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STAFF REPORT 
 

STAFF REPORT:  Case #22-3739/Northpointe Bank 
REPORT DATE:  April 10, 2023 
PREPARED FOR:  Cascade Charter Township Planning Commission 
MEETING DATE:  April 17, 2023 
PREPARED BY:  Brian Hilbrands, Planning Director 
 

APPLICANT: 
Progressive AE, Ken Brandsen 

1811 4 Mile Rd 
Grand Rapids, MI 49525 

 
STATUS 
OF APPLICANT:  Engineer for Owner 
 
REQUESTED ACTION: Preliminary Plan Review for an amendment to the PUD Ordinance 

to accommodate an addition to the existing office building. 
 
EXISTING ZONING OF  
SUBJECT PARCEL(S): PUD 25 
 
PROPERTY ADDRESS: 5303 28th Street Ct 
 
GENERAL LOCATION: West of Meijer at the end of 28th Street Ct 
 
PARCEL SIZE:  Approximately 8.5 acres 
 
EXISTING LAND USE 
ON THE PROPERTY: Office – Northpointe Bank 
 
ADJACENT AREA 
LAND USES:   N – YMCA 

W – Consumers Energy Easement, Highridge Condos 
    E – Holiday Inn Hotel 
    S – I-96 ROW 
     
ZONING ON 
ADJOINING PARCELS: N – PUD 81 
    W – R1 
    E – ES (Expressway Service) 
    S – I-96 ROW 
 
STAFF COMMENTS: 

1. The applicant is requesting Preliminary Plan Review to amend the existing Planned Unit 
Development to allow for two additions to the existing office building. The additions 
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would total approximately 6,438 square feet, bringing the total building size to 
approximately 97,495 square feet. 
 

2. This was brought in front of the Planning Commission for a Basic Plan Review at the 
September 14, 2022 meeting. The applicant has provided the required information to 
proceed to the preliminary plan review. 

 
3. The site was rezoned to PUD in 1988. It was originally rezoned to allow for a multi-

tenant retail center. It appears that support for the retail center declined, and in 1993 the 
PUD was amended to allow for additional uses, including executive, administrative, and 
business offices. 

 
4. The PUD ordinance limits the size of the building to 90,000 square feet. Since the 

additions would be exceeding this size, an amendment to the PUD is required. 
 

5. It appears that the size limit was simply what was being requested at the time for the 
original retail center. With the use changing from a retail center to an office which would 
be less intense of a use, I do not have a concern with the slight increase in building size. 

 
6. The building would still meet the setback and height requirements of the PUD ordinance. 

 
7. The Township Engineer has reviewed and approved the plans, and their comments are 

included in your packet. A stormwater maintenance agreement will be required. 
 

8. The Fire Department has reviewed the plans and did not have any concerns. 
 

9. A photometric plan has been submitted that meets Township regulations. 
 

10. If Preliminary Plan Approval is given, then a PUD amendment will be written and 
brought back before the Planning Commission for a recommendation to the Township 
Board. 

 
11. Standards 

 
Section 16.03 of the Zoning Ordinance requires that a Planned Unit Development must 
demonstrate that: 
 

Standard Staff Comment 
Granting of the Planned Unit Development 
rezoning will result in a recognizable and 
substantial benefit to the ultimate users of 
the project and to the community, where 
such benefit would otherwise be unfeasible 
or unlikely to be achieved. 

The property is already zoned PUD. 

In relation to underlying zoning, the 
proposed type and density of use shall not 

The proposed use would not result in an 
increase in the need of public services. 
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result in a material increase in the need for 
public services, facilities and utilities, and 
shall not place a material burden upon the 
subject or surrounding land or property 
owners and occupants or the natural 
environment. 
The proposed development shall be 
compatible with the General Development 
Plan of the Township and shall be 
consistent with the intent and spirit of this 
Chapter. 

The proposed use is consistent with what 
has been permitted on the site. 

In relation to the underlying zoning, the 
proposed development shall not result in an 
unreasonable negative economic impact 
upon surrounding properties. 

The proposed use should not result in an 
unreasonable economic impact. 

The proposed development shall contain at 
least as much green area and usable open 
space as would otherwise be required by 
this Ordinance with respect to the most 
dominant use in the development. 

Met 

The proposed development shall be under 
single ownership or control such that there 
is a single person or entity having 
responsibility for completing the project in 
conformity with this Ordinance. This 
provision shall not prohibit a transfer of 
ownership or control, upon due notice to the 
Planning Director of the Township. 

Met 

 
Staff Recommendation 
Staff recommends approval of the preliminary plan with the following conditions: 
 

1. The applicant complies with the Township Engineer’s letter dated November 18, 
2022, and all necessary permits are obtained before construction begins. 

2. Record the stormwater maintenance agreement. 
 
 
ATTACHMENTS:  Application 

Site Plan 
Township Engineer Letter 

    PUD Ordinance – Home Design Center, #6 of 1988 and #3 of 1993 
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November 18, 2022
Project No. 170168

Brian Hilbrands  
Interim Planning Director
Cascade Charter Township
2865 Thornhills Avenue SE
Grand Rapids, MI 49546

Northpointe Bank Operations Center – 5303 28th St SE
Site Plan Review

Dear Brian:

We have reviewed the Site Plan for the Northpointe Bank expansion, prepared by Progressive AE. The applicant is 
proposing an expansion of the existing facility consisting of three building additions, a paved entrance drive, and 
concrete sidewalk access paths.

We received the initial Site Plan for review on October 5th, 2022. We reviewed the Site Plan and provided 
comments to the engineer. The final stormwater report and Site Plan are dated November 14th, 2022.

Stormwater and Drainage
The proposed project is being reviewed under the updated 2022 Stormwater Ordinance, and the criteria in the 
Stormwater Standards Manual, revised March 03, 2019.

The project Site is in Flood Control Zone 2. The proposed project is a redevelopment and shall comply with the 
current standards for the redeveloped portion of the Site.

The Northpointe Bank Site is adjacent to the Hilton Drain drainage detention basin which provides flood control 
and channel protection for the proposed Site. In addition, a large bioretention area in the southwest quadrant of 
the project Site will provide water quality treatment, and extended detention.

Flood Control
Flood control is provided by the existing regional detention basin which serves the surrounding area. The 
additional flood storage required for this project will raise the high-water elevation by 0.03 feet (< 1 inch). 
Correspondence has been provided from the Kent County Drain Commissioner’s office which states they’ve 
reviewed this project and that the basin has sufficient capacity.

Channel Protection
The underlying soils of this Site are not conducive to infiltration; therefore, the Site utilizes the extended 
detention alternate approach to channel protection. Extended detention will be provided through a large 
bioretention basin in the southwest quadrant of the proposed Site. The difference between the pre- and post-
development 2-year, 24-hour runoff volume is 678 cubic feet. The proposed bioretention area has a surface 
storage volume of 870 cubic feet. The low-flow release is provided by filtration through the bioretention media to 
a perforated underdrain, which discharges into the regional basin.



Mr. Brian Hilbrands
November 18, 2022 Fishbeck | Page 2

Z:\2017\170168\WORK\CORR\LT_HILBRANDS_NORTHPOINTEBANK_5303 28TH ST CT_2022_1117.DOCX

Water Quality 
Water quality treatment will be performed by the bioretention area as well as the large detention basin.

Drainage Plan
The applicant has submitted plans, calculations, and additional documentation as required in SWO Section 2.03, 
Drainage Plan. Please note that a maintenance agreement and a long-term maintenance plan are required before 
construction begins. The agreement should be submitted to the Township for review. The maintenance 
agreement and plan should include, at a minimum, maintenance two times per year for landscaped BMPs and 
guidance on indications that issues may exist with the regional basin.

Utilities and General Comments
Sanitary Sewer and Water Services
The Site Plan does not indicate any changes or modifications to the sanitary sewer laterals or water services that 
currently service the building. It is possible there may be internal plumbing changes or improvements that would 
require building department review and approval.

Driveways and Sidewalks
The Site Plan indicates there will be modifications to the asphalt paving and concrete approaches to 
accommodate the new building addition. Because this addition is located on the southern edge of the building no 
changes to Fire Truck access are required.

Soil Erosion and Sedimentation Control
Soil Erosion and Sedimentation Control (SESC) falls under the review and approval of the Kent County Road 
Commission (KCRC) and a permit is required before construction can begin.

SESC measures are provided on the plan drawings. The applicant has included silt fence along the edge of the 
property where earth disturbance is expected to occur. KCRC may require additional SESC measures beyond what 
is shown on the drawings.

The disturbed area of the Site does not exceed five acres.

Summary
The proposed stormwater management design meets the Township SWO requirements for the Site location. 
Therefore, from an engineering point of view, we recommend approval.

If you have any questions or require additional information, please contact me at 616.464.3979 or 
theath@fishbeck.com.

Sincerely,

Anthony Heath, PE Michael L. Berrevoets, PE
Civil Engineer Vice President/Senior Civil Engineer

By email

mailto:theath@fishbeck.com
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