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STAFF REPORT 
 

STAFF REPORT:  Case #22-3701/Woods Builders Homes Inc. 
REPORT DATE:  March 15, 2023 
PREPARED FOR:  Cascade Charter Township Planning Commission 
MEETING DATE:  March 20, 2023 
PREPARED BY:  Brian Hilbrands, Planning Director 
 

APPLICANT: 
Woods Builders Homes Inc. 
2620 Horizon Dr. Suite 125 

Grand Rapids, MI 49546 
 
STATUS 
OF APPLICANT:  Developer 
 
ADDRESS    
OF PROPERTY:  6105 Charlevoix Woods Ct 
 
REQUESTED ACTION: Basic Plan Review for an amendment to the PUD to accommodate 

a 24-unit apartment project. 
 
EXISTING ZONING OF  
SUBJECT PARCEL(S): PUD 58 
 
GENERAL LOCATION: North side of 28th St, northeast of Wal-Mart 
 
PARCEL SIZE:  Approximately 4 acres 
 
EXISTING LAND USE 
ON THE PROPERTY: Vacant 
 
ADJACENT AREA 
LAND USES:   N – Residential (Single-family) 
    W – Residential (Attached residential) 
    S – Commercial (Subaru dealership) 
    E – Residential (Assisted living facility) 
     
ZONING ON 
ADJOINING PARCELS: N – R-2 
    W – PUD 91 
    S – PUD 67 
    E – PUD 58 
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STAFF COMMENTS: 
 

1. The applicant is requesting Basic Plan Review to amend the existing Planned Unit 
Development to allow for the development of a 24-unit apartment complex on an 
approximately 4-acre parcel. The 24 units would be in three buildings. 
 

2. This application was originally brought before the Planning Commission at the April 18, 
2022 meeting. At that time, it was noted that there was some question regarding deeded 
access to the property over the Wal-Mart parcel. The attorney for the current property 
owner has been drafting an amendment to the original access easement, which the 
applicant/buyer has been requesting before closing on the property. Now that progress 
has been made on the access easement, the applicant has requested that we move forward 
with the application. 

  
3. Since it has been so long since this application has been in front of the Planning 

Commission, and because we have a few new members, I required that the application be 
brought back for another Basic Plan review. My staff report from the 2022 review is 
attached. 

 
4. There have not been any changes made to the application since the last review. The nine 

items that were required to be addressed after the initial review are listed at the end of the 
staff report. 

 
5. After further review of the application, one additional item that should be discussed is the 

need for a traffic impact analysis. Immediately west of the property there is a sharp curve 
in Charlevoix Woods Ct. This was created when Wal-Mart constructed an addition in 
2012, which moved the drive northward. At the time, there were conditions put on the 
cross-easement that required the drive to be straightened before the properties to the east 
could be developed. The applicant has stated that this has created a hardship for them, 
and they should be able to leave the drive as-is. If the applicant does not want to 
straighten the drive, it may be appropriate to require a traffic impact analysis that 
determines how much additional traffic will be generated by the new development, and if 
this creates a safety issue with the sharp curve in Charlevoix Woods Ct. 

 
6. The applicant has submitted this package as required by Section 16.05 (2) of the Zoning 

Ordinance for Basic Plan Review. 
 

7. If you find that all the procedural information has been provided, this application should 
proceed to a public hearing and consideration of a Preliminary Development Plan. It will 
be at that stage of the review process that the merits of the request will be considered, and 
the detailed site plans will be required and reviewed. 

 
Before proceeding to the Preliminary Development Plan review (Public Hearing), I 
would recommend that the applicant submit the following information: 

  
1. Plans indicating the private road meet our design standards. 
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2. Provide a full civil plan set 
3. Landscaping plan 
4. Approval from the Township Engineer. 
5. Approval from the Fire Chief. 
6. Have the plans reviewed by the KCDC for their comments on the storm water 

system. 
7. Location and type of street lights 
8. Photometric Plan 
9. Information regarding maintenance plan or agreements in place for 

Charlevoix Woods Court. 
10. Traffic Impact Analysis 

 
 
 
ATTACHMENTS:  4/18/22 Staff Report 

Application 
Site Plan 
Current PUD Ordinance Thornapple Manor #2 of 1998 and 2002 
and 2004 amendments 
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STAFF REPORT 
 

STAFF REPORT:  Case #22-3701/Woods Builders Homes Inc. 
REPORT DATE:  April 13, 2022 
PREPARED FOR:  Cascade Charter Township Planning Commission 
MEETING DATE:  April 18, 2022 
PREPARED BY:  Brian Hilbrands, Planning Director 
 

APPLICANT: 
Woods Builders Homes Inc. 
2620 Horizon Dr. Suite 125 

Grand Rapids, MI 49546 
 
STATUS 
OF APPLICANT:  Developer 
 
ADDRESS    
OF PROPERTY:  6105 Charlevoix Woods Ct 
 
REQUESTED ACTION: Basic Plan Review for an amendment to the PUD to accommodate 

a 24-unit apartment project. 
 
EXISTING ZONING OF  
SUBJECT PARCEL(S): PUD 58 
 
GENERAL LOCATION: North side of 28th St, northeast of Wal-Mart 
 
PARCEL SIZE:  Approximately 4 acres 
 
EXISTING LAND USE 
ON THE PROPERTY: Vacant 
 
ADJACENT AREA 
LAND USES:   N – Residential (Single-family) 
    W – Residential (Attached residential) 
    S – Commercial (Subaru dealership) 
    E – Residential (Assisted living facility) 
     
ZONING ON 
ADJOINING PARCELS: N – R-2 
    W – PUD 91 
    S – PUD 67 
    E – PUD 58 
 
 
STAFF COMMENTS: 
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1. The applicant is requesting Basic Plan Review to amend the existing Planned Unit 

Development to allow for the development of a 24-unit apartment complex on an 
approximately 4-acre parcel. The 24 units would be located in three buildings. 

 
2. The site was rezoned to PUD in 1998 to permit an adult assisted living facility campus. It 

was amended in 2002 to allow for office uses south of Charlevoix Drive Court, but that 
area was then removed from the PUD in 2004. 

 
3. The site is currently vacant. There is an assisted living facility located on the parcel 

immediately to the east which is part of the same PUD. 
 

4. The property is Master Planned as Community Residential.  This designation allows for 
multifamily developments and a residential density of 4-6 units per acre. The developer is 
proposing a 6 unit per acre development. 

 
5. The size of each apartment is approximately 1,545 square feet. 

 
6. We do not have specific landscape buffer requirements between residential uses, but in 

the past a bufferyard with plantings have been included when a higher density 
development is created. I would suggest requiring some landscaping and bufferyard along 
the property lines. The residential development immediately to the east that was approved 
in 2013 included a robust landscape plan. There is a large number of trees currently along 
the north property line, but few along the east and west property lines. 
 

7. The developer proposes to use the existing private street, Charlevoix Woods Ct.  This 
road was developed when the assisted living project went in in the late 90’s. The initial 
plans for the area called for there to be office uses on the south side of Charlevoix Woods 
Ct. However, those parcels were purchased by the adjacent car dealerships and are new 
used as parking lots, so there is less traffic demand on Charlevoix Woods Ct. 

 
8. The applicant/buyer has mentioned that the question of access across the Wal-mart parcel 

has been brought up by the seller. It is the belief that the parcels located along Charlevoix 
Woods Ct have been granted an easement for access across the parcel, but that will have 
to be confirmed before construction can commence. 

 
9. They have shown a private road system that has two connections out to Charlevoix 

Woods Ct to address our limit of no more than 19 units on a dead end.  They will need to 
indicate on the plans that the private road meets our design standards. The street name 
will need to be approved by the Kent County Road Commission. 

 
10. The buildings should meet the setback requirements of the underlying zoning district, 

which is Office (O). This would include 30’ front yard, 25’ side yard and 50’ rear yard 
setbacks. Any raised decks should also be located out of the setback areas. It appears that 
building is located within the front yard setback. 
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11. The development is proposed to be served by public sewer and water.  The developer will 
need to satisfy the township engineer and the City of GR. 
 

12. The developer will also need to satisfy the township engineer and the KCDC regarding 
stormwater. The developer will have to provide a stormwater maintenance agreement. 

 
13. The developer will also need to provide a recognition statement regarding the proximity 

of the airport in their documents, including the PUD Ordinance. 
 

14. The applicant has not indicated the location of any light poles in the development.  Our 
subdivision ordinance requires lights.  The applicant should provide details on the type 
and height of the lights proposed for the project. A lighting photometric plan will also be 
required. 
 

15. No sidewalks are planned for the project.  Although they would not connect to the 28th St 
sidewalks or any other sidewalks we should discuss whether or not this is something you 
would want to be included in this project.   

 
16. The Planning Commission can require that a traffic study be provided if desired. I do not 

believe a traffic study is needed since the office uses that were originally planned for the 
south side of Charlevoix Woods Ct are now parking areas for the car dealerships, so there 
is less traffic demand on Charlevoix Woods Ct. 

 
17. The applicant has submitted this package as required by Section 16.05 (2) of the Zoning 

Ordinance for Basic Plan Review. 
 

18. If you find that all the procedural information has been provided, this application should 
proceed to a public hearing and consideration of a Preliminary Development Plan. It will 
be at that stage of the review process that the merits of the request will be considered, and 
the detailed site plans will be required and reviewed. 

 
Before proceeding to the Preliminary Development Plan review (Public Hearing), I 
would recommend that the applicant submit the following information: 

  
1. Plans indicating the private road meet our design standards. 
2. Provide a full civil plan set 
3. Landscaping plan 
4. Approval from the Township Engineer. 
5. Approval from the Fire Chief. 
6. Have the plans reviewed by the KCDC for their comments on the storm water 

system. 
7. Location and type of street lights 
8. Photometric Plan 
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ATTACHMENTS:  Application 
Site Plan 
Current PUD Ordinance Thornapple Manor #2 of 1998 and 2002 
and 2004 amendments 

     
 



























































Joshua Leffingwell
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