staff. The applicant reached out to the previous Zoning Administrator on August 15, 
2024. At the time, the applicant was considering purchasing the property. The Zoning 
Administrator left on September 5, 2024. At that time, I took over the review and 
administratively made the determination that the standard of approval was met. On May 1, 2025, 
the applicant applied for a building permit. By this time, I had become more familiar with the 
Ordinance. I realized that the approval process for this request was meant to be through a Special 
Use granted by the Planning Commission and I did not have the authority to administratively 
approve. The applicant graciously applied and agreed to wait for the proper approval.  

PROPOSED USE  

The applicant is requesting Type I Special Use Permit approval to maintain an existing 2,400 sf 
accessory building in the front yard of the 10+ acre lot. The lot is wooded with 284 feet of street 
frontage. The width of the property decreases slightly before widening to 416 feet in the east or 
rear side of the lot. The eastern 2/3rd of the lot is heavily wooded with a meandering stream 
flowing from the northwest to the southeast of the property.  

 

The applicant is proposing to demolish the existing single-family residential structure and two of 
the three accessory buildings located on the site. The house will be replaced with a single-family 
residential structure approximately 90 feet east of the current accessory structure. While 
accessory structures are not traditionally allowed in the front yards, the Zoning Ordinance 
provides limited scenarios where they would be allowed.  
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Case 25-3891 Planning Commission Staff Report Page 3 
 

SECTION 17.03(1)(b) 

Upon review of a Type 1 Special Use Permit for an accessory building of the Zoning Ordinance 
requires the Planning Commission to consider three factors. Please note, unlike a variance, all 
standards are not required to be met to approve this application. The ordinance allows for 
accessory structure to be located in the front yard if any of the following provisions are 
applicable. Additionally, Section 4.08.3. allows for accessory structures to be located in the front 
yard for a lot having water frontage. The stream on the site is not a large, traversable, body of 
water like the Thornapple River or some of the Township’s lakes and large ponds. Lots that meet 
this standard are allowed to have accessory structures in the front yard by right. However, the 
application before the Planning Commission appears to meet a standard to be allowed by Special 
Use under Subsection 1.  
 

PLANNING COMMISSION 
CONSIDERATIONS 

FINDINGS 

Section 17.03(1)(b) Provided the required front and side yard setback is maintained, 
accessory buildings may be located in the front yard under the following provisions: 

1) A lot in which the topography of the 
property makes it impossible to 
construct the building in the rear or 
side yard, or extensive grading and 
tree removal is required which would 
significantly change the landscape and 
views of the neighborhood if required 
to locate the building in the rear or 
side yard. 

The current structure is existing, located on level 
ground. The east side of the property contains 
heavily wooded rolling hills with a stream. Since 
the building is already existing, the views of the 
neighbors would not be negatively impacted. The 
current and proposed structure is fully screened 
from neighbors to the north and east due to 
vegetation and the terrain of the land. A few 
residential homes and the religious institution to 
the south currently have a view of the structure. 
As mentioned, the current structure exists. The 
relative location of the principal structure to the 
current accessory structure will not increase or 
decrease the visual impact on adjacent properties. 
Staff finds that this standard is met.  

2) A lot in which the property owner 
would have to drive over a drain or 
septic field in order to access the 
garage. 

The proposed site plan demonstrates that there 
may be some impact on the drain or septic field, 
but this standard does not appear to be grounds 
for approval of this Special Use. 

3) A lot in which the accessory building 
is setback a minimum of two-hundred 
(200’) feet from the Right-of-Way. 

The existing accessory building is +/- 195 feet 
from the Right-of-Way. This standard is not fully 
met. However, it is noted that the visual impact of 
the existing structure is similar to that of a 
structure located 200 feet from the right of way. 
The distance strengthened the case to approve 
based on the findings of subsection 1 above. 

 
NEIGHBORS COMMENTS  
 
This was noticed as a Special Use. One neighbor called to ask for clarification on the request. No 
comments have been received whether in support or opposition. 
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Case 25-3891 Planning Commission Staff Report Page 4 
 

CONSIDERATIONS  

The Planning Commission should deliberate and determine if the current accessory structure on 
site should be maintained based on the findings of the meeting.  

RECOMMENDATION 
 
Motion to APPROVE case number 25-3891 for a Type I Special Use for a residential accessory 
structure located in the front yard at 5540 Whitneyville Ave. SE for the following reasons: 

1. The structure already exists on the property. 
2. Constructing an accessory building in the rear or side yard of the proposed development 

would require grading and tree removal which would significantly change the landscape 
and views of the neighborhood, 

And with the following condition: 
1. The accessory building shall not be used as a home occupation. 
2. Outdoor lighting must adhere to the Cascade Township standards; shielded or downcast, 

not creating glare for neighbors. 
 

ATTACHMENTS 
 

1. Application  
2. Current property survey 
3. Site Plan 
4. Email conversation with applicant 
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APPLICANT: 

CASCADE CHARTER 
TOWNSHIP 
5920 Tahoe Dr. SE, Grand Rapids, 
Michigan 49546-7140 

PLANNING & ZONING APPLICATION 

Name: Mlf/T �f.el{
Address: l 'tsl)-1 �J

4'< 
wlfld IJ� SJ=

City&z;pcode �R, 
1 

M:£. 4"1S.0{, 

Telephone: ( {.p{ _ '1'-(, t,- SitJ.,l... 

Email Address: �f€ �lk.>�� f:t<>NS Hr, u""'

OWNER: * (If different from Applicant) Q l, .,• :": 
Name: :\:i;..,.,.V: _ v _ _lL 

□ 

□ 

□ 

□ 

Address: --'--�--'/:.....L7 _ ___.�""""-'------"�-�---=;J..-=z....:,'---IJ--=--G'-=--------­

City & Zip Code: 9(, 
I 

"'1.r. '1'i'So3

Telephone: (2 'V �0{:, - 5/ 7'1

EmailAddress: Lt:>1'/le.,,.-� 'j �i�'-'

NATURE OF THE REQUEST: (Please check the appropriate box or boxes) 

Administrative Appeal □ Administrative Site Plan Review 
Deferred Parking □ P.U.D. - Rezoning*
P.U.D. - Site Condominium* □ Rezoning
Site Plan Review * □ Sign Variance Subdivision
Special Use Permit □ Plat Review *
Zoning Variance □ Other: *

* Requires an initial submission of 5 copies of the completed site plan 

J ' BRIEFLY DE�CRIBE YOUR REQUEST:
!: 

I � Dc&c!. 1-o Q,bl,sb :et,s� ltc>k.ScC � -� ��n.

n�l " � CN'"�""� �luw •'J V'4w �sW� lkL'-J 
ts�"' (**Use Attachments if Necessary) 

-SEE OTHER SIDE-

□

□ 

RECEIVED 
5/7/25

CASCADE CHARTER 
TOWNSHIP

-Nick G.
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SITE PLAN

LEGEND

3145 Prairie St SW Phone: 616.457.7050
Grandville, MI 49418 www.feenstrainc.com

CIVIL ENGINEERS & SURVEYORS

eenstra
& Associates, Inc.

HOUSE DETAIL
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Outlook

Re: 5540 Whitneyville - Variances

From Matthew Kraker <matt@stillwaterhomesmi.com>
Date Sun 9/8/2024 8:12 AM
To Andrea Hendrick <AHendrick@cascadetwp.com>

Awesome! Thank you so much! 

Matt Kraker
Stillwater Homes, LLC

On Sun, Sep 8, 2024 at 6:23 AM Andrea Hendrick <AHendrick@cascadetwp.com> wrote:
Hi Matthew,

Thank you for the narrative. We agree that your proposed plan meets Section 17.03 (b) of the Cascade
Charter Township Zoning Ordinance.

Please proceed with your building permit and I will reference your narrative for Zoning approval.

Enjoy the rest of your weekend. 

Andrea Hendrick

Community Planning & Development Director

 

Cascade Charter Township

5920 Tahoe Dr. SE

Grand Rapids MI 49546

Cell: 616-980-5867

ahendrick@cascadetwp.com

 

 

From: Matthew Kraker <matt@stillwaterhomesmi.com>
Sent: Friday, September 6, 2024 1:07 PM

5/28/25, 7:06 PM Mail - Andrea Hendrick - Outlook

https://outlook.office365.com/mail/id/AAQkAGIxNTBhOGQ4LTRhNjMtNDYwMS04OGRmLTdlOGFiYWJlOGFkZgAQALfZMQ7xJdhGnW%2FafjmKTHs… 1/7 C
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To: Madison Smith-Jacoby <MSmith-Jacoby@cascadetwp.com>
Subject: Re: 5540 Whitneyville - Variances
 
Hey Madison, 
   I hope you had a great Labor Day weekend, I was hoping we had some good news on this Barn
issue.  What can you tell me? Have a great weekend, I’m sure we will talk soon

Matt Kraker
Stillwater Homes, LLC

On Tue, Aug 27, 2024 at 11:04 AM Matthew Kraker <matt@stillwaterhomesmi.com> wrote:
Awesome! I appreciate it! 

On Tue, Aug 27, 2024 at 11:03 AM Madison Smith-Jacoby <MSmith-Jacoby@cascadetwp.com>
wrote:

Matt,

 

No problem at all – these processes can be confusing, so we fully expect questions, and we are
happy to help.

We will look this over and get back to you by the end of the week.

 

There is no fee for review unless we have to move forward with the variance! So don’t worry about
paying a fee unless we get to that point.

 

Thanks again, and don’t worry – we will figure this out!

 

Thanks,

 

Madison Smith-Jacoby

Zoning Administrator

Cascade Charter Township

5920 Tahoe Dr. SE | Grand Rapids, MI 49546

Phone 616.285-2327

5/28/25, 7:06 PM Mail - Andrea Hendrick - Outlook

https://outlook.office365.com/mail/id/AAQkAGIxNTBhOGQ4LTRhNjMtNDYwMS04OGRmLTdlOGFiYWJlOGFkZgAQALfZMQ7xJdhGnW%2FafjmKTHs… 2/7 C
as

ca
de

 C
ha

rte
r T

ow
ns

hi
p 

Pl
an

ni
ng

 C
om

m
is

si
on

 P
ac

ke
t ,

 P
ag

e 
20

 o
f 4

6

mailto:MSmith-Jacoby@cascadetwp.com
mailto:matt@stillwaterhomesmi.com
mailto:MSmith-Jacoby@cascadetwp.com
https://www.cascadetwp.com/
https://www.cascadetwp.com/
https://www.google.com/maps/search/5920+Tahoe+Dr.+SE+%7C++Grand+Rapids,+MI+49546?entry=gmail&source=g
https://www.google.com/maps/search/5920+Tahoe+Dr.+SE+%7C++Grand+Rapids,+MI+49546?entry=gmail&source=g


 

 

 

 

From: Matthew Kraker <matt@stillwaterhomesmi.com>
Sent: Tuesday, August 27, 2024 11:00 AM
To: Madison Smith-Jacoby <MSmith-Jacoby@cascadetwp.com>
Subject: Re: 5540 Whitneyville - Variances

 

Thank you for your patience as I have been working through this. I have not done anything like
this before so I apologize for my misunderstanding.  Here is a letter detailing why we think we
should be allowed to keep the barn where it is.  I also included a site map showing what
buildings we need to demolish (for both safety reasons and because we would like to build
farther away from whitneyville, to keep the kiddos and pets safe)  we do NOT want a variance
but will apply if you guys deny us our ask (I believe this is the proper way to go about this)

 

Thank you guys so much for being so helpful and dealing with our lack of knowledge through
this.  I understand that we are taking up time here which costs money so even if we don't need
a variance ($500) and you approve our request, I am aware that we need to pay something to
cover the costs and time of all involved.  

 

Let me know if you need anything else from me,

 

Matt

 

 

 

On Tue, Aug 27, 2024 at 8:32 AM Madison Smith-Jacoby <MSmith-Jacoby@cascadetwp.com>
wrote:

Matt,

 

5/28/25, 7:06 PM Mail - Andrea Hendrick - Outlook
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I’m sorry you’re confused. We gave you directions for the variance because you submitted an
application indicating a variance.

 

If you are looking to avoid needing a variance, you need to prove that the barn meets the
criteria that I sent (below), allowing it to remain in the front yard. Please send a narrative
explanation of how the property meets those standards. We can review that email and then
determine if a variance is needed.

 

Please let me know if you still have questions.

 

Thanks,

 

Madison Smith-Jacoby

Zoning Administrator

Cascade Charter Township

5920 Tahoe Dr. SE | Grand Rapids, MI 49546

Phone 616.285-2327

 

 

 

 

From: Matthew Kraker <matt@stillwaterhomesmi.com>
Sent: Monday, August 26, 2024 4:49 PM
To: Madison Smith-Jacoby <MSmith-Jacoby@cascadetwp.com>
Subject: Re: 5540 Whitneyville - Variances

 

I am working on the permit as we speak and will have it in tomorrow,   I am very confused
after talking with Andrea today tho.  I thought after talking with you we wont need to have a
variance hearing with the counsel or wherever it is.  IF i can show that because the lot is
heavily wooded and would require a lot of trees to be taken down, i thought we dont need a
variance.  we are also right at the 200' mark with the current location of the barn. Andrea
asked me to write up a word document laying all this out. I am doing that and will stop in
tomorrow and deliver it. Maybe you can help me to get on the same page as you guys!  I just
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dont want to give false info to my clients, I really appreciate you guys helping me with this.
see you tomorrow

 

Matt 

 

On Thu, Aug 15, 2024 at 12:37 PM Madison Smith-Jacoby <MSmith-
Jacoby@cascadetwp.com> wrote:

Hi Matt,

 

Thanks for you patience in me getting back to you on your questions. I am going to also
forward you the information that I gave to Beth and Erik (perhaps you are their builder).

I have had a couple inquiries on the property so this is the summary:

 

A variance is not needed for the accessory building to remain if the new home’s building
permit application is in before the demolition permit for the original home is closed out.
We need to ensure there won’t be an extensive lapse in time between demolition and
building the new home – we would need a clear plan to ensure this, otherwise a
performance bond may be required.

A variance will be needed if the accessory building is to remain in the front yard unless you
guys can provide explanations to prove the following:

 

b. Provided the required front and side yard setback is

maintained, accessory buildings may be located in the

front yard under the following provisions: (Amended and

renumbered as a result of Ord. 12 of 2000; 7/26/00)

 

1. A lot in which the topography of the property

makes it impossible to construct the building in

the rear or side yard, or extensive grading and

tree removal is required which would

significantly change the landscape and views of
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the neighborhood if required to located the

building in the rear or side yard.

 

2. A lot in which the property owner would have to

drive over a drain or septic field in order to

access the garage.

 

3. A lot in which the accessory building is setback a

minimum of two-hundred (200’) feet from the

Right-of-Way.

 

If you think the above section applies to this property, please provide site plans showing
the new home, the well &septic/drain field. You would also have to show the existing side
and front yard setback of the existing barn you guys want to keep.

 

The variance process information will be forwarded in a separate email.

 

Thank you!

 

Madison Smith-Jacoby

Zoning Administrator

Cascade Charter Township

5920 Tahoe Dr. SE | Grand Rapids, MI 49546

Phone 616.285-2327
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--

Matt Kraker

Stillwater Homes, LLC

 

--

Matt Kraker

Stillwater Homes, LLC

--
Matt Kraker
Stillwater Homes, LLC
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Stillwater Homes – Zoning Variance 

 

SITE PLAN KEY 

 

- The site plan shows the barn with dimensions to the road and property line (as per access Kent 

map) 

- I put a red “X” on the structures I would like to demolish 

- The green line shows the future driveway (and existing driveway) 

- The red box shows the future home location (approx. 125’x80’) 

- The blue dot is the future well location (labeled well) 

- The yellow highlighted area Is the approximate approved septic location (labeled septic) 

 

The existing house (red X closest to the road) is not livable and is quite dangerous and needs to be torn 

down.   We plan on tearing down the detached garage and gazebo as well as they are very dated and 

more of an eye sore than anything else.    

 

The barn is also a bit of an eye sore but still in decent shape.  We would like to keep the barn and paint it 

to match the house, giving it much more curb appeal. The homeowners plan on planting a few orchard 

trees in front of the barn as well to make it blend into the wooded property.   Here is where we have an 

issue though because the new home location is behind the barn which is not allowed – hence the 

variance request (or not if we don’t need to) 

 

This is our timeline on the whole project; 

- I plan on clearing the trees and getting the new locations surveyed and the home staked out. 

(After permitting is granted of course) 

- Then we will excavate and get footings and walls poured early fall 

- We would backfill and pour concrete in the garage and basement as soon as we are able (this fall 

yet) 

- At this point we will look at weather – if it looks good for at least a month (no snow forecasted) 

then we will begin framing the house this year yet.  IF the weather looks bad then we will 

resume the building process and start framing in the spring of 2025. We would continue at this 

point until the project is completed.   

If our ask Is granted, we would demo the house and set up temp power as soon as we are given the OK 

from you guys and the building department. This would happen in tandem with the excavation if allowed 

(same trade that excavates will be doing the demo).  
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The homeowners plan on maintaining all the front areas around the barn.  They don’t want it to look bad 

when people drive up either.   

1. A lot in which the topography of the property 
makes it impossible to construct the building in 
the rear or side yard, or extensive grading and 
tree removal is required which would 
significantly change the landscape and views of 
the neighborhood if required to located the 
building in the rear or side yard. 
 

There will not be room for a barn on either side of the new house location due to property line 

constraints.   The rear of the house would be very  very difficult for a few reasons.  Due to where the 

property was perk tested, you wouldn’t be able to drive on the right side of the house to a future barn 

location because you would be driving over the drain field.   The cost to put a drive in would also be 

substantial because the area behind the house is heavily wooded. The cost for tree removal and the 

materials needed to put a good base in to drive on would be substantial. The whole reason the 

homeowners bought this property is because of the beautiful trees and vegetation.  We are already 

trying to cut down as little as possible for the house.   There is also a creek behind the house and I fear 

that we would be getting to close to that creek if a barn was build in the back of the house.  The water 

table would possibly be to high that close to the river, which is not good for the stability of the footings, 

walls, and structure.  I do think that having a barn behind the house, by the creek, dramatically changes 

the views of that creek.   

 

2. A lot in which the property owner would have to 
drive over a drain or septic field in order to 
access the garage. 
 

I do thing the homeowners would have to drive over the drain field to get to the barn.  It doesn’t make 

sense to rout a driveway all the way around the other side of the house, then you would have a driveway 

running through the back yard.  I think this would hurt resale and would also takes away from the view 

of the creek.   

 

3. A lot in which the accessory building is setback a 
minimum of two-hundred (200’) feet from the 
Right-of-Way. 
 

 I put measurements from access Kent (I can field verify if needed).  The current barn is right at or within 

5 feet of the property line.   The barn is over the 200’ minimum to the actual right of way.   
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Outside of the requirements, of which I think we meet all three (and only need to meet one I believe) I 

think it would be a HUGE waste of resources, both monetarily and actual physical products.  It does not 

make sense to destroy and throw away a barn just to try to build the same barn in a different location.  

The amount of waste would be very disappointing.  I will admit, it is an eye sore currently (still nicer than 

the house) but the homeowners have a lot of interest in the way their house looks and we will 100% be 

updating the barn to look new like the house.    

 

We do not want to have to apply for a variance, but we can if needed.  We are not trying to ruffle 

feathers or “skirt the system”.  I am being as transparent as possible to help you guys understand the 

situation and also to do right by my Homeowners.  

 

Thank you for  your time,  

Let us know what we can do to answer any other questions.  

C
as

ca
de

 C
ha

rte
r T

ow
ns

hi
p 

Pl
an

ni
ng

 C
om

m
is

si
on

 P
ac

ke
t ,

 P
ag

e 
28

 o
f 4

6



CASCADE CHARTER TOWNSHIP  

PLANNING COMMISSION 
 

MONDAY, June 2, 2025 
6:00 PM 

 
ARTICLE 8. 

 
Case #25-3886 

Applicant: James VandenBerge, Joshua Baker 

Property Address: 5441 36th St. SE 

Parcel Number: 41-19-18-477-012 

Requested Action: Site Plan Review for modifications to the 

site of the previously approved 12,000 sf 

warehouse addition. 
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Parcel & Zoning Map 

 C
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PLANNING COMMISSION STAFF REPORT 
 

STAFF REPORT:  Case # 25-3886 
REPORT DATE:  May 28, 2025 
PREPARED FOR:  Cascade Charter Township Planning Commission 
MEETING DATE:  June 2, 2024 
PREPARED BY:  Andrea Hendrick, Community Planning & Development Director  
 
APPLICANT;   James VandenBerge 
 
ADDRESS:   5441 36th Street SE 
 
PARCEL NUMBERS: 41-19-18-477-012 
 
REQUESTED ACTION: Site Plan Review for modifications to the site of the previously 

approved 12,000 sf warehouse addition.  
 
REQUIREMENTS: Section 13a – Transitional Industrial Zone District  
 Section 19 – Access, Parking & Loading  
 Section 20 – Landscaping & Greenbelt Provisions 
 Section 21 – Site Plan Review 
 
EXISTING ZONING OF 
SUBJECT PARCEL: TI – Transitional Industrial  
 
GENERAL LOCATION: The subject parcel is located on the north side of 36th Street 

between Kraft Ave. and Patterson Ave.  
 

PARCEL SIZE: Approximately 2.2 acres 
 

EXISTING LAND USE 
ON THE PARCEL: Office 
 
ADJACENT PROPERTIES: N:  TI – Transitional Industrial, Lacks Enterprises  
 W:  TI – Transitional Industrial, Best Metal Processing  
 S: I – Industrial – General Manufacturing 
 E: TI – Transitional Industrial, Progressive Distribution 
  
 
 
HISTORY  
Case #23-3795 Site Plan Review 
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• 2023-12-04 Planning Commission Hearing (Full Planning Commission Packet) Approved 
 
A site plan dated October 5, 2023, was approved by the Planning Commission. The plan 
included a temporary grading easement for the adjacent property to the east, 5505 36th St. SE. 
(See page 30 of the Planning Commission Packet) During development, it was noted that a 
grading easement had not been obtained by the property owner of the east property or recorded 
with Kent County.  
 
The Planning Department sent the builder a letter enquiring about the status of the temporary 
grading easement on March 29th, 2024. The builder provided confirmation that the easement 
was never received or recorded. Therefore, on April 2nd, 2024, a Cease and Desist  
order was issued from Cascade Township to ensure that no further work took place on site 
without required approvals.  
 
Site Images from April 2, 2024 

The builder met with the Township Building Official, Engineer, and Planner on April 4, 2024, to 
discuss the process to dissolve the Cease and Desist and continue work on the project. It was 
understood that a new site plan review application would be required to proceed with the project. 
Unfortunately, the builder decided to ignore the order and continued to construct the frame of the 
building over the following weekend, despite the Township’s Order.  
 
Site Images from April 9, 2024 

Case #24-3827 Amendment to Previously Approved Site Plan Review 
• 2024-07-01 Planning Commission Hearing (Full Planning Commission Packet) Tabled 
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• 2024-09-16 Planning Commission Hearing (Full Planning Commission Packet) Approved 
 
Motion was made by Secretary Noordyke to APPROVE Case Number 24-3827, for a Site Plan 
for 5441 36th street with the following provisions: 

1. The required buffer yard plantings on the east side of the subject property are reduced to 
accommodate shared access with 5505 36th Street. 

Furthermore, the following conditions shall be placed on the approval: 
1. The application and plans submitted by the applicant and signed, dated, and stamped by 

the Planning Director, shall constitute the approved plans. 
2. That the use shall operate according to this application and per the testimony of the 

applicant. 
3. Any proposed signage must be reviewed and approved in accordance with CCT Sign 

Ordinance Standards. 
4. All Soil Erosion & Sediment Control plans are approved by the Kent County Road 

Commission. 
5. $100,000 Soil Erosion & Sediment Control Bond 
6. The applicant work with neighboring property owner at 5505 36th Street with 

relation to retaining wall and grading between the properties to the neighbors 
liking within reason. 

7. All fees associated with this approval are paid in full and in advanced of construction. 
8. Per Section 24.02.4.a. staff will issue a written notice to dissolve the Cease and Desist 

order. 
Supported by Member Rowland. Motion carried 6 to 0. 
 
PROPOSED USE 
 
The current application is before the Planning 
Commission because the developer, again, began 
developing the site in a manner inconsistent with 
the approved plans. The image on the right 
shows the wall that was constructed less than 
one (1) foot from the property line on March 
17th, 2025. The plans approved by the Planning 
Commission include a retaining wall located 
seven (7) feet from the property line. When it 
came to the attention of the Township, staff 
visited the site immediately and directed the 
developer to deconstruct the wall and remove the 
building material from the neighbor’s property. 
It is worth noting that staff administratively 
approved the change of material for the proposed 
retaining wall during the issuance of building permits, however, the location was not part of that 
approval. During the September 19th, 2024, Planning Commission hearing, the applicant was 
adamant that the construction of the retaining wall would not require encroachment onto the 
neighbor’s property. The red stake located in the foreground of this image is placed on the 
property line. The construction fencing is clearly encroaching onto the neighbor’s property. The 
Site Plan before the Planning Commission at this hearing is a request to reconstruct the fence in 
the location shown in this image.  
NEIGBOR COMMENTS 
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Staff reached out to John McGovern, the owner of the adjacent property, by email. He indicated 
that he was not aware that the developer was still pursuing approval for the relocation of the 
retaining wall. He has not provided permission for the applicant to work or place any equipment 
on his property. 
 
Below is his statement provided by email: 
 

“If a permanent wall essentially is placed on the lot line, 100% of the natural land 
contour and buffer on their property and the property line would be removed.   This 
would leave all natural drainage from my property to abruptly end at their wall.  I 
believe this would cause potential washouts and increased maintenance on my 
property.  Activity such as snow removal at the property line would also inevitably spill 
over and effect my property, regardless of what would be claimed. The existing approved 
7'9' setback for the wall also allowed for maintenance of that area.  A one-foot setback 
from the property line allows for no access to, or maintenance of, that one foot area 
except from my property. I don’t think I should be exposed to promises made about future 
actions or the claimed performance of a design.” 

 
CONSIDERATIONS  
 
The requested changes seem minimal; however, the previously approved site plan alleviated 
many issues caused by the developer’s previous violations and inability to follow the proper 
approval procedures from both the Township and the adjacent property owner. The applicant is 
now back before the Planning Commission asking for approval of a plan that removes all 
mitigating design elements of the approved site plan. This is after the applicant has already 
demonstrated that the developer cannot construct the proposed plan without trespassing on the 
neighbor’s property.  
 
RECOMMENDATION 

 
Staff recommend that Case #25-3886, the Site Plan for 5441 36th street, be DENIED for the 
following reasons: 

1. As condition of the previous approval, the applicant was to work with neighboring 
property owner at 5505 36th Street with relation to retaining wall and grading between 
the properties to the neighbors liking within reason. 

2. The applicant has failed to work with the adjacent property owner on the retaining wall. 
3. The previously approved plans took into consideration the impact of development on 

adjoining and nearby properties, persons, and activities while allowing reasonable use of 
the property, as consistent with Section 21.07.2 of the Zoning Ordinance.  

4. The proposed amendments diminish the objectives of the previous approval.  
 

ATTACHMENTS 
 

1. Application 
2. Modified Wall Plan 
3. Landscape Plan 
4. Photometric Plan 
5. Soil Erosion Plans 
6. Storm Water Plans  
7. December 3, 2023 Planning Commission Packet (Pages 15-50) 
8. July 1, 2024 Planning Commission Packet Link (Pages 56-103)  
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9. September 16, 2024 Planning Commission Packet Link (Pages 11-21)  
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SCALE:

EAST ELEVATION OF RETAINING WALL @ TRASH AREA1

C1.0

1" = 10'
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SCALE:

EAST EXTERIOR ELEVATION1
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SCALE:

LANDSCAPE SITE PLAN1

L1.0

NO SCALE
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CASCADE CHARTER TOWNSHIP  

PLANNING COMMISSION 
 

MONDAY, June 2, 2025 
6:00 PM 

 
ARTICLE 9. 

 
Case #25-3892 

Applicant: Cascade Charter Township 

Requested Action: Set Public Hearing for Draft Zoning 

Ordinance. 
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