
 

 

AGENDA 
CASCADE CHARTER TOWNSHIP PLANNING COMMISSION 

MONDAY, June 3, 2024 
7:00 PM 

 2870 JACKSMITH AVE SE 
 

Public may access the meeting via video conference software Zoom 
 Webinar ID: 841 0379 0598 
https://us02web.zoom.us/j/84103790598 

 
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 20, 2024 Meeting 

ARTICLE    6. Acknowledge visitors and those wishing to speak. 

  (Comments are limited to five minutes per speaker) 

ARTICLE    7. Case #24-3844 Public Hearing 
  2024 Master Plan Public Comment Review & Recommendation 
  Applicant: Cascade Charter Township 
  Requested Action: Recommend Adoption of Master Plan 

by Township Board 

ARTICLE    8. Case #24-3830 
 Applicant: Mollers North America, Jon Frego 
  Property Address: 5215 52nd St SE 
  Parcel Number: 41-19-30-400-009 
  Requested Action: Site Plan Review for expanding an 

existing warehouse 5,515sqft and adding a driveway 
entrance. 

ARTICLE    9. Case #24-3834  
  Applicant: FCC, Inc., Byrne Harmon 
  Property Address: 5725 & 5755 52nd St SE   
  Parcel Number: 41-19-29-300-019, 41-19-29-300-029  
  Requested Action: Site Plan Review for a new 110,000 sf industrial building. 

ARTICLE    10. Case #24-3838 - Public Hearing 
  Chapter 14 Text Amendment 
   Applicant: Cascade Charter Township 
  Requested Action: To consider text amendments to Chapter 14 of the 

Zoning Ordinance – AC (Airport Commerce) District, Overlay Districts 

ARTICLE    11. Acknowledge visitors and those wishing to speak. 

  (Comments are limited to five minutes per speaker) 

ARTICLE   12. Other Business 

https://us02web.zoom.us/j/84103790598


 

 

ARTICLE   13. Adjourn 

 
Meeting format 

1. Staff Presentation   Staff report and recommendation 
2. Project Presentation-   Applicant presentation and explanation of project 

a.  PUBLIC HEARINGS 

i. Open Public Hearing.  

Comments are limited to five minutes per speaker; exception may 
be granted by the chair for representative speakers and applicants 

ii. Close Public Hearing 

3. Commission Discussion – May ask for clarification from applicant, staff or public           
4. Commission Decision - Options 

a. Postpone the decision  
b. Deny  

c. Approve 
d. Approve with conditions 

e. Recommendation to Township Board 
 



 

 

  
 
 
 

CASCADE CHARTER TOWNSHIP  
PLANNING COMMISSION 
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7:00 PM 
 

ARTICLE    5. 
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CASCADE CHARTER TOWNSHIP  

PLANNING COMMISSION 
 

MONDAY, June 3, 2024 
7:00 PM 

 

ARTICLE    7. 

 
 

2024 Master Plan 
 

Applicant: Cascade Charter Township 
   
   
Requested Action: Recommend Adoption of Master Plan by 

Township Board 
 
 
 
 
 
 
 
 

  



 

 

 
 
 

 
 
 
 
 

 
 

See Additional Documents 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Memorandum 
 

TO: Cascade Township Planning Commission 
FROM: Danielle Bouchard, AICP 
SUBJECT: Master Plan Highlights    
DATE: June 3, 2024 
 

 

Cascade Township has completed the 63-day comment period for the draft 2024 Master Plan. The driving 
motivation for the Master Plan rewrite is to have a useable policy guiding document that accurately reflects and 
articulates the desired direction for preservation and targeted development. 

Once approved, the Master Plan will serve as the primary foundation for future decision making. These decisions 
relate to appropriate land uses for specific zoning districts, mechanisms for rural and greenspace preservation, 
parameters on new development and redevelopment, and other important topics. 

KEY HIGHLIGHTS  
Some of the notable features of the 2024 Cascade Township Master Plan include:  

• A printable document format.  
• Action Plan oriented to the beginning of the document.  
• A robust zoning plan including:  

o Recommendations and mechanisms for farmland and rural preservation  
o Recommendations for neighborhood design  
o Recommendations for redevelopment of hotels and other similar land uses with higher nuisance 

potential 
o Priorities for density bonuses  
o General priority areas for parks, open space, and trails 

• A development review checklist to ensure that all new development (and redevelopment) proposals are 
consistent with the goals of the Township Master Plan. 

• Updated demographics, consistent with the 2020 Census and ACS 5-Year Estimates. 
• An updated Future Land Use Plan noting:  

o Boundaries for Cascade Village  
o Redevelopment and mixed-use areas:  

 Along 28th Street  
 Cascade Office Park  
 Centennial Office Park  
 Southwest Cascade Township (previously referred as the “4 corners” area) 
 Arboretum area  

o A defined utility service area boundary.  
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o Targeted Farmland Preservation land uses.  
o Targeted Rural Preservation land uses.  

GOALS & OBJECTIVES  
Goal: Preserve and strengthen residential neighborhoods. 
Objectives:  

• Maintain a community of desirable and attractive residential neighborhoods. 
• Ensure new residential developments meet high standards of visual attractiveness, health and safety, and 

environmental sensitivity. 

Goal: Preserve open space and natural areas. 
Objectives:  

• Adopt policies and programs that maximize the preservation of open spaces, natural areas, other 
undeveloped areas, and agricultural land uses in the Township. 

• Conserve wetlands, floodplains, and other water retention areas. 
• Preserve, protect, and maintain the Thornapple River and Cascade Dam. 
• Link open spaces and natural areas into a network of continuous greenways throughout the Township. 
• Preserve greenbelts, open spaces and natural areas and create pathways by the use of planned unit 

development or other suitable zoning strategies for new residential developments. 

Goal: Enhance the viability of township businesses. 
Objectives:  

• Upgrade and enhance commercial areas. 
• Develop Cascade Village. 
• Improve the attractiveness of the Township's entrances and transportation corridors. 
• Promote economic development. 

Goal: Maintain and expand a diverse park & trails system. 
Objectives:  

• Continue to expand the Cascade Township parks and recreational system to meet the recreational needs 
of residents. 

• Develop and support Cascade Township park and recreation programming that is diverse, widely 
distributed, fiscally responsible, and represents community needs. 

Goal: Maintain and enhance public services. 
Objectives:  

• Ensure that any future development is consistent with the Township's present or planned capacity for 
sewage treatment, public water, and other utility systems. 

• Maintain police, fire, and ambulance service to all areas of the community. 
• Use land use policies to assist the public school districts which are a valued community asset that 

contribute to make Cascade Township a desirable place to live. 
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Goal: Provide and support an efficient, safe, and environmentally sensitive road, pedestrian, and bike 
network. 
Objectives:  

• Evaluate the existing network and identify improvements including safety, environment, aesthetics, and 
traffic congestion that can be solved at acceptable cost. 

• Support the Township’s Complete Streets Ordinance. 
• Expand and improve the Pedestrian/Bicycle Pathway Plan. 

Goal: Promote efficient and sustainable growth principles. 
Objectives:  

• Maintain open spaces and natural features in suburban and rural areas of the Township. 
• Define an urban services district to promote walkable community development and dynamic community 

improvement through redevelopment. 
• Implement sustainable energy and environmental practices throughout the Township utilizing the most 

current best practices. 
• Continue to develop Township policies that limit sprawl and support greenspace preservation. 
• Prepare and implement a redevelopment strategy. 

NEXT STEPS  
The following are the remaining steps in the Master Plan process: 

o June 3, 2024: Planning Commission holds public hearing  
o June 3, 2024: Planning Commission approves Resolution of Adoption, and forwards 

recommendation of adoption to the Township Board  
o June 12, 2024: Township Board considers adoption 
o June 13, 2024: Notice of adoption is sent to required entities



Gerald R. Ford International Airport Authority
5500 44th Street SE      Grand Rapids, MI  49512-4055      ph 616.233.6000      fx 616.233.6025      flyford.org

May 14, 2024

Via Regular Mail and e-mail: ahendrick@cascadetwp.com

Cascade Township Planning Commission
5920 Tahoe Dr. SE
Grand Rapids, MI 49546

Ms. Andrea Hendrick 
Community Planning & Development Director 
Cascade Charter Township
5920 Tahoe Drive SE
Grand Rapids, Michigan 49546

RE: Proposed 2024 Master Plan

Dear Planning Commission and Ms. Hendrick, 

I am writing to you today on behalf of the Gerald R. Ford International Airport Authority to 
respectfully express the Airport Authority’s concerns regarding the Township's proposed 2024 
Master Plan (the "2024 Plan").

In reviewing the 2024 Plan, we did not see the Airport Authority's airport layout plan and airport 
approach plan incorporated.  Section 203(2) of the Zoning Enabling Act requires a local unit of 
government to incorporate into its master plan any airport layout plan and airport approach 
plan filed with the local unit of government.  In this case, the Airport Authority has filed a copy 
of its Airport Layout Plan and Airport Approach Plan (also identified as Airport Zoning Plans) 
with the Township as recently as May 25, 2023.  

There are also several inconsistencies between the 2024 Plan and the Airport Authority's 
Airport Layout Plan (ALP) and Airport Approach Plan, including the following:

- The description of the Airport future land use category includes language limiting
the development of Airport Authority property. As a National Plan of Integrated
Airport Systems (NPIAS) designated airport that accepts federal funding from the
FAA, including administered airport financial assistance programs, the Airport
Authority is legally obligated to comply at all times with the FAA’s 39 distinct grant
assurances required of airport sponsors (i.e. owners) and covering a range of topics.
Per federal grant assurance #24 – Fee and Rental Structure, the Airport Authority
must maintain economic self-sufficiency. Restricting the Airport Authority's capacity
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for development on land within its existing property boundaries has the effect of 
significantly restricting if not outright inhibiting its full potential for realizing 
economic growth opportunities and revenue generation required for achieving and 
maintaining self-sustainability in compliance with federal grant assurance #24. It is 
recommended that language limiting the development of Airport property be 
removed. 

- The proximity of airport approach surfaces, the presence of aircraft overflights, and 
height restrictions within the community warrant greater awareness of the potential 
impacts the Airport can have on proposed land uses. Therefore, it is recommended 
that additional graphics be included in the 2024 Plan that show how airport criteria 
affect proposed future land use. More specifically, the Future Land Use map should 
include the following or reference as an attachment (as indicated in the Airport
Authority’s most recent Master Plan/ALP Update): 

o The Airport boundary and runway footprints.

o The Airport’s existing and ultimate Runway Protection Zones (RPZs): 

 RPZs must be kept clear of obstacles and avoid development and 
congregations of people as described in FAA AC 150/5190-4B.

o The Airport’s existing and future 14 CFR Part 77 Approach surfaces and 
Michigan State Approach Surfaces as shown on Sheets 20 and 21 of the ALP: 

 This federal regulation requires an evaluation of proposed structure 
heights to determine whether a notice of alteration or construction is 
required.

o Airport noise contours: 

 FAA Advisory Circular (AC) 150/5190-4B describes how residential 
uses within noise contours are incompatible land uses. Therefore, no 
residential land uses should be allowed within the 65 DNL contour 
and above, as shown on Page 6 of Airport Zoning Plans.

o The area within which a Notice of Proposed Construction or Alteration (FAA 
Form 7460-1) is required in accordance with 14 CFR Part 77.9.

- Regarding the Golf Course or Open Space Future Land Use Designation:

o Although the Airport Authority recognizes that the intent of designating the 
land use within this property as “Golf Course or Open Space” is an effort to 
comply with FAA regulations, this specific land use designation is not 
recommended for Airport Authority property or property adjacent to the
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Airport, nor is the “Rural Residential” land use identified on the Draft Future 
Land Use map. Airport uses are instead preferred:

 FAA AC 150/5190-4B describes incompatible land use as “those that 
conflict with or are impacted by operations at local public-use 
airports.” This includes “land uses that attract birds and other wildlife 
hazards to the airport and its immediate environs.”   Wildlife strikes 
pose a hazard to human health and safety. 

 Additionally, FAA AC 150/5190-4B describes how residential uses 
within noise contours are incompatible land uses. Although the 
majority of this area is located outside of the Airport’s noise contours, 
aviation noise effects can still affect the quality of life for nearby 
residents. 

o To avoid potential conflicts with incompatible land uses and wildlife 
attractants, it is recommended that all Airport Authority property be 
included in the Airport Zone future land use designation.

o Similarly, Airport Authority property that is proposed to be permanently 
undeveloped, should not be classified as golf course because of the possible 
interpretation of the land being regulated under Section 4(f) protection. 

o Additionally, for property located within the Airport’s RPZs, airport sponsors 
are required to comply with FAA grant assurances to take appropriate 
measures to protect against, remove, or mitigate land uses that introduce 
incompatible development within RPZs. For community planning purposes 
the 2024 Plan may consider that all land within existing and ultimate RPZs 
have a designation such as “Airport Restricted” or “Airport Protected”, to 
indicate that the land should remain undeveloped or transition to 
undeveloped in a future land use state. 

- The description of the Thornapple Crescent Greenway indicates the area between 
the Airport, I-96, and M-6 should be preserved as a natural area with opportunities 
for passive recreation. Portions of this property is Airport Authority property. This 
proposed idea raises a few concerns:

o As mentioned previously, FAA AC 150/5190-4B includes “land uses that 
attract birds and other wildlife hazards to the Airport and its immediate 
environs” as an incompatible land use. A natural area immediately adjacent 
to the Airport could increase the chance of wildlife strikes.

o Given recent changes in FAA policy that focus on regulation of airport land 
use and property compliance, the granting of public access for a public trail 
or greenspace across Airport Authority property could introduce a number
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and variety of complexities to such an implementation process. Due to 
recent policy changes, it is uncertain whether the Airport Authority would be 
required to seek fair market value (FMV) for the use of this property in 
exchange for public use or if this could be achieved through a utility 
easement.

o As previously noted, to avoid potential conflicts with incompatible land uses 
and wildlife attractants, it is recommended that all Airport Authority 
property be included in the Airport Zone future land use designation.

o This section references the “Kent County Airport Authority.” This should be 
revised to Kent County, as the land is owned by the County, but obligated to 
the Airport Authority for airport use under Federal requirements. As such, 
airport land is subject to the authority and review of a number of decision-
makers, particularly the FAA, and beholden to multiple layers of controls at 
both the state and federal levels.

- The Urban Services District/Utility Service Boundary delineated on the Draft Future 
Land Use Map (pg. 57of the 2024 Plan) currently traverses the Airport's interior 
rather than encircling its perimeter, leaving several acres of property in the 
southeastern corner of GRR’s property inaccessible to utilities. This placement 
significantly limits the Airport Authority's capacity to capture development 
opportunities requiring essential water and sewer services in this area. Considering 
the existing environmental, airspace, and safety area constraints that already hinder 
development across much of the Airport Authority’s vacant/unused property, it is 
important to maximize development potential where appropriate to ensure that the 
Airport Authority has future opportunities in place to meet aeronautical needs and 
maximize its revenue-generating potential per federal grant assurance #24 – Fee 
and Rental Structure. Although development in this area is currently not planned by 
the Airport Authority, this area presents a unique opportunity for future 
development since it contains Airport Authority property that does not conflict with 
a variety of the Airport Authority’s existing and planned airfield safety areas, clear 
zones, and 14 CFR FAR Part 77 Approach surfaces. It is recommended that at a 
minimum, the Utility Service Boundary be repositioned along the Airport property 
boundary.

- The state and FAA have both approved the land uses shown on the ALP included in 
the recently completed Airport Master Plan Update. The 2024 Plan should recognize 
the planning performed by all agencies and be consistent with those plans. 

- References to "Gerald R. Ford Airport" should be changed to "Gerald R. Ford 
International Airport."
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While not specifically a zoning matter, the 2024 Master Plan provides a foundation for future 
zoning, as a zoning ordinance must be based upon a valid master plan.  See Section 203(1) of 
the Zoning Enabling Act.  In addition, a zoning ordinance cannot increase any inconsistency 
between the zoning ordinance and any airport zoning regulations, airport layout plan or airport 
approach plan.  See Section 203(4) of the Zoning Enabling Act. 

The 2024 Plan does not incorporate the Airport Authority's Airport Layout Plan and Airport 
Approach Plan.  If the Township moves forward with approving the 2024 Plan as currently 
drafted, it will not be a valid plan for zoning purposes.  In addition, if the inconsistencies 
identified above are not corrected, then any zoning ordinances implementing those portions 
of the 2024 Plan will be contrary to Section 203(4) of the Zoning Enabling Act.

In addition, the 2024 Plan appears to assert zoning authority over Airport Authority property 
based on the Airport Authorities Act and a distinction between aeronautical and non-
aeronautical uses applied in caselaw interpreting the Airport Authorities Act (see pg. 52 of the 
2024 Plan).  However, the Airport Authority is organized under the Regional Airport Authority 
Act, not the Airport Authorities Act.  The Regional Airport Authority Act limits a local 
government's power to zone to property that is not part of the airport.  The Regional Airport 
Authority defines "airport" to include "airport facilities" which further includes aeronautical and 
non-aeronautical structures, buildings, and improvements.  Thus, the 2024 Plan's reliance on 
the Airport Authorities Act and a distinction between aeronautical and non-aeronautical uses 
is misplaced and contrary to the Regional Airport Authority Act. 

Based on the above, we request that the Township revise the 2024 Plan to incorporate the 
Airport Authority's Airport Layout Plan and Airport Approach Plan and remove the 
inconsistencies described above.1 We are willing to assist the Township in this process.  

Thank you for your attention to this matter. The Airport Authority appreciates the Township’s
dedication to responsible land use planning and its commitment to considering the concerns 
of all stakeholders. Should you require any additional information or wish to discuss this matter 
further, please do not hesitate to contact me.

Sincerely,

Casey Ries, P.E.
Engineering and Planning Director

1 It is important to clarify that the Airport Authority’s comments are focused solely on sound land use planning in the 
vicinity of the Airport and should not be interpreted to suggest that local zoning regulation applies to the Airport or 
its Airport facilities, or that local zoning regulation may conflict with the Airport Authority's Airport Layout Plan or
Airport Approach Plan. 

Sincerely,

Casey Ries, P.E.
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Comment from Glenn A turek, CCIM 
SVN/Silervi Company  
2959 Lucerne Dr. 
May 22, 2024  
 
Please see the attachment that contains a survey of the subject vacant development site 
containing 7.06 acres that my wife and I have owned since 1995.  Also, this attachment contains 
the proposed high-density, multi-family development project that Cascade Township officials 
rushed to shut down last year before we could present it to the Planning Commission. The "Overlay 
Zoning Ordinance" of Centennial Park permitted the proposed project with a density of 35 units per 
acre, however, Cascade Township officials saw this density as a threat to its "sleepy town" image 
and called a special meeting last August to change the "Overlay Zoning Ordinance" from allowing 
residential use of "greater than 12 units per acre" to limiting density to only "12 units per acre". 
 
Since 1984, my profession has been as a local commercial real estate broker, property manager 
and developer. Our companies are called SVN / Silveri Company and Silveri Management Company. 
Our office is located across the street from the Cascade Township office building on Tahoe Drive at 
the corner of Lucerne Drive.  
 
My wife and I have about 35 years of real estate history in Cascade Township. In 1989, we started 
the development of a 12-lot, residential subdivision in Cascade Township on a parcel located off 
Thornapple River Drive. We named the development Mooring Heights. In 1990, we partnered with 
BDR, to build a high-end home at the entry of Mooring Heights to set the tone of the residential 
development. We entered the home in the 1991 Parade of Homes to help kickoff the new 
subdivision. Unfortunately, our timing was very bad, as the economy entered a major recession. 
Even Amway, one of our largest local companies, let go over 100 employees. Most home builders 
lost their vacant lots to the banks. No one was buying lots or building homes at this time. We could 
not sell the Parade Home we built or any of the lots we developed. The business arrangement with 
BDR was that if the home did not sell within 12 months of completion that we would buy out BDR. In 
1992, we bought out BDR and my family moved into the new Parade Home. We actually still live in 
this home today after raising our four children there. Luckily, we built a home that would fit our 
family...crazy story...my life has been "Plan B". 
 
When we moved from Ada Township to Cascade Township in 1992, we noticed the lack of 
connectivity between the neighborhoods and we promptly began a  personal campaign to promote 
sidewalks and paths to connect the various Cascade Township residential neighborhoods. This 
mindset has since flourished and we now enjoy wonderful connectivity in Cascade Township! 
 
We have also been active in promoting recreational parks in Cascade...Burton Street Park several 
years ago and the most recent, Wycliffe Trailhead Park, which was dedicated this past Saturday 
morning. 
 
We are ringing the bell again about what Cascade Township is lacking and that is high density, 
multi-family, rental housing. This is needed primarily for our young professionals and retired 
seniors.  
 
Dr. Mark Campbell's oncology practice is the largest medical office business in Centennial Park and 
his location is adjacent to our site. Dr. Campbell was a vocal supporter of the proposed project on 



our site. He said that the young doctors and physician assistants that work for him would 
appreciate having an option to live close to their work.  
 
Last November, our management firm hired a 24-year old, professional, property manager. She was 
very disappointed that she could not find a one-bedroom apartment in Cascade Township. She is 
currently driving across town from Grandville which is a 25-30 minute commute. She said she 
would be very excited to live in the proposed project if it existed. As a single person she said the 
amenities would provide opportunities to meet other single professionals. 
 
When my wife and I retire we want to continue to live in Cascade Township near our children and 
grandchildren, but we will not choose to live in a condominium  because it becomes an anchor 
when you want to move on with your life....remember my Parade of Homes story when the economy 
turned badly!  When we retire we want to live a simple renter's life where everything is taken care of 
for us. We especially want to live in a vibrant community that has other retired residents and that 
has upscale amenities like a pool, fitness center and recreation center where we can meet and 
make new friends. 
 
In 1995, we purchased the subject property. It was originally 11.5 acres. In 2005, we sold 4.5 acres 
to Sunrise Senior Living after a lengthy, 2-year, rezoning process with Cascade Township. 
 
The remaining 7.06 acres of our land is the largest, vacant, development site in Centennial Park and 
probably the only site that would warrant this type of development density in all of Cascade 
Township. This site has all the credentials for sustaining high density: 
1. Five ingress/egress points - Kraft Avenue, Thornhills Drive and three points on 28th Street 
2. Walkability to stores, shops, restaurants and service businesses 
3. Minutes from Interstate I-96 and M-6 
4. Minutes from big box retailers like Meijer, Walmart, Costco, Target, Dick's 
5. Minutes from numerous hotels when entertaining out-of- town guests 
6. Minutes from the airport (young professionals and retirees use the airport frequently) 
 
We need your help to educate the decision-makers in our "sleepy" Cascade Township that this 
proposed project (or something like it) is lacking and is definitely needed. Please help us inject into 
the Master Plan process the ability to develop something like the proposed project. Incidentally, my 
wife and I are leaving tomorrow for Boulder, Colorado, to visit two of our children who are living in 
the "sleepy suburb" known as Superior, Colorado. This town reminds us so much of Cascade 
Township, except that it has the most incredible, vibrant, downtown area which contains several 
developments like the one that was proposed on our site. 
 
Finally, Kevin Einfeld of BDR, is currently interested in our site for a high-density, multi-family, 
residential development. His company has developed numerous million dollar homes in Cascade 
Township over the last 35 years and his clientele are now asking him for alternative housing to 
support their changing lifestyles (travel / social / low maintenance). Kevin has responded by turning 
his company's sights on high-density, multi-family, residential development. High-density is 
necessary to be able to support the high quality amenities that people want. As you heard, Jade 
Smith met with Kevin Einfeld, Kevin Lipke (my business partner) and me, last Friday to discuss this 
project and the Master Plan process. Please call me when you get back to town to discuss the 
Master Plan process and how we should inject ourselves in this process. Please help us bring this 
missing housing alternative to our Cascade Township! Thank you...Glenn. 
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Andrea Hendrick

From: Madison Smith-Jacoby
Sent: Monday, May 13, 2024 8:16 AM
To: Andrea Hendrick; Jade Smith; Grace Lesperance
Cc: Danielle Bouchard
Subject: FW: Greenhouse Wedding Venue Zoning

Follow Up Flag: Flag for follow up
Flag Status: Flagged

Hello,  
 
I am passing along some public comment on the Master Plan and subsequent zoning amendments 
regarding agri-tourism.  
This comment could impact the zoning district/future land use area considered Farm Preservation so I 
thought I should submit this over to you all.  
 
This is a great example of supplementary uses for farmland that the Farmland Preservation 
subcommittee began researching. All those proposed uses have been passed onto Danielle and Andrea 
to review when this chapter of the zoning ordinance is up for amendments.  
 
Let me know if you have any questions.  
 
Thanks! 
 

 

Madison Smith-Jacoby 
Zoning Administrator 
Cascade Charter Township 
5920 Tahoe Dr. SE | Grand Rapids, MI 49546 
Phone 616.285-2327 

 
 
 
 
From: Christian VanDeBurg <christianvdb3@gmail.com>  
Sent: Friday, May 10, 2024 4:36 PM 
To: Madison Smith-Jacoby <MSmith-Jacoby@cascadetwp.com> 
Subject: Greenhouse Wedding Venue Zoning 
 
Hello Madison, 
 
My name is Christian Vandeburg, I am the owner of Snow Avenue Greenhouse in Cascade. I have 
recently taken over the family greenhouse and I was looking for ways to better utilize it during the off-
season when we're closed. Generally it sits idle and empty from September to the second week of 
January and even then we only use a small portion of it until the spring. I have a background working 
for wedding venues and I believe the greenhouse is ideal for these types of events. Not only would 
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this be a good idea unto itself but it would also be a great marketing tool for the greenhouse, 
attracting customers for when we open in the spring. 
 
I understand that there are a few hurdles to realizing this, I've consulted an architect, Travis Williams, 
and he advised that my plan would fall under the category of Agri-tourism and that my parcel is 
currently zoned as "Agricultural Rural Conservation" which currently doesn't have an allowed use 
(normal or special use) that would align with how I would like to use the greenhouse for events.  We 
think that terms like Agri-tourism, Barn Venue, or Barn Assembly Venue might be close to describing 
the spirit of what we envision for the greenhouse in the future.  Therefore, since the proposed Master 
Plan for Cascade Township is currently in it's public comment period and since the zoning ordinance 
will likely be revised soon in order to match up with the proposed master plan, I wanted to reach out 
and communicate our hopes for the proposed uses that may be available to us as part of the revised 
master plan.  We noticed in the master plan that "agri-tourism" is a proposed new potential land use 
for the "farm preservation" land use category.  The corresponding zoning district for that land use is 
also called "farm preservation" and the parcel directly to our south is zoned as that district.  Our hope 
would be that for the ARC zone district and the Rural Preservation land use category, an agri-tourism 
type of use could potentially be an option - even if it's only as a "special land use" for the ARC 
district.  My understanding is that a special land use (since it is adjacent to a parcel to a district that 
would allow agri-tourism) could then be a way to get approval for the type of use we are 
imagining. Or, potentially we may be interested in trying to rezone my parcel to farmland 
preservation which could provide a path to an agri-tourism use.  Travis said that you would be the 
best person to contact to communicate our hopes for how we can utilize our parcel in the future. 
 
--  
Thank you, 
Christian VanDeBurg 
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Andrea Hendrick

From: Lee Scott <leehscott@yahoo.com>
Sent: Thursday, May 23, 2024 4:34 PM
To: Andrea Hendrick
Subject: Thoughts

Good aŌernoon 
Have been a resident of cascade for over 60 years. A couple of things… The cemetery is a mess we should honor our 
deceased neighbors and friends in a beƩer way. How about some weed killer and a way to water it? Other communiƟes 
do a much beƩer job. The cascade cemetery is a mess… The township logo says “two rivers” yet there is  limited access 
to the thornapple and what is the other river?  
How about some more wetland preservaƟon? Or parks on the lake out by the old deer run golf or the big swamp 
between 28th and 33rd. Before more businesses surround it.  
Just asking…. 
Sent from my iPhone 
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Andrea Hendrick

From: MaryAnn P <prisichenko@gmail.com>
Sent: Tuesday, April 16, 2024 4:32 PM
To: Andrea Hendrick
Subject: Pathways

I would like to highly recommend that the walking pathway from BuƩrick and 36th street be extended up to Snow Ave 
off 36th St.  Those of us who pay Cascade taxes (Lowell school district) can’t access the path safely.  People conƟnue to 
walk on 36th to get to the path and risk being hit by cars traveling the posted speed which is 50 mph.  Also, access to 
Quail Ridge golf course could also be accessed if a path was in place.   
 
In addiƟon, we know that you work with the Kent County Road commission on joint partnerships.  It was obvious again, 
36th street was newly paved ONLY unƟl the Forest Hills School line at BuƩrick.  Why wasn’t it paved to Snow since the 
road is in worse shape?  The remainder of 36th street was ignored.  It is patched again and again and makes the road 
unsafe.  Especially, because the Quail Ridge Golf Course has so much traffic. 
 
Walking paths are only beneficial to those that can access them. 
 
Sincerely, 
MaryAnn Prisichenko 
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Andrea Hendrick

From: John Said <jsaid@adatownshipmi.com>

Sent: Friday, April 12, 2024 3:48 PM

To: Andrea Hendrick

Subject: Cascade Township Master Plan

Follow Up Flag: Follow up

Flag Status: Flagged

Hey Andrea! 
 
Really enjoyed the opportunity to meet and chat yesterday over lunch!  As you suggested, the idea of doing so 
periodically is a great idea, so let’s look to do so again in May!   
 
Given all the conversation we had (which was great), we never ended up chatting much about the Cascade 
Draft Master Plan.  That’s okay, but I just wanted to mention a few things briefly from the Draft Plan, as 
follows: 
 

 In the area to the east and southeast of the Airport, between the Airport and M-6, it does not seem 
logical for this area to be designated as farmland preservation, with a rural residential orientation.  In 
my view, as both a Cascade Township resident and a professional planner, this area would be better 
suited for business uses oriented to airport-related operations.  These could be small distribution 
businesses, airline support facilities, etc. etc., as can be seen around many other airports such as 
O’Hare and Detroit Metro.  My suspicion is that the proximity to the Airport and M-6 does not lend itself 
to the rural/residential focus as is noted in the Future Land Use Plan, especially due to the noise and 
other significant externalities associated with airports and expressways.  I would further offer that 
providing for such uses in this strategic location between the Airport and the expressway would help 
enhance the Township’s tax base.    

 
 I’m very appreciative of the aspirational approach to the “Cascade Village” area (i.e. 28th 

Street/Cascade Road area), although the presence of a high-traffic arterial (i.e. Cascade Road) going 
through this area obviously presents a significant challenge to unifying the areas on either side of the 
street.  As a parallel here, while much of the Ada Central Business District (“Ada Village” area) is 
located south of Fulton Street, we face constant challenges to our thinking about trying to traverse 
Fulton Street for enhanced connectivity for non-motorized travel. 
 

Overall, I think it’s great that McKenna is doing the Plan for Cascade.  I worked with Chris and Danielle when 
they did the Holland Charter Township Master Plan, and was very happy with their work!  We had Progressive 
AE do the Ada Master Plan, which I was also happy with (you can see copy through our website if you’re 
interested).  I was especially happy with their ongoing attention to gaining public input, along with their efforts 
to draw out – and even challenge – public thinking on housing alternatives.  That will be something I’ll work to 
address as part of the Zoning Ordinance update (even though the rewrite will be primarily a reorganization of 
our existing requirements, with a few tweaks here and there, but not a significant redo!). 
 
Feel free to check in at any time with any comments and questions, and yes even criticisms! 
 
Have a great weekend! 
 
 

John D. Said, AICP 



Cascade Township, Kent County, Michigan 
2024 Master Plan 

RESOLUTION of ADOPTION  
 

 
WHEREAS  the Michigan Planning Enabling Act (Public Act 33 of 2008), as amended, provides for a 
Township Planning Commission to prepare and adopt a Master Plan for physical development of the 
community; and 
 
WHEREAS  the Cascade Township Planning Commission has prepared such a Master Plan for the Township’s 
physical development in compliance with the Michigan Planning Enabling Act, including relevant charts, maps 
and text; and  
 
WHEREAS  the Cascade Township Planning Commission has provided multiple opportunities for public 
participation in the planning process; and 
 
WHEREAS  the Cascade Township Board approved the draft Plan for distribution, and subsequently the Master 
Plan was so distributed for review by surrounding communities and other public agencies as required by the 
Michigan Planning Enabling Act; and 
 
WHEREAS  the Cascade Township Planning Commission held a formal public hearing on the draft Master Plan 
on June 3, 2024 in order to provide additional opportunity for public comment; and 
 
WHEREAS  all comments received during the planning process have been carefully considered and the 
Planning Commission is satisfied that the Master Plan is ready for adoption. 
 
NOW THEREFORE BE IT RESOLVED that the Cascade Township Planning Commission hereby adopts and 
forwards an adoption recommendation to the Cascade Township Board, of the Cascade Township 2024 Master 
Plan, as presented at the public meeting held on June 3, 2024, subject to incorporation of the following revisions 
(if applicable): 
 

1. ____________________________________________________________________________ 
2. ____________________________________________________________________________ 

 
 
Motion by ______________ and seconded by __________________ 
 
AYES: ________  
 
NAYS: ________ 
 
ABSENT: ________ 
 
Resolution Declared Adopted. 
 
 
______________________________________ 
Ralph Moxley, Chairperson 
Cascade Township, MI 
 
 
______________________________________ 
Chris Noordyke, Secretary  
Cascade Township, MI 
 

_______________________________________                      
Grace Lesperance, Supervisor 
Cascade Township, MI 
 
 
_______________________________________ 
Susan Slater, Clerk 
Cascade Township, MI 



 

 

 
 
 

CASCADE CHARTER TOWNSHIP  
PLANNING COMMISSION 

 
MONDAY, June 3, 2024 

7:00 PM 
 

ARTICLE    8. 

 
 

Case #24-3830 
   
Applicant: Mollers North America, Jon Frego 
   
Property Address: 5215 52nd St SE 
   
Parcel Number: 41-19-30-400-009 
   

Requested Action: Site Plan Review for expanding an existing 
warehouse 5,515sqft and adding a driveway 
entrance. 

  



 

 

Map & Zoning 
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PLANNING COMMISSION STAFF REPORT 
 

STAFF REPORT:  Case #24-3830 
REPORT DATE:  May 27, 2024 
PREPARED FOR:  Cascade Charter Township Planning Commission 
MEETING DATE:  June 3, 2024 
PREPARED BY:  Madison Smith-Jacoby, Zoning Administrator  
 

APPLICANT: 
Jon Frego 

5215 52nd Street 
Grand Rapids, Michigan 49512 

STATUS 
OF APPLICANT: Jon Frego for Pioneer Construction  
 
REQUESTED ACTION: Site Plan Review for expanding an existing warehouse and adding 

a driveway entrance.  
 
REQUIREMENTS:   Cascade Charter Township Zoning Ordinance: 

 Section 4.34 Outdoor Lighting 
Section 19.13 Access, Parking, And Loading Development   

Standards  
 Section 21.03 Site Plan Review  

EXISTING ZONING OF  
SUBJECT PARCEL(S):  I – (Industrial) with AC (Airport Commerce) - Overlay B 
 
PROPERTY ADDRESS:  5215 52nd Street 
 
PARCEL NUMBER:  41-19-30-400-009 
 
GENERAL LOCATION: South of the airport between Kraft Avenue and Patterson Avenue.  
 
PARCEL SIZE:  Approximately 8.19 acres 
 
EXISTING LAND USE: Industrial – Mollers North America, Inc.  
 
ADJACENT PROPERTIES: N:   I , AC – Overlay B 

W:  PUD – 77, AC – Overlay B 
E:  I, AC – Overlay B 

 S:  PUD – 50 and TI  
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SUMMARY 
 
Mollers North America is requesting a 5,515 sf addition to an existing manufacturing warehouse as well 
as a new loading access driveway. This addition to the existing 87,560 sf building exceeds 5% of the 
square footage and/or 5,000 sf to qualify for a minor change that can be approved administratively, and 
thus, a full site plan review is required by the Planning Commission. The request is for site plan approval.  
 
OVERVIEW 
 
The subject property currently has approximately 87,560 sf of existing manufacturing and 
warehousing space, and 12,600 sf of office space, with associated parking, landscaping, and 
stormwater facilities. The plans were originally approved by the township in 1987 for Phase I 
(22,00 sf of warehouse space and 6,300 sf of office space). The following additions were 
approved since then: 

1. 87-0721 – Site Plan Approval and Variance for deferment of parking for Phase I 
2. 89-1341 – ~20,000 sf addition. – Phase II  

- Noted in the approval that landscaping was a point of discussion and that future 
expansions could require more landscaping in accordance with the ordinance. Staff 
permitted a reduction in the number of plantings required. The following plantings were 
required per 100 linear feet: 2 canopy/evergreen trees, 4 understory trees, 6 shrubs.  

- Noted in the approval that Phase II requested parking deferment of 159 parking spaces 
and combined with the 55 spaces now provided on the site, the 214 spaces exceed the 
standards from this approval.  

 
3. 90-1496 – ‘Final Expansion’-Phase III – ~26,900 sf addition (office and warehouse) 

- Parking variance requested for a reduction of 34 parking spaces with the condition that it 
is valid only for light manufacturing and warehouse property use. They could only 
provide 217 parking spaces on site and wanted defer 128 parking spaces because they 
only needed 100 spaces to fulfill future parking needs. (required spaces was 251). The 
number of parking spaces remained and deferred parking was marked on site plan as 
available for future parking.  

- Landscaping was approved as is, in accordance with 1989 expansion approval.  
4. 94-1740 – 30,300 sf addition (office and warehouse) – Phase I of two phases proposed.  

- Property to the west was acquired to accommodate the expansion.  
- Landscaping buffer yard requirement was set for added property (class C bufferyard).  
- Parking deemed adequate based on parking held in reserve on the north and west sides of 

the property.  
5. 94-1783 – Variance for front yard setback. – denied, 100 foot setback to remain.  
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SECTION 14 – OVERLAY B DISTRICT 
The subject site is within the Overlay B Zoning District. Section 14.11 permits the warehousing use as a 
permitted non-aeronautical land use, subject to site plan review with the underlying zoning in addition to 
any standards indicated in the overlay.  
 
The site plan has been submitted to the Gerald R. Ford Airport planning staff for review. The airport has 
reviewed the expansion and has no concerns or issues with the site plan.  
Brian Hilbrands, GFIAA Planning Manager reviewed the plans and gave the following comments: 
 
5-24-2024 Brian Hilbrands, GFIAA Planning Manager Comments: 
- Use of cranes for development must be coordinated and approved with GFIAA Facilities and 
Operations staff and through the FAA airspace review as necessary. If cranes will be used at any time 
please complete the crane request form: 
https://www.grr.org/hubfs/PDFs/ZoningPermitApp.pdf?hsLang=en and submit the completed form to the 
crane@grr.org email. 
- If any new landscaping is added it should take into account the proximity to the airport and include 
trees and shrubs that do not attract wildlife or grow to heights that exceed limits of FAA FAR Part 77, 
Objects Affecting Navigable Airspace. For a list of recommended landscaping plants please visit: 
https://www.grr.org/hubfs/Tenant%20Development%20Standards-May%202022.pdf?hsLang=en-  
- Any stormwater storage areas on site should remain dry so as not to attract wildlife. 
- Lighting on the site must be fully shielded and/or downward directed so as to not interfere with safe 
operation of aircraft at night. 
 
 
SECTION 21.0 CRITERIA FOR SITE PLAN APPROVAL 
The Planning Commission shall use the following criteria in evaluating a site plan submittal: 
 
1. Whether the required information has been furnished in sufficiently complete and understandable form to allow an accurate 
description of the proposed use(s) and structure(s) in terms of density, location, area, height, bulk, placement, setbacks, 
performance characteristics, parking, and traffic circulation.  
 
2. Whether there are ways in which the configuration of uses and structures can be changed which would improve the impact of 
the development on adjoining and nearby properties, persons, and activities, and on the community, while allowing reasonable 
use of the property within the scope of district regulations and other regulations of this Ordinance that are applicable to the 
property and proposed use and structures.  
 
3.The extent to which natural features and characteristics of the large trees, natural groves, watercourses, and similar will be 
preserved; the regard given to existing natural features that would add attractiveness to the property and environs if they were 
preserved; the preservation of natural drainage systems the dedication and/or provision, where appropriate, of scenic easements, 
natural buffering, and other techniques for preservation and enhancement of the physical environment 

 
Additional design standards, as applicable:  
 

a) Floodplain 
The subject site does not appear to be located within the Federal Emergency Management 
Agency (FEMA) floodplain map area. Indicated on the site plan is classification ‘X’ by 
the secretary of housing and urban development on the 2023 flood insurance map. This 
classification signifies that the subject property is outside of the 500-year flood risk area.  

 
b) Setbacks 

 
Section 18, Table 18-C: Height, Lot Area, and Building Placement Standards. 

https://www.grr.org/hubfs/PDFs/ZoningPermitApp.pdf?hsLang=en
https://www.grr.org/hubfs/Tenant%20Development%20Standards-May%202022.pdf?hsLang=en-
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Minimum Front Yard Setback  100 feet 
Minimum Side Yard Setback   25 feet 
Minimum Rear Yard Setback   50 feet 
 
The subject addition is on the north side of the property which is considered their rear 
yard. The rear yard setback is indicated as 50 feet. This building addition will not expand 
past the existing building’s footprint. The proposed addition is in compliance with the 
setback standards.  
 
The height of the building addition will tie into the existing building, for a consistent 
height of 25’6”. The zoning standard is 45 feet as the height maximum, as indicated in 
Table 18-C. The height is in compliance with the standard. 
 

c) Off-Street Parking, Access, Loading  
The subject property has a unique history with parking requirements. Since its original 
approval, the business has never been required to build out the full number of parking 
spaces required by the ordinance. The site was initially approved to reduce the number of 
parking spaces required by 34. Additionally, the subsequent expansions resulted in further 
parking deferments approvals, pending the parking spaces were in reserve on the site 
plans.. The future parking areas shown in the 1994 site plan designate the west side for 
reserve. The proposed site plan has not carried over those parking spaces previously on 
reserve.  

 
However, the applicant has indicated that Mollers currently has 68 employees in total and 
the number of employees will not increase with this expansion. The property has 
repeatedly been evaluated as a use not requiring the number of parking spaces that the 
zoning ordinance determines and has been based on the number of employees.  
This is the smallest expansion that Mollers has requested to date. The site plan shows an 
addition of eight (8) parking spaces. For consideration, it is to note that this 99,000 sf 
building could eventually become another Industrial use with more employees and thus 
require more parking on site. If the site does not have adequate space to increase the 
number of parking spaces to the number required by the standard, then this could be an 
issue. The site plan shows 84 built parking spaces. Because this property has received 
parking deferments for past expansions, this total number required may not apply. This 
would mean the applicant has deferred 101 parking spaces (see list below). It has been 
requested that the applicant show these deferred parking spaces on the plans, a condition 
for approval.  

 
 
 
 
Section 19.13 Development Standards:  
Parking Spaces Required for the Proposed Expansion 
Table 19-B:   
Warehouse   0.67/1,000 sf  5,515sf  = 4 parking spaces 
The number of parking spaces added for this expansion is in compliance with the parking 
standards.   
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Parking Spaces Required for the entire building (based on today’s zoning): 
Office space: 12,600 sf    (37.8)          38 parking spaces 
Warehouse: 63,213 sf   (42.3)         42 parking spaces 
Manufacturing: 42,142 sf  (131.5)      132 parking spaces 
Total spaces required          212 parking spaces 
 

 
 

Section 19.22 Loading Spaces Required: 
Fifty thousand (50,000) to one hundred thousand (100,000) sf - three (3) spaces. 
99,840 square feet      6 loading spaces provided 
 
The loading spaces are in compliance with the standard.  
Site Amenities: The existing site has a small pond and sitting area at the front for        
employees or guests.   
 
Bicycle Facilities: None available. A bike rack should not be required as this is an 
industrial area with no Township pathways. Subject to Section 19.13, the bike facilities 
apply to commercial, civic, and multi-family residential facilities.  
 
Walkways: Pedestrian walkway existing on site.   
 
Parking Lots: Table 19-C regulates the standard for parking space size and aisle 
measurements. The following apply to the subject property:  
 
Parallel Parking 
Maneuvering Lane Width, 2-way:   24 feet  24 feet and 31 feet 
Parking Space Width:    9   feet  9 feet and 10 feet 
Parking Space Length:   18 feet  18 feet (legal nonconforming) 

  
The parking lot is in compliance with the standards. Any new parking spaces need to mee 
the length standard.  

  
 

d) Lighting 
Section 4.34.3. Nonhorizontal Surface Lighting: The subject lighting is shielded and 
downcast and will not create glare onto neighboring properties.  
 
Section 19.19.2 Required Lighting - All parking and loading facilities utilized during nighttime 
hours shall be artificially illuminated to a minimum level of 0.5 foot candles and a maximum level of five 
(5) foot candles, with one (1) foot candle being the desired level of average illumination 

  
The photometric plan indicates a total of 16 exterior lights (existing and proposed) with 
the following foot candles: 
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The maximum footcandles do not exceed the standard, the lighting in in compliance.   
 
 

e) Signage 
Section 20, Table 20-A – Adjacent Land Use: Bufferyard Requirements 
 
The subject site is not proposing any new signage. There is an existing ground sign to the 
west of the driveway entrance on 52nd Street. Any proposed new signs will comply with 
the standards of the Cascade Township Sign Ordinance. Any new sign is subject to 
review and approval by Cascade Township Building Department and Planning 
Department. 
 

f) Landscaping 
The landscaping on site was last approved as adequate in 1994 with an exception for the 
newly acquired acreage, subject to the bufferyard planting requirements. A “C” 
bufferyard standards were applied. This standard is consistent with the Zoning Ordinance 
as of 2024: 
Must be 20-feet wide and provide 2 canopy trees, 4 understory trees, and 6 shrubs for every 100 linear feet 
of bufferyard. (The approved landscape schedule from case 94-1740).  

 
The proposed landscaping is described as being maintained with existing and previously 
approved site landscaping. There are two trees proposed to be removed for the new 
access drive. The west side of the subject property is planned to be largely preserved tree 
canopy. A site visit was completed by staff to evaluate the condition of the existing 
landscaping. It was observed that the site is consistent with the previous planting 
requirements and that they have been maintained. There is adequate screening proposed.  
 
There is a 25-foot tree canopy buffer yard on the west property line. No additional 
landscaping requirements apply, the site plan is still in compliance with the landscaping 
standards.  
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All plant materials in the bufferyard shall be maintained in a good condition so as to 
represent healthy, near and orderly appearance. The owner, tenant, or agent shall insure 
that: 

All plant growth in landscaped areas be controlled by pruning, trimming, or other suitable 
methods so that plant materials do not interfere with public utilities, restrict pedestrian or vehicular access, 
or other wise constitute a traffic hazard; b. All planted areas be maintained in a relatively weed‐free 
condition and clear of undergrowth; and c. All plantings be fertilized and irrigated at such intervals as are 
necessary to promote optimum growth. (Section 20.05 substantially changed by Ordinance #14 of 1989) 

 
g) Site Circulation 

Section 19.03 General Provisions: 
The new driveway will grant access to a new loading dock on the northeast corner of the 
building. The ordinance requests that new driveways be in line with driveways on the 
opposite side of the street. The location of the driveway is not aligned with the driveway 
across the street, however to the extent reasonably possible for truck access to the loading 
dock, the access drive has been located nearest for accessibility.  
 
The new driveway is proposed for infrequent truck loading. The vehicles will then pull 
through the building and exit on the east side to use the 52nd street driveway for egress.   
No employees will be using the new driveway.  
 
The Kent County Road Commission (KCRC) issues permits for new driveways on the 
right of way however, this is an existing private drive that does not require a permit from 
KCRC. Because this proposed driveway adds access from a private drive to an additional 
parcel, it is subject to the standards of the Private Street Ordinance (see below).  
 
Section 19.14 - Access Drives: The driveway is required to be a minimum of ten (10) feet 
in width and is proposed to be 30 feet wide. The ordinance allows for one access point on 
each street frontage. The subject site has one access on 52nd and one proposed access on 
the private drive. The width and clearance of the proposed driveway is in compliance 
with the standards.  
 
Private Street Ordinance: 
 
The proposed new driveway on the site plan is accessed via a shared easement 
agreement. The agreement is included in your packet and outlines a maintenance 
agreement and access description. This driveway is used by 41-19-30-300-033 (5151 52nd 
St. SE) and 41-19-30-300-031 (5050 Kendrick St. SE).  
 
The staff’s main concern regarding the proposed drive is the condition of the private 
street. The applicant has been notified of the requirement to comply with the Private 
Street Ordinance and has indicated that the street is being top coated at the end of June. 
The Township Engineer has submitted a memo stating the recommendations for the 
private street. A condition of approval will be to ensure the private street is in compliance 
prior to constructing a new driveway access.  
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The proposed access on the northeast side of the subject property, will be accessed via 
this private drive: 

 
h) Outside Storage 

No outside storage is proposed on the plan; therefore, no outside storage is being 
approved with this site plan. The applicant should indicate if this is requested in the 
future, subject to the Zoning Ordinance standards. The existing shipping containers on 
site are temporary storage until the addition is complete.  
 

i) Drainage 
 

Section 19.17 Drainage and the Stormwater Ordinance apply to this property.  
The Township Engineer has reviewed the application, and his report is included in your 
packet. A Stormwater Maintenance Agreement is a condition of approval.  

 
j) Utilities and Infrastructure 

The building has existing utilities that the addition will tie into.  
 

 
STAFF RECOMMENDATION 
 
Staff recommends APPROVAL of the proposed 5,515 square foot building addition shown on 
the site plan prepared by LRE Engineers & Surveyors and dated May 24, 2024, with the 
following conditions: 
 

1. A Stormwater Maintenance Agreement is submitted and registered with the county prior 
to construction.  

2. The number of parking spaces deferred is indicated on the site plan as ‘reserve’ or ‘future 
parking’.  

3. The private street is brought up to standard and approved by Township staff prior to a 
new driveway being added.  
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ATTACHMENTS 
 

1. Application 
2. Site Plan Set 
3. Engineer’s Report 
4. Easement Access Agreement 
5. Engineer’s Private Street Memo 

 





Jon Frego

4-18-24

jfrego
Typewritten Text
Jon Frego

jfrego
FREGO

jfrego
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May 24, 2024 
 

Madison Smith - Jacoby 
Zoning Administrator 
Cascade Charter Township 
5920 Tahoe Drive SE 
Grand Rapids, MI 49546 
 

Re: Möllers North America, Inc, Site Plan Re-Submittal 
5215 52nd Street SE, Grand Rapids, MI 

 

Madison: 
 

We are writing on behalf of Pioneer Construction and Möllers North America, Inc. (Möllers) to 
request the site plan review of the 8.2-acre parcel located at 5215 52nd Street SE (Parcel # 41-
19-30-400-009) for a proposed building addition.  
 

Background: Möllers is a manufacturing company specializing in bag and unit loading handling 
systems and is headquartered at 5215 52nd Street SE.  The property is zoned Industrial (I) and 
is partially developed with a 99,840 square foot building and associated parking area.  The site 
was originally developed in the early 1990s and Möllers is proposing to add an approximately 
5,515 square foot building expansion on the north side of the existing building.  In addition, a 
driveway entrance is proposed off a private drive, which runs along the west side of the property.  
 

We received your review comments via an email dated May 17, 2024 and offer the following 
responses to your comments in BOLD: 
 

1. Parking: 
• There is 12,600 square feet of office space on site. The plans indicate warehousing and 

light manufacturing as two other uses in the building. However, the square footages 
provided in Parking Information indicates 42,142 sf of light manufacturing space and 
63,213 sf of warehousing space. This totals to 105,355 sf, which exceeds the total square 
footage of the entire building including the office space. Please indicate how many square 
feet of the building is used for warehousing purposes and what portion if used for 
manufacturing, aside from the front offices space.  

 

The project team inadvertently sent in an older, preliminary, plan in an email on May 
15.  The plans provided in the original submittal, with revision date 4/18/2024, are 
the correct plans.  We apologize for any confusion this caused.  The square footage 
contained in those plans has been updated slightly, but no change in the parking 
numbers resulted from the update. 

 

• Additionally, it appears that 77 parking spaces total (including 1 ADA) are proposed on 
site. Are you then looking for an exception to the required number of spaces that the 
standard requires with the additional square footage added? I don’t see this addressed in 
the narrative application request so we will need to discuss the parking. It looks like no 
new parking spaces are added to the site. There appears to be some history with deferred 
parking on site that is not conveyed in this application. Attached is the previous site plan 
from 1994 that indicated an area for parking reserve that was approved to be left 
vegetated. I am still figuring exactly how many spaces were deferred but I am bringing this 
to your attention so we can start the conversation around this property’s history with 
parking. It looks like when the last expansion was approved, it was determined that the 
parking was sufficient based on the number of employees. Do you know how many 
employees are on site? More to come on this.  
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Per our email dated May 17, 2024, there are 68 employees at this location.  Much of 
the machinery that Moller’s utilizes is larger and requires much less workforce to 
operate, so we feel that the current use is more of a hybrid between manufacturing 
and warehouse usage.  Given that is not purely manufacturing, we would request 
for the for the “other” category (1 space/employee) as shown in Table 19-B: 
Minimum Required Parking Per Use, of the Cascade Township Zoning Ordinance 
be applied to this site.  It seems like there is precedent to use the employee count 
at this site, as it was indicated that it has been applied to this site in the past.   
 

2. Parking Lot/Access 
• Maneuvering widths should be minimum of 22 feet for a 2-way lane and 12 feet for 1-

way. This width is not indicated on the site plan and needs to be.  
 

The plans have been updated to show the required information. 
 

• Parking space width should be 9 feet for 75-90 degree parking space pattern. This 
width is not indicated on the site plan and needs to be.  
 

The plans have been updated to show the required information. 
 

• Parking space length should be 18 feet for 75-90 degree parking space pattern. This 
width is not indicated on the site plan and needs to be.  
 

The plans have been updated to show the required information. 
 

• Have you submitted anything to the KCRC for the proposed new access drive? Can 
you please provide a copy of the access-easement agreement for the private drive? It 
appears to also be a Consumer’s Power easement – have you been given approval to 
construct a driveway through this? 
  

o KCRC does not regulate driveway openings for sites outside of their right-
of-way – Correspondence from the KCRC specific to this site can be 
provided if necessary. 
 

o The Access Agreement is included in this submittal. 
 

o Nothing precludes construction of a driveway, as long as Consumer’s ability 
to maintain their utility in unimpacted.  The easement does limit construction 
of buildings and structures within the easement, but a driveway is not 
considered a structure. 
 

3. Lighting: Section 19.18 indicates the standards as the following: All parking and loading 
facilities utilized during nighttime hours shall be artificially illuminated to a minimum level 
of 0.5 foot candles and a maximum level of five (5) foot candles, with one (1) foot candle 
being the desired level of average illumination.  

 

• The photometric plan submitted exceeds the 5 foot candle maximum by 1.8 fc. The 
foot candles exceeding the standard need to be reduced/revised and resubmitted in 
compliance.  
 

The photometric plan was updated on May 21, 2024 showing a maximum of 5-
footcandles of illumination  
 

• The photometric plan submitted does not include the fc measurement for the two light 
poles in the front/south side of property. The photometric plan should include the foot 
candles for the light poles.  
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The photometric plan was updated on May 21, 2024 showing the existing light 
poles along the south side of the property. 
 

• The location of LED wall lights is included on the photometric plan but not indicated 
on the site plan. The site plan should reflect location of wall lights. Additionally, an 
image of the actual lights should be included with the lighting plan for review 
referencing and to verify they are downcast. 

 

The requested material has been provided in the updated photometric plan.  In 
addition, the proposed wall pack locations have been added to drawing sheet 
C2.  

 

The Cascade Township Engineer also provided comments related to the stormwater design of 
the site and offered several comments.  The comments are listed below along with LRE’s 
responses in BOLD:    
 

1. Indicate the subcatchment area boundary on a separate plan sheet to be included with storm 
water calculations; 

 

A storm water catchment map is provided as part of this submittal.  The sub catchment 
map is included in the stormwater calculation package. 

 

2. Indicate grading of retention basin with side slopes not steeper than 4:1 (H:V) in plans; 
 

Grading will be limited within the proposed stormwater storage area.  The plans have 
also been updated to show the limits of the stormwater detention area. 

 

3. Provide calculation for pretreatment (minimum 15% water quality volume); and 
 

The design of the vegetated swale has been updated with a rock check dam, located at 
the end of the vegetated swale.  The vegetative swale will provide storage volume of 
the water quality, channel protection, and pretreatment volumes.  A storage volume 
calculation has also been added to the stormwater calculation package showing the 
available volume stored within the vegetated swale. 

 

4. Provide a geotechnical report including at least two soil borings minimum 10-ft below 
proposed bottom of basin. 

 

Two soil borings (hand augers) were completed on the site and are included in the 
submittal.  The hand augers were completed on May 20, 2024 by Soils and Structures 
of Norton Shores, Michigan.  The soil borings indicate the underlying soils are mostly 
clay, with elevated groundwater.  The soil borings are provided in this submittal and 
are also shown on sheet C1 of the site plans. 

 

Lastly, LRE reviewed the Federal Aviation Administration (FAA) Advisory Circular relating to 
hazardous wildlife attractants on, or near, airports (AC 150/5200-33C).  The Advisory Circular 
recommends that permanent pools within the vicinity of an airport be avoided and that dry 
detention basins be designed to have a 48-hour maximum detention time.  The stormwater 
management plan shows the 24-inch outlet pipe being utilized as the “controlled release” for the 
detention pond and that the drain time is less than 48-hours.  Also, due to soil conditions, and the 
presence of perched groundwater, infiltration will be limited on the site.  Therefore, additional 
excavation for stormwater storage area is being avoided to prevent the potential presence of 
standing water.  The plans have been updated to show the inundation area of the 25-year event 
(shown on sheet C3 of the site plans) and additional calculations have been showing the outflow 
from the proposed site.  During the 25-year storm event, the outflow will be approximately 0.73 
cfs, much less than the pre-developed condition of 5.67 cfs. 
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We have included the following documents for Planning Commission consideration at their June 
meeting, which are being provided electronically via email: 

1. One copy of the revised plan set which includes site plan, building elevations, landscape 
plan, and photometrics. 

2. Logs of the two soil borings completed for the site. 
3. Access Agreement dated March, 2024. 
4. Stormwater Calculations. 

 
Please review the enclosed information and contact our office if there are any questions or 
comments.  We look forward to working with you through the course of this project. 
 
Sincerely, 
 
Land & Resource Engineering  
 
 
 
 
Chad R Mencarelli, PE 
Project Manager 
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MICHIGAN DEPARTMENT OF MANAGEMENT
AND BUDGET KEYING SYSTEM

PERMANENT SEEDINGE8

EROSION CONTROLS

BEST MANAGEMENT PRACTICESKEY

Stabilization method utilized on
sites where earth change has been
completed (final grading attained).

WHERE USEDSYMBOL

INLET PROTECTION
FABRIC DROP

S58 Use at stormwater inlets, especially
at construction sites.

SEDIMENT CONTROLS

E12 RIPRAP
Use along shorelines, waterways, or where
concentrated flows occur.  Slows velocity,
reduces sediment load, and reduces erosion.

TIMING AND SEQUENCE OF CONSTRUCTION

BENCHMARK INFORMATION

TYPICAL TRENCH DETAIL
UNDER ASPHALT SURFACES ONLY

CHECK DAM 

Used to reduce surface flow velocities within
constructed and existing flow corridors.

EROSION / SEDIMENT
CONTROLS

CHECK DAM ES31

ES31
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




      

     
     
     
     
     
     
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  
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        




        

    


    




        

Series Color Temperature Voltage Options Finish

WPX1 LED P1
WPX1 LED P2
WPX2 LED
WPX3 LED

1,550 Lumens, 11W 1

2,900 Lumens, 24W
6,000 Lumens, 47W
9,200 Lumens, 69W

30K 3000K

40K 4000K 

50K 5000K

MVOLT 120V - 277V

347 347V  3

(blank) None
E4WH Emergency battery backup, CEC compliant 

(4W, 0ºC min) 2

E14WC Emergency battery backup, CEC compliant 
(14W, -20ºC min) 2

PE Photocell 3

DDBXD Dark bronze
DWHXD White
DBLXD Black
Note : For other options, consult factory.

Note: The lumen output and input power shown in the ordering tree are average 
representations of all configuration options. Specific values are available on request.
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COMMERCIAL OUTDOOR

WPX LED 
Wall Packs

Ordering Information EXAMPLE: WPX2 LED 40K MVOLT DDBXD

NOTES

1. All WPX wall packs come with 6kV surge protection standard, except WPX1 LED P1 package 
which comes with 2.5kV surge protection standard. Add SPD6KV option to get WPX1 LED P1 
with 6kV surge protection. 
Sample nomenclature: WPX1 LED P1 40K MVOLT SPD6KV DDBXD

2. Battery pack options only available on WPX1 and WPX2.
3. Battery pack options not available with 347V or PE options.

Catalog 
Number

Notes

Type

Hit the Tab key or mouse over the page to see all interactive elements.

Introduction
The WPX LED wall packs are energy-efficient, cost-
effective, and aesthetically appealing solutions 
for both HID wall pack replacement and new 
construction opportunities. Available in three sizes, 
the WPX family delivers 1,550 to 9,200 lumens with 
a wide, uniform distribution.

The WPX full cut-off solutions fully cover the 
footprint of the HID glass wall packs that they 
replace, providing a neat installation and an 
upgraded appearance. Reliable IP66 construction 
and excellent LED lumen maintenance ensure a 
long service life. Photocell and emergency egress 
battery options make WPX ideal for every wall 
mounted lighting application.

Specifications

FEATURES & SPECIFICATIONS

INTENDED USE
The WPX LED wall packs are designed to provide a cost-effective, energy-efficient solution for 
the one-for-one replacement of existing HID wall packs. The WPX1, WPX2 and WPX3 are ideal 
for replacing up to 150W, 250W, and 400W HID luminaires respectively. WPX luminaires deliver a 
uniform, wide distribution. WPX is rated for -40ºC to 40ºC.

CONSTRUCTION
WPX feature a die-cast aluminum main body with optimal thermal management that both 
enhances LED efficacy and extends component life. The luminaires are IP66 rated, and sealed 
against moisture or environmental contaminants.

ELECTRICAL
Light engine(s) configurations consist of high-efficacy LEDs and LED lumen maintenance of 
L90/100,000 hours. Color temperature (CCT) options of 3000K, 4000K and 5000K with minimum 
CRI of 70. Electronic drivers ensure system power factor >90% and THD <20%. All luminaires have 
6kV surge protection (Note: WPX1 LED P1 package comes with a standard surge protection rating 
of 2.5kV. It can be ordered with an optional 6kV surge protection).
All photocell (PE) operate on MVOLT (120V - 277V) input.

Note: The standard WPX LED wall pack luminaires come with field-adjustable drive current 
feature. This feature allows tuning the output current of the LED drivers to adjust the lumen 
output (to dim the luminaire).

INSTALLATION
WPX can be mounted directly over a standard electrical junction box. Three 1/2 inch conduit ports 
on three sides allow for surface conduit wiring. A port on the back surface allows poke-through 
conduit wiring on surfaces that don't have an electrical junction box. Wiring can be made in the 
integral wiring compartment in all cases. WPX is only recommended for installations with LEDs 
facing downwards.

LISTINGS
CSA Certified to meet U.S. and Canadian standards. Suitable for wet locations. IP66 Rated.
DesignLights Consortium® (DLC) qualified product. Not all versions of this product may be DLC 
qualified. Please check the DLC Qualified Products List at www.designlights.org/QPL to confirm 
which versions are qualified. International Dark Sky Association (IDA) Fixture Seal of Approval 
(FSA) is available for all products on this page utilizing 3000K color temperature only.

WARRANTY
5-year limited warranty. This is the only warranty provided and no other statements in this 
specification sheet create any warranty of any kind. All other express and implied warranties are 
disclaimed. Complete warranty terms located at:
www.acuitybrands.com/CustomerResources/Terms_and_conditions.aspx.

Note: Actual performance may differ as a result of end-user environment and application.
All values are design or typical values, measured under laboratory conditions at 25°C. 
Specifications subject to change without notice.

Front View Side View

w D 

u L ----

:::c: 

<( 

B 

Luminaire Height (H) Width (W) Depth (D)
Side Conduit Location

Weight
A B

WPX1 8.1” (20.6 cm) 11.1” (28.3 cm) 3.2” (8.1 cm) 4.0” (10.3 cm) 0.6” (1.6 cm) 6.1 lbs (2.8kg)
WPX2 9.1” (23.1 cm) 12.3” (31.1 cm) 4.1” (10.5 cm) 4.5” (11.5 cm) 0.7” (1.7 cm) 8.2 lbs (3.7kg)
WPX3 9.5” (24.1 cm) 13.0” (33.0 cm) 5.5” (13.7 cm) 4.7” (12.0 cm) 0.7” (1.7 cm) 11.0 lbs (5.0kg)
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Date  May 24, 2024 
To  Madison Smith-Jacoby 
From  Aric Thorne, PE 
Subject Site Plan Review: 5212 52nd St SE 

I have reviewed the storm water site plan for Möllers at 5212 52nd St SE. .  The current site plan 
and basis of this review are dated May 24, 2024.  The applicant is proposing an addition to the 
existing building and an access driveway. 

Stormwater and Drainage 

The proposed project is being reviewed under the 2022 Stormwater Ordinance and the criteria in 
the Stormwater Standards Manual revised March 2021. 

The applicant proposes a 5,515-sft building addition and 6,185-sft asphalt access driveway.  The 
parcel currently is developed as a 1-story 99,840-sft manufacturing building.  The applicant 
proposes using an on-site detention basin to provide capacity for developed storm water runoff. 

Flood Control 

Flood control is proposed with an on-site detention basin.  The project site is located in Flood 
Zone 2, requiring capacity for the 25-year storm event. The 5,515-sft building addition is in place 
of existing impervious surface.  There is an existing private 6- to 12-inch diameter storm sewer 
around the north, east, and south perimeter of the developed property that ties into Kent County 
Road Commission (KCRC) facilities in 52nd St SE.  The 6,185-sft asphalt access driveway adds 
impervious surface and outlets by asphalt spillway to a vegetated swale on the west side of the 
property and into a detention basin. 

The detention basin is located in an existing depressed area on-site.  The volume of this area 
(56,464-cft) meets the required flood control volume (4,941-cft).  An alternate release rate (3.57-
cfs) is used as the existing runoff volume is less than or equal to the developed runoff volume.  
The detention limits for the flood control volume are indicated on the plans.   

Water Quality and Channel Protection 

The proposed vegetated swale and detention basin meet the required storage capacity per water 
quality (934-cft) and channel protection (868-cft).  The swale (997-cft) includes a check dam and 
exceeds the required pretreatment volume (141-cft) for the detention basin. 



 

Drainage Plan 

The applicant indicates flow paths throughout the site on the plan.  The emergency overflow route 
is unnecessary, as the detention basin volume is twice the flood control volume requirement or 
more.  The side slopes of the detention basin meet the required maximum 4:1 (H:V). 

The applicant proposes use of the existing 24-inch diameter culvert under 52nd St SE in KCRC 
right-of-way for release of basin volume beyond 48-hour detention time.  Flow through this culvert 
continues south of 52nd St SE by open channel through private drain easement to the 
Meadowbrooke North regional detention basin.  This basin is owned and maintained by Kent 
County Drain Commissioner. 

A maintenance agreement and a long-term maintenance plan are required before construction 
begins.  The maintenance agreement and plan should include at a minimum cleaning of the 
vegetated swale and detention basin. 

Utilities and General Comments 

Plans do not indicate any additional or modification to existing utility connections.  The additional 
access driveway connects to a private road situated on 5151 52nd St SE.  Plans indicate that 
there is an access easement agreement in place.  The applicant submitted soil boring data as 
required for the proposed storm water control measures. 

Soil Erosion and Sedimentation Control 

The applicant provided a Soil Erosion and Sedimentation Control (SESC) plan.  KCRC must 
review and issue an SESC permit before construction may begin.  Measures included on the plan 
include permanent seeding, riprap, and inlet protection fabric drops.  KCRC may require additional 
measures beyond what are shown. 

Summary 

The proposed stormwater management design meets the Township Stormwater Ordinance 
requirements for the site location.  I recommend approval from an engineering point of view. 

Let me know if you have any questions or concerns. 



















 

 

 
CASCADE CHARTER TOWNSHIP  

PLANNING COMMISSION 
 

MONDAY, June 3, 2024 
7:00 PM 

 

ARTICLE    9. 

 
 

Case #24-3834 
    
Applicant: FCC, Inc., Byrne Harmon 
   
Property Address: 5725 & 5755 52nd St SE   
   
Parcel Number: 41-19-29-300-019, 41-19-29-300-029 
   

Requested Action: Site Plan Review for a new 110,000 sf 
industrial building. 

 

 

 

 

 

 



 

 

Map & Zoning 
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PLANNING DEPARTMENT STAFF REPORT 
 
STAFF REPORT: Case # 24-3834 
REPORT DATE: May 30, 2024 
PREPARED FOR: Cascade Charter Township Planning Commission 
MEETING DATE: June 3, 2024 
PREPARED BY: Andrea Hendrick, Planning Director 

 
APPLICATION SUMMARY: 

 
APPLICANT:  Applicant: Byrne Harmon, FCC Inc. 
 Property Owner: DJ VanderSlik 

 
ADDRESS:  5725 & 5755 52nd Street SE 
 
PARCEL NUMBER: 41-19-29-300-029 & 41-19-29-300-019 
 
REQUESTED ACTION: Site Plan Review for a new 110,000 sf industrial building. 
 
REQUIREMENTS: Section 13 – Industrial Zone District  
 Section 14 – Overlay B 
 Section 18 – Zoning District Height, Area & Placement Standards 
 Section 19 – Access, Parking & Loading  
 Section 20 – Landscaping & Greenbelt Provisions 
 
EXISTING ZONING OF  
SUBJECT PARCEL(S): I – Industrial District. Overlay B 
 
GENERAL LOCATION: The subject property is a vacant lot located on the north side of 36th 

Street. Kraft is the nearest cross street to the west. The road dead 
ends 400 ft to the east, followed by the south runway of the GRR 
Airport. 

 
PARCEL SIZE: 4.74 acres & 5.48 acres 
 
EXISTING LAND USE: Vacant (Wetlands)  
 
ADJACENT PROPERTIES: N:  I – Industrial, Overlay B – Warehouse/Manufacturing  
 W:  I – Industrial, Overlay B – Warehouse/Manufacturing 
 S: I – Industrial, Overlay B – Vacant Land 
 E: I – Industrial, Overlay B – Vacant Land  
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PROPERTY HISTORY 
2018-2020 Creation of access road over wetlands 
Source: Kent County Aerials 
 
PROPOSED USE  

The applicant is requesting to build a 110,000 sf Industrial building. The final interior layout is 
not provided, but it is approximated that 90% or 99,000 sf is allocated to warehouse, and 10% or 
11,000 sf allocated to office space. The proposed building will be comprised of four (4) units. 

The applicant acknowledges that additional land use approvals may be required in the future 
depending on the proposed use of each of the units.  

SECTION 19 
 
Section 19.03(5) Driveway Permits 
The applicant is required to obtain permits by the Kent County Road Commission for the 
Driveway openings to public roads. Comments provided by EGLE demonstrate that previous 
permits were not obtained before the creation of the existing drive. Staff recommends 
conditioning that the applicant remedy any previous issues caused by work without a permit for 
the previous construction in advance of obtaining any building permits. 
  
Section 19.04(4) Property Clearance 
The minimum required distance between the driveway and the property line is 25 ft. The 
applicant has proposed five (5) feet. The applicant has argued that the drive cannot be moved 
because there is an existing access point on the site. However, as stated above, the applicant did 
not obtain permits in advance of the construction of the drive. Furthermore, the proposed drive is 
located further west than the current drive is located. Staff recommends that the access drive is 
placed as far east as possible pending the findings of the EGLE review.  
 
Table 19-B: Minimum Parking Requirements  
 
Use Parking Requirement Total Building Size Spaces 

Required 
Parking 
Provided 

Warehouse .67 spaces / 1,000 square feet 99,000 sf 67 44 
Office  3 Spaces / 1000 square feet 11,000 sf 33 33 
Deferred Parking    30 
Entire PUD   100 107 

 
Section 19.23 Deferred Parking 
The applicant has requested that the construction of the parking spaces and associated pedestrian 
walkways on the north side of the building be deferred. The location and spacing of the parking 
spaces proposed for deferment are appropriately placed and meet the standards of the Zoning 
Ordinance. Staff finds deferment appropriate.  
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SECTION 20 
 
Table 20-A: Adjacent Land Use Buffer Requirements 
The proposed industrial is surrounded by industrial zoned properties on all sides. Therefore, the 
development would require the Type C Bufferyard standards. The applicant has indicated the 
location of the required buffer yard on the Site Layout Plan dated 5/29/2024 (Sheet 1of 3), 
however the applicant has not provided any plant material.  
 
The applicant has requested a reduction in the number of plantings for the following reasons: 
 

1. The review comments from Brian Hillbrands at the GFIAA suggested the landscape 
design take into account the proximity to the airport in regards to not attracting wildlife. 

 
Staff Response: Airport concerns are generally related to water, as it attracts birds. The 
Airport provide a list of plant species that are not preferred, and Township staff 
recommends adherence with this list. It should not deter planting trees. Trees slow down 
water runoff and pooling and allow water to percolate naturally into the water table 
without increasing stormwater runoff. 

  
2. South side – the access drive is at least 100 feet from 52 Street which is all regulated 

wetlands. 52nd Street is an unimproved road East of the proposed driveway with very 
limited traffic.  

 
Staff Response: The wetlands are a valid reason for a reduction in plant material in south 
bufferyard. Staff does not find the current condition of 52nd Street to be a valid reason for 
the reduction, however we would recommend allowing for this reduction. 

 
3. West side – There is a tree covered hillside on the neighboring property that will not be 

developed.   
 

Staff Response: This is not a valid reason for a reduction. While the wetlands on the 
south portion of this bufferyard, the existence of trees on an adjacent property does not 
exempt the applicant from requirements for the subject parcel.  

 
4. North side – There will be at least a 10 foot high slope on the Westerly limits and a 

regulated wetland and a 5 foot slope on the Easterly 300 feet.   
 

Staff Response: The 10-foot-high slope is part of the applicant’s proposed development 
plan. Staff recommends that the amount of impervious surface in the north access drive 
be decreased to provide adequate space for the required buffer yard and a more gradual 
grade for the proposed north berm.  

 
5. East side – This area is a dense wood lot and wetlands.  

 
Staff Response: The wetlands are a valid reason for a reduction in plant material in east 
bufferyard. 
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EGLE WETLAND PERMIT 
 
The applicant has applied to EGLE to fill the existing wetlands on the southwest portion of the 
site to provide parking areas, driveways, and the southwest portion of the proposed building. 
From previous Kent County aerials, we can determine that the existing driveway, located on the 
SW corner of the property, was built between 2018 & 2020. Cascade Chater Township has no 
record of an application for the creation of the driveway. EGLE has provided the applicant with a 
correction request for driveways that were installed on the southwest and northeast sides of the 
property over wetlands without permits. All information can be viewed on EGLE’s public portal.  
The permit is currently in review. Staff recommends conditioning that remedies for the driveway 
installation and all required permits occur before the issuance of a building permit. 
 
AIRPORT REVIEW COMMENTS 
 
After reviewing the Site Plan, the GFIAA Planning Staff has submitted comments requesting that 
the outlet for the proposed detention basin should be reviewed to ensure discharge of water onto 
the airport property does not damage airport property. The airport offered to assist with the 
review. To date, the applicant has not reached back out.  
 
05-14-2024 Brian Hilbrands, GFIAA Planning Manager Comments: 
 
- Use of cranes for development must be coordinated and approved with GFIAA Facilities and 
Operations staff and through the FAA airspace review as necessary. If cranes will be used at any 
time please complete the crane request form: 
https://www.grr.org/hubfs/PDFs/ZoningPermitApp.pdf?hsLang=en and submit the completed 
form to the crane@grr.org email. 
- Landscaping design should take into account the proximity to the airport and include trees and 
shrubs that do not attract wildlife or grow to heights that exceed limits of FAA FAR Part 77, 
Objects Affecting Navigable Airspace. For a list of recommended landscaping plants please 
visit: https://www.grr.org/hubfs/Tenant%20Development%20Standards-
May%202022.pdf?hsLang=en 
- The detention basin should remain dry as designed so as not to attract wildlife. 
- The detention basin includes an outlet that appears to direct water towards airport property. It 
should be ensured that any water discharged through the outlet will not damage airport 
property. 
- Lighting on the site must be fully shielded and/or downward directed so as to not interfere with 
safe operation of aircraft at night. 
 
ENGINEERING DEPARTMENT REVIEW COMMENTS 
 
The applicant submitted stormwater calculations to the Township on 5/30/2024. A full review 
has not been conducted, but the Township Engineer, Aric Thorne, had the following comments:  
 
I am not able to complete a full storm water review today.  I will provide you a proper summary 
next week.   I was able to glance at the materials that Mr. Male submitted this morning and will 
provide the following insights in the meantime: 
 
1. Flood control is proposed by an on-site detention basin.  The applicant submitted 

calculations appropriately sizing the basin (min. 118,724-cft) for the 25-year storm event 

https://mienviro.michigan.gov/nsite/site/-6756135282975026719/documents
https://www.grr.org/hubfs/PDFs/ZoningPermitApp.pdf?hsLang=en
https://www.grr.org/hubfs/Tenant%20Development%20Standards-May%202022.pdf?hsLang=en
https://www.grr.org/hubfs/Tenant%20Development%20Standards-May%202022.pdf?hsLang=en
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and a maximum release rate of 0.13 cfs/ac.  It is designed for the extended detention 
volume and release rate given poor draining soils on-site. 

2. Water quality (min. 33,189-cft) and channel protection (min. 29,707-cft) standards are 
met.  The basin includes a sediment forebay for pretreatment that exceeds 15% of water 
quality volume (min. 4,978-cft). 

3. The applicant must include section diagrams of the primary and secondary emergency 
spillways, and the location of these spillways on the plan.  These should include top of 
berm and spillway (crest) elevations and indicate freeboard. 

4. The applicant must indicate method for protection of spillways (e.g., concrete, riprap, 
permanent erosion control blanket). 

5. The applicant must include drainage arrows on the plan. 
6. The applicant must include section information for the basin outlet structure(s) on the 

plan. 
7. I do not have a geotechnical report.  The applicant must submit at a minimum, the 

required number and depth of soil borings for their corresponding sized detention basin. 
   
Feel free to forward these comments to the applicant if you feel appropriate.  I will include these 
and possibly others in my summary once I have had sufficient time to complete my review.  I do 
not recommend the site for approval at this time. 
 
FIRE DEPARTMENT REVIEW COMMENTS 
 
The Cascade Township Fire Department has found the submitted site plan meets all 
requirements. 
 
NEIGHBORS COMMENTS  

Outside of the airport comments above, no additional comments have been received in support or 
opposition. 
 
CONSIDERATIONS  
 
The applicant has submitted a full site plan and has been cooperative in working with staff to 
amend portions of the application that were not compliant. However, there are still modifications 
to the site that need to be revised.  
 
Planning Commission Determinations 
The CCT Zoning Ordinance gives the Planning Commission authority to deliberate and 
determine if the provided site elements are sufficient or if modifications are required: 

• Is the location of the driveway appropriate, given the circumstances? 
• Is the requested reduction in all or some of the Bufferyard C plant material appropriate 

for this site? 
• Is all or some of the applicants request for deferred parking appropriate for the proposed 

building appropriate?  
Administrative Approval  
Based on comments from GFIAA, the Township Engineer, and the findings of Planning Staff, 
we recommend the specific conditions listed below to ensure that development of the site is 
consistent and harmonious with the surrounding land uses. If the Planning Commission find that 
the modifications can be administratively, Staff recommends approval with the conditions listed 
below.  
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RECOMMENDATION 
 
Staff recommends that the site plan be APPROVED based on the findings above, with the 
following conditions: 
 

1. The application and plans submitted by the applicant and signed, dated, and stamped by 
the Planning Director, shall constitute the approved plans, except if plan elements are 
amended in this resolution, or do not meet the requirements of the Zoning Ordinance. 

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. The two (2) parcels provided in this application are combined. The Lot combination 
application is submitted and approved by Cascade Charter Township and recorded with 
the Kent County Assessing Office. 

5. The access drive meets the property clearance requirements of Section 19.04(4) of the 
Zoning Ordinance, or as close as possible, pending the findings of EGLE approval. 

6. All permits are obtained by the Kent County Road Commission and EGLE for the 
Driveway openings to public roads & all remedies are sought for previous work done 
without permits.  

7. The construction of the 30 parking spaces and associated pedestrian walkways on the 
north side of the building be deferred. 

8. All Soil Erosion & Sediment Control plans are approved by Kent County Road 
Commission.  

9. The required bufferyard plantings are added to the west and north bufferyards. 
10. The amount of impervious surface on the north access drive is decreased to provide for 

the required bufferyard planting and more gradual slops, consistent with the current 
grading, on the north property line.  

11. All requirements of the Township Engineer are fulfilled. If the applicant is required to 
make changes to the site greater than the standards provided in Section 21.04 
Administrative Site Plan Review, the applicant will submit an application for Site Plan 
Review to be reviewed and approved by the Planning Commission.  

 
ATTACHMENTS 
 

1. Application 
2. Applicant proof of interest 
3. Site Plans & Elevations 

 























GENERAL NOTES :

1. PARCEL INFORMATION :
PARCEL NUMBER: 41-19-29-300-019
PROPERTY ADDRESS: 5725 52ND ST SE
LEGAL DESCRIPTION: W 1/2 SE 1/4 SW 1/4 SW 1/4 * SEC 29 T6N R10W 5.00 A.
PARCEL NUMBER: 41-19-29-300-029
PROPERTY ADDRESS: 5755 52ND ST SE
LEGAL DESCRIPTION: 411929300029 E 1/2 SE 1/4 SW 1/4 SW 1/4 ALSO COM 
1329.40 FT N 89D 23M 52S E ALONG S SEC LINE & 659.07 FT N 0D 36M 13S W 
ALONG E LINE OF W 1/2 SW 1/4 FROM SW COR OF SEC TH N 0D 36M 13S W 
ALONG E LINE 266.50 FT TH S 89D 33M 34S W 71.70 FT TH S 0D 36M 13S E 200.90
FT TH S 89D 33M 34S W 114.30 FT TH S 62D 27M 47S W 144.02 FT TO S LINE OF N
1/2 SW 1/4 SW 1/4 TH N 89D 33M 34S E ALONG SD S LINE 314.40 FT TO BEG * SEC
29 T6N R10W 5.74 A. SPLIT/COMBINED ON 02/11/2019 FROM 41-19-29-300-020, 
41-19-29-300-025;

PARCELS 41-19-29-300-019 & 41-19-29-300-029 ARE TO BE COMBINED
PARCELS 41-19-29-300-014 & 41-19-29-300-015 ARE TO BE COMBINED

2. EXISTING ZONING = I (INDUSTRIAL)

3. LOT INFORMATION
MINIMUM LOT SIZE = 200 x 2 ACRES
MINIMUM  FRONT YARD SETBACK= 100'
MINIMUM SIDE YARD SETBACK = 25'
MINIMUM REAR YARD SETBACK = 50'

4. PARKING CALCULATION :
OFFICE = 3/1000
WAREHOUSE = 0.67 / 1000
ASSUME 10% OFFICE = 11,000 / 1000 = 11 X 3 = 33 SPACES
ASSUME 90% WAREHOUSE = 99,000 / 1000 = 99 X 0.67 = 67 SPACES
REQUIRED PARKING         = 100 SPACES

PROPOSED PARKING    = 77 SPACES
DEFERRED PARKING = 30 SPACES
TOTAL = 107 SPACES

                       (INCLUDING 5
   BARRIER FREE
   SPACES)

ZONE : I (INDUSTRIAL)

5252 Clyde Park, S.W.     Grand Rapids, MI  49509
Phone: (616) 531-3660www.exxelengineering.com

Know what's below.
before you dig.Call

R

NOTE :
SEE SEPARATE KCRC PLANS FOR
52nd STREET IMPROVEMENTS

ZONE : I (INDUSTRIAL)

ZONE :
I (INDUSTRIAL)

ZONE :
I (INDUSTRIAL)

ZONE : I (INDUSTRIAL)



5252 Clyde Park, S.W.     Grand Rapids, MI  49509
Phone: (616) 531-3660www.exxelengineering.com

Know what's below.
before you dig.Call

R

NOTE :
SEE SEPARATE CITY OF GRAND
RAPIDS  PLANS FOR CONTINUATION OF
WATERMAIN & SANITARY FORCEMAIN
(APPROX 600' WEST) & KCRC PLANS
FOR 52nd STREET IMPROVEMENTS

NOTE :
SEE SEPARATE CITY OF GRAND
RAPIDS  PLANS FOR CONTINUATION
OF WATERMAIN (APPROX 80' NORTH)

10'  WIDE  COBBLE  CHECK  DAM
OVER  LOW  FLOW  CHANNEL  DETAIL

POND  OUTLET  DETAIL

BAR GRATE DETAIL



SOIL EROSION CONTROL NOTES:

1. TOTAL AREA OF DISTURBANCE = 9.4 ACRES.

2.  ALL SOIL EROSION CONTROL MEASURES ARE TO BE IN PLACE
PRIOR TO THE START OF ANY GRADING.

3.  INSPECT & MAINTAIN ALL TEMPORARY SOIL EROSION
CONTROLS AFTER EACH SIGNIFICANT RAINFALL EVENT UNTIL
THE SITE HAS BEEN PERMANENTLY STABILIZED.

4.  ALL NON PAVED AREAS TO BE TOPSOILED (4" MIN.) & SEEDED.

5.  PLACE SILT FENCE AS SHOWN ON PLAN & PER DETAIL.

6.  PROTECT  11 PROPOSED STORM CATCH BASINS WITH SILT
SACKS AS SHOWN ON PLAN & PER DETAIL & REMOVE WHEN
SITE IS STABILIZED.

7.  CONTRACTOR IS RESPONSIBLE TO SWEEP ANY TRACKING ON
PUBLIC STREETS CAUSED BY SITE CONTRACTOR OR HIS
SUBCONTRACTORS.

5252 Clyde Park, S.W.     Grand Rapids, MI  49509
Phone: (616) 531-3660www.exxelengineering.com

Know what's below.
before you dig.Call

R

SILT FENCE DETAILSILT SACK DETAIL CONSTRUCTION ACCESS ROAD DETAIL

NOTE :
SEE SEPARATE KCRC PLANS FOR
52nd STREET IMPROVEMENTS &
GRADING, & SESC INFORMATION



5725 52ND LLC
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Manufactures' Representatives
Lighting Equipment

DESIGNED FOR:

SCALE: NTS

SCHEDULES

Crites, Tidey, & Assoc., Inc

NOT FOR CONSTRUCTION
PHOTOMETRIC EVALUATION

and/or architect must determine the applicability of the layout
regarding existing or future field conditions.

This lighting layout represents illumination levels calculated using
laboratory data taken under controlled conditions in accordance
with The Illuminating Engineering Society (IES) approved methods
Actual performance of a manufacturer's luminaires may
vary due to changes in electrical voltage, tolerance in LEDs, and
other field conditions. Calculations may not include obstructions
such as buildings, curbs, landscaping, or other architectural

Based on the information provided, all dimensions and luminaire
locations represent a recommended application. The engineer

elements. Fixture nomenclature may not include mounting
hardware or poles. This layout is for photometric evaluation
 purposes only and should not be used as a construction
document or as a final document for ordering product.
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NOTES:
 - CALC AT GRADE

Luminaire Schedule

Scenario: GEN

SYMBOL QTY LABEL ARRANGMENT LLF [MANUFAC] DESCRIPTION MNT HEIGHT MNT TYPE TLT WATTS LUMENS

11 P4 Single 0.921 COOPER - LUMARK PRV-PA2B-740-U-T4W 18, 27.5 POLE 1661 19431

Calculation Summary

Scenario: GEN

Label CalcType

2 WP1 Single 0.921 COOPER - LUMARK XTOR1B 9 WALL 24.4 1418

Units Avg Max Min Avg/Min Max/Min

DRIVE PARKING Illuminance Fc 1.34 5.7

8 WP3 Single 0.921 COOPER - LUMARK PRV-P-PA1A-740-U-T3 20 WALL

6 WP4 Single 0.921 COOPER - LUMARK PRV-P-PA1A-730-U-T4W 20 WALL 184.2 3960

245.6 4443

0.5 2.68 11.40

LIGHT TRESPASS Illuminance Fc 0.01 0.1 0.0 N.A. N.A.



 

 

 
 
CASCADE CHARTER TOWNSHIP  

PLANNING COMMISSION 
 

MONDAY, June 3, 2024 
7:00 PM 

 

ARTICLE    10. 

 
      Case #24-3838 
    
Applicant: Cascade Charter Township 
    
 

Requested Action: To consider text amendments to Chapter 14 of 
the Zoning Ordinance – AC (Airport Commerce) 
District, Overlay Districts

 



CASCADE CHARTER TOWNSHIP 

ORDINANCE NO. 24-________ 

AN ORDINANCE TO AMEND SECTION 14.07 OF THE TOWNSHIP ZONING 
ORDINANCE  

 
THE CHARTER TOWNSHIP OF CASCADE ORDAINS: 

Section 1.  Amendment of Section 14.07 of the Township Zoning Ordinance 

Section 14.07 of the Township Zoning Ordinance is amended in its entirety to read as follows: 

Section 14.07 Uses Permitted by Right in Overlay A:  

Subject to Section 14.18, in the “Overlay A” District no building, structure or premises 
shall be erected altered or used except as one or more of the following specified uses:  

1. Recreation  

2. Schools  

3. Churches  

4. Aeronautical uses permitted in the AC zoning district 

Section 2.  Severability. 

If a court determines that any provision of this Ordinance is invalid, the remaining provisions of 
this Ordinance shall remain in full force and effect. 

Section 3. Repealer. 

Any ordinances in conflict with this ordinance are repealed to the extent necessary to give this 
ordinance full force and effect. 

Section 4. Effective Date. 

This ordinance takes effect upon the expiration of seven (7) days after publication.  

87192:00001:200536988-1 
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