AGENDA
EAST GRAND RAPIDS PLANNING COMMISSION
January 11, 2022 - 5:30 PM
Community Center – Commission Chambers
1.

Call to Order

2.

Approval of the Agenda

3.

Approval of Minutes: November 9, 2021 Meeting

4.

Public Comment on Non-Agenda Items

5.

Welcome New Member

6.

Public Hearing - Amendment to Chapter 50, Sections 5.103A, 5.103B, and
5.104 of Zoning Ordinance – Zoning Board of Appeals (action requested)

7.

Study Session - Amendment to Chapter 50, Article 4 of Zoning Ordinance –
Potential Revisions to the MFR Zoning District

8.

Report of the City Commission

9.

Next Regular PC Meeting: February 8, 2022

10.

Adjournment

PROCEEDINGS OF THE PLANNING COMMISSION
CITY OF EAST GRAND RAPIDS
November 9, 2021
East Grand Rapids Community Center – Commission Chambers
Present: Chairman Tom Getz, Commissioners Steve Achram, John Arendshorst, Matt Feyen, Mary Mapes, Peter Michell and
Brian Miller.
Absent: Commissioners Greg Metz and Whitney Renner.
Also Present: City Manager Shea Charles, Deputy City Manager Doug LaFave, Zoning Administrator Jay Gianotti, City Attorney
John Huff, City Planner Paul LeBlanc of PLB Planning and Recording Secretary Lynda Taylor
1. CALL TO ORDER
Chairman Getz called the meeting to order at 5:30 PM.
2. APPROVAL OF AGENDA
A motion was made by Commissioner Miller and supported by Commissioner Mapes to approve the agenda as submitted.
Yeas: Commissioners Achram, Arendshorst, Feyen, Getz, Mapes, Michell and Miller – 7
Nays: -03. APPROVAL OF MINUTES – October 12, 2021
A motion was made by Commissioner Mapes and supported by Commissioner Feyen to approve the minutes as written.
Yeas: Commissioners Achram, Arendshorst, Feyen, Getz, Mapes, Michell and Miller – 7
Nays: -04. PUBLIC COMMENT ON NON-AGENDA ITEMS.
Chairman Getz opened public comment. No public comment was received. Chairman Getz closed public comment.
5. STUDY SESSION – MFR DISTRICT
Zoning Administrator Gianotti gave a summary of the previous study session, outlined what would be reviewed at this meeting
and led the study session. Attached is his spreadsheet summarizing the various discussions.
6. REPORT OF THE CITY COMMISSION
Commissioner Arendshorst reported:
 The Parks and Recreation millage was passed at the November 2 election.
 The City Commission introduced the renaming of Franklin Street to Martin Luther King Jr. Street. There will be
discussion at future meetings.
7. NEXT REGULAR MEETING – December 14, 2021
8. ADJOURNMENT
A motion was made by Commissioner Arendshorst and supported by Commissioner Miller to adjourn the meeting at 7:05 PM.
Yeas: Commissioners Achram, Arendshorst, Feyen, Getz, Mapes, Michell and Miller – 7
Nays: -0Respectfully submitted,
Lynda Taylor
Recording Secretary
Attachment: November 9, 2021 Work Session Summary

NOTES from MFR District Study Session – November 9, 2021










Multi-Family Density
o Existing density levels in the MFR Districts appear to fit in with rest of
neighborhood, even though some existing current multifamily buildings exceed
allowable density.
o Bagley Townhomes may have more lot coverage than some Commissioners are
comfortable promoting by-right.
o After seeing examples about how 3 and 4-unit developments could fit with
proposed lot and density standards, Commissioners generally fine with
increasing allowable density to 28 dwelling units per acre.
 Exhibits shown by the City suggested that, based on existing lot sizes, 4unit developments may the most that can be reasonably developed on a
single lot.
o Don’t forget about single-family uses in this District. They can still be a
compatible use here, so consider the impact of these regulations on single-family
homes.
Accessory Buildings & Parking
o Current regulations would prevent accessory dwelling units (ADUs) from being
built in EGR.
o It is OK if not all off-street parking is housed in accessory structures; may
promote more creative parking solutions on smaller lots. (If considering a large
lot, then this may need to be revisited.)
o While revised parking minimums appear fine (see #31 in attached spreadsheet),
they shouldn’t be reduced any further.
o Consider parking for visitors to multi-family units: is existing street parking
sufficient, or should additional provisions be made for that?
Stormwater Management
o City noted that, under current standards, all multi-family uses would be required
to prepare an engineered stormwater management plan. Commission if fine
with this requirement, noting that developers are aware this would be a known
cost for developing multi-family units.
o Commission thinks capping the maximum lot coverage for multi-family to 80%
(from proposed 85%) is desirable to encourage more creative stormwater
management solutions.
Encroachments
o Commissioners generally fine with existing standards for porch and window well
encroachment standards with proposed setback reductions.
Design Standards
o City Staff and Planning Consultants will work on proposed design standard
language that can be added to the MFR District regulations.





o Commissioners suggested that duplexes might also be included to follow any
design standards that are proposed.
o There were concerns that requiring all multi-family dwelling units to face the
street would make developments such as Croswell Mews noncompliant. City will
revise that section removing that requirement for developments where each
dwelling unit has its own entry. This requirement will be retained where there is
a common entrance serving the units in a multi-family development.
o In addition to the items noted, it was suggested that language/regulations for
trash enclosures and roof decks be investigated.
Building Conversions
o There were varying viewpoints on how to treat regulations for single-family
conversions to multi-family.
 Grand Rapids allows smaller unit sizes for conversion.
 Allowing a “softer” approach might make conversions more attractive for
promoting preservation of existing structures.
o Limits on the maximum allowable number of units was discussed. While some
Commissioners wished to have the same number of allowable units compared to
new multi-family construction, it was acknowledged that, realistically, 4 dwelling
units would be the most that can be achieved.
o It was noted that other limits and requirements, such as parking and unit size,
could also dictate the maximum number of units developable instead of having a
hard limit.
Other Notes
o “Strong preference” to prevent front-loaded garages for duplexes in the MFR
District. (Front-loaded garages for single-family may still be OK.)
o City will provide some potential concepts for different garage locations for
duplexes at the next study session.

CITY OF

EAST GRAND RAPIDS
750 LAKESIDE DRIVE SE • EAST GRAND RAPIDS, MICHIGAN 49506
(616) 940-4817
www.eastgr.org
JAY GIANOTTI, AICP
ZONING ADMINISTRATOR

MEMORANDUM

Hearing Required?
Notices Mailed
Notice Published

TO:
FROM:
DATE:

East Grand Rapids Planning Commission
Jay Gianotti, Zoning Administrator
January 3, 2022

RE:

Welcome New Planning Commission Members

No
N/A
N/A

Action Requested:
No action requested.
Background:
Chapter 51 of the City Code provides for the term periods for members of the Planning Commission.
Normally, these terms officially expire on June 30, with new terms commencing on July 1. In the
case of the City Commission appointments, these assignments often change with the election cycle of
City Commissioners. With the most recent election in November 2021, Mayor Katie Favale, with the
confirmation of the City Commission, has approved new board and commission assignments for all
of the City Commissioners. These assignments for 2022-2023 were approved at the December 20,
2021 City Commission meeting. As part of these assignment changes, Commissioner John
Arendshorst has transitioned from the Planning Commission. Commissioner Arendshorst had served
on the Planning Commission since 2015, covering his time both before and during his current
position as a City Commissioner. The City wishes to thank him for his service on the Planning
Commission. Taking his place is City Commissioner Karey Hamrick. Commissioner Hamrick is a
real estate investor, and has been a resident of East Grand Rapids since 2005. Please welcome
Commissioner Hamrick as the Planning Commission’s new City Commission liaison.
___________________________________
Shea Charles, City Manager
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MEMORANDUM

Hearing Required?
Notices Mailed
Notice Published
Introduction (CC):
Public Hearing (PC):
Final Reading (CC):
Effective Date:

TO:
FROM:
DATE:

East Grand Rapids Planning Commission
Jay Gianotti, Zoning Administrator
January 3, 2022

RE:

Public Hearing on Potential Zoning Ordinance Amendments
Sections 5.103A, 5.103B, and 5.104 – Zoning Board of Appeals

Yes
N/A
12/22/2021
12/20/2021
01/11/2022
TBD
TBD

Action Requested:
That the Planning Commission review and provide a recommendation on amendments to Sections
5.103A, 5.103B, and 5.104 of the Zoning Ordinance regarding the Zoning Board of Appeals.
Background:
On September 20, 2021, the City Commission approved amendments to Chapter 50, Article XII of
the Zoning Ordinance to create a separate Zoning Board of Appeals (ZBA) to hear variance requests.
Before the ZBA begins its official business, City Attorney John Huff identified some minor revisions
that are suggested to be made to clarify and correct certain ZBA procedures. In addition, this
amendment would add additional clarifications on when approved variances may be terminated.
The list of proposed amendments is attached to these materials. Mr. Huff will describe these proposed
amendments in more detail. These proposed amendments were first introduced to the City
Commission at their December 20, 2021 meeting. The City Commission reacted favorably to these
proposed amendments, and recommended it be sent to the Planning Commission for their review and
recommendation.
In order to expedite the amendment approvals in time for the first official ZBA meeting, this agenda
item is being treated as both an introduction to the Planning Commission and a public hearing.
Therefore, the Planning Commission is being asked to provide a recommendation to the City
Commission tonight. The Planning Commission can vote to recommend approval, approval with
conditions, or denial of these proposed amendments. Once a recommendation is made, it would then
go to the City Commission for final consideration and approval. While the Planning Commission’s
recommendation will be considered in their review, it is not obligated to accept it. It is anticipated
that the City Commission would have their final reading and adoption vote no later than their
February 4 meeting.
___________________________________
Shea Charles, City Manager

AN ORDINANCE TO AMEND SECTIONS 5.103 (A) AND (B)
AND SECTION 5.104 OF CHAPTER 50
OF TITLE V OF THE CODE OF
THE CITY OF EAST GRAND RAPIDS
THE CITY OF EAST GRAND RAPIDS ORDAINS:
Section 1.
Subsection A of Section 5.103 of Chapter 50 of Title V of the Code of the City of
East Grand Rapids is amended in its entirety to read as follows:
A.

Section 2.
B.

The concurring vote of a majority of the members of the Zoning Board of Appeals
is necessary to reverse an order, requirement, decision, or determination of the
administrative official or body or to decide in favor of the applicant on a matter
upon which the Zoning Board of Appeals is required to pass under the Zoning
Ordinance or to grant a variance to the Zoning Ordinance, except that a concurring
vote of two-thirds of the members of the Zoning Board of Appeals shall be
necessary to grant a variance from the uses of land permitted in this Chapter. A
copy of the Board's decision shall be transmitted to the applicant or appellant and
to the Director of Public Works. Such decision shall be binding upon the Director
of Public Works and observed by him or her, and he or she shall incorporate the
terms and conditions of the same in the permit to the applicant or appellant
whenever a permit is authorized by the Board. The decision of the Board shall be
final.
Subsection B of Section 5.103 is amended in its entirety to read as follows:
The Board, after public hearing, shall have the power to decide applications, filed
as hereafter provided, for variances:
(1)

Where it is alleged by the appellant that there is error or misinterpretation in
any order, requirement, decision, grant, or refusal made by the Director of
Public Works or other administrative officer in the carrying out or
enforcement of the provisions of this Chapter;

(2)

Where by reason of the exceptional narrowness, shallowness, or shape of a
specific piece of property, or by reason of exceptional topographic
conditions, or other extraordinary situation or condition of the land, building
or structure, or of the use or development of property immediately adjoining
the property in question, the literal enforcement of the requirements of this
Chapter would involve practical difficulties (dimensional variance) or would
cause unnecessary hardship (use variance); or

(3)

Where there are practical difficulties (dimensional variance) or unnecessary
hardship (use variance) in the way of carrying out the strict letter of this
Chapter relating to the construction, structural changes in equipment, or

alterations of buildings or structures, or the use of land, building, or
structures, so that the spirit of this Chapter shall be observed, public safety
secured, and substantial justice done.
Section 3.
Section 5.104 of Chapter 50 of Title V of the Code of the City of East Grand Rapids
is amended in its entirety to read as follows:
5.104 Time Limit on Variances and Termination of Variances.
Unless otherwise specifically provided by the Board as a condition of approval, any
variance granted by the Zoning Board of Appeals shall automatically become null and void
after a period of twenty-four (24) months from the date granted, unless the owner or his or
her agent has demonstrated that substantial steps have been taken for effecting the variance.
If a building or structure, a part of which was constructed in reliance upon a
variance granted by the City, is demolished, destroyed, or damaged to an extent of more
than sixty percent (60%) of its replacement value, exclusive of the foundation, the variance
which was previously granted for the building or structure is terminated. The property
owner may apply for a new variance.
Section 4.

This Ordinance shall be effective on

, 2022.

Section 5.
Notice of adoption of this Ordinance shall be published within ten (10) days after
its enactment by publication of a digest, summary, or statement of purpose of the Ordinance as
provided by Chapter VII, Section 7.5, of the Charter of the City of East Grand Rapids:
NOTICE OF ADOPTION OF ORDINANCE BY THE CITY OF EAST GRAND RAPIDS:
On
, 2022, the East Grand Rapids City Commission adopted an
Ordinance amending Sections 5.103 and 5.104 of the City Code dealing with variance standards
and with time limits on and termination of variances. The amended Ordinance adds language
clarifying different variance standards for dimensional and use variances and also adds language
which terminates a variance that was previously granted to a structure if the structure is
demolished, destroyed, or damaged to an extent of more than sixty percent of its replacement
value. The full text of the Ordinance amendment is available for inspection by and distribution to
the public at the Office of the City Clerk or at eastgr.org. No further or additional publication of
this Ordinance is required or contemplated.
CITY OF EAST GRAND RAPIDS
By:
18854509.1

Karen K. Brower, City Clerk

CITY OF EAST GRAND RAPIDS PLANNING COMMISSION
NOTICE OF PUBLIC HEARING
A public hearing will be held at the date, time, and place below
to consider an amendment to the zoning ordinance regarding the
City’s Zoning Board of Appeals (ZBA) (Sections 5.103A, 5.103B,
and 5.104). The Planning Commission will discuss this amendment
to clarify certain procedures of the ZBA, as well as clarify when
approved variances may be terminated.
The Planning Commission may or may not make a recommendation to
the City Commission at the conclusion of the public hearing.
Final approval of the zoning ordinance amendment would be made by
the City Commission. The proposed amendment may be viewed in the
Public Works Administration office at the Community Center, or by
linking from this notice at www.eastgr.org/notices.
The Planning Commission welcomes your views in this matter. You
may express your views at the scheduled meeting or by writing to
the Planning Commission at 750 Lakeside Drive SE, East Grand
Rapids, MI 49506. To be included in the hearing, written
communications must contain the sender’s name and address.
If you have any questions regarding this request, please contact
the undersigned at (616)940-4817, or jgianotti@eastgr.org.
Date:
Time:
Place:

Tuesday, January 11, 2022
5:30 p.m.
East Grand Rapids Community Center Commission Chambers
750 Lakeside Drive SE, East Grand Rapids, MI 49506

Jay Gianotti, AICP
Zoning Administrator
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MEMORANDUM

Hearing Required?
Notices Mailed
Notice Published

No
N/A
N/A

TO:
FROM:
DATE:

East Grand Rapids Planning Commission
Jay Gianotti, Zoning Administrator
January 4, 2022

RE:

Study Session – Potential Revisions to the MFR Zoning District (Chapter 50,
Article IV)

Action Requested:
That the Planning Commission hold a study session to consider potential amendments to the MFR
Multiple-Family Residential District, as well as to other related provisions of the City’s zoning
ordinance. No formal action or recommendation is requested on any of these items.
Background:
In May 2021, revisions to the MFR Multiple-Family Residential District (MFR) were among several
parts of the zoning ordinance suggested for updating as a way to promote the creation of new multifamily uses as prescribed in the City’s Master Plan. To determine how to craft new and updated
regulations and standards for the MFR District, City Staff prepared a variety of materials and held
multiple study sessions to help determine the type and style of development that was desired for this
district. This began with a Visual Preference Survey that was distributed at the July 13 Planning
Commission meeting, followed by a larger discussion about intended character and desired
development types at the August 10 Planning Commission meeting. A summary of the comments and
feedback received from the August meeting is attached to these materials. In general, the thoughts
and opinions from these exercises are summarized as follows.
• The Planning Commission (PC) wishes for new development in the MFR District to be denser
in character with higher design standards relative to the single-family districts.
• PC members appreciated and generally preferred designs that can work on smaller, more
compact sites. Single-family homes and multi-family dwelling units can both co-exist in an
MFR District.
• There are different characters among the City’s MFR Districts, including the area around
Gaslight Village. Also, not all MFR Districts are located around Gaslight Village. Keep this in
mind when considering new MFR District standards.
• Keep the intended and unintended consequences of revising these standards in mind, relative
to the desired character sought for these districts.
With all of this input in mind, City Staff prepared a draft revision to the MFR District standards for
the Planning Commission to review and provide feedback at the October 12 Planning Commission
meeting. Based on the feedback received, City Staff made additional revisions to the draft ordinance,
resulting in an updated red-lined version of Article IV of the zoning ordinance and detailed
spreadsheet. In addition to these updates, the study session uncovered several topics that warranted
further discussion and explanation. These topics were discussed in more detail at the November 9

Planning Commission meeting and included topics such as density, parking, accessory buildings,
encroachments for porches and window wells, and general design standards. A summary of these
discussions is attached to these materials, as well as an updated chart of revisions made to the draft
zoning ordinance after this November 9 meeting.
One of the follow-up tasks from the November 9 study session was for City staff and consultants to
identify appropriate design standards to incorporate into the MFR District regulations. These design
standards would be tailored to promote preferred design styles and amenities while still allowing for
creativity in design. At the same time, the notion of promoting the conversion of existing structures to
multi-family uses was advanced to help protect the existing character of these areas and incentivize
reusing these structures. Table 1 below is a summary of the concepts that were developed.
Table 1 – Suggested Design Standards for MFR Districts
Standard
Single-Family Conversion
New Construction
Minimum Unit size
Studio: 350
Studio: 450
(square feet)
1 bdrm: 500
1 bdrm: 650
2 bdrm: 700
2 bdrm: 900
3 bdrm: 900
3 bdrm: 1,100
Minimum Lot Area Per
Single-family: 4,000
Single-family: 5,000
Unit (s.f./unit)
Duplex: 2,000
Duplex: 2,500
3-4 units: 1,660
3-4 units: 2,100
5+ units: N/A
5+ units: 2,100
Max. addition to existing
25% of main floor area
N/A
Front porch
Retain, if existing
(See Table 2 below)
Roof style/type
Retain existing
Exterior materials
Addn. to match existing
Architectural detailing
Addn. to match existing
Height
Not to exceed existing structure
As defined in Table 5.28-2
Roof top terrace
Top of railing, fence, or other enclosure not exceeding max. allowed bldg.
height by more than 4’; edge of enclosure no closer than the following:
• 20’ to front property line
• 25’ to rear property line
• 10’ to side property lines, but in no case closer than 5’ to the side
exterior building walls
Parking
Side or rear yard
Rear yard only, garages may be side
entry
Driveways, multi-family
Min. 16 ft. wide
Min. 24 ft. wide, no closer than 5 ft.
development with five or
to side lot line
more dwelling units
Lighting
Roof top terrace lighting: fixtures not higher than 3 feet above the terrace
surface and shielded from surrounding property
Signs
One wall mounted sign, max. 4 sq. ft.
Per Sign Ord, Sec. 8.17
The following is some explanatory notes for these items; this will be discussed in more detail during
the study session.
• As noted above, the intent of many of these standards is to incentivize the preservation of
existing structures by allowing them to be converted to denser multi-family development
compared to new construction. This would make them more favorable for multi-family use
compared to teardown, reconstruction, and land acquisition for new construction. This would

•

•

•
•

also help protect the existing fabric and character of the neighborhoods by promoting the
retention of existing buildings that are otherwise in good condition.
The Minimum Lot Area Per Unit standards for single-family conversions would generally fall
in line with the density levels previously discussed. That is: the maximum density proposed
for a 4-unit development in a converted structure would equate to appx. 26.2 dwelling
units/acre. This is still sufficient for 4-unit development on a typical 50’x133’ lot in the
current MFR Districts. As a means to promote preservation of existing buildings and limit the
demolition and rebuilding of new facilities, the density maximums for new construction are
now proposed to be lower when compared to single-family conversions. In this proposed
table, the maximum density for multi-family development for new construction would equate
to appx. 20.7 dwelling units/acre. While lower than the proposed level for single-family
conversion, this is still higher than what is currently allowed.
As far as having lower density limits for new construction: while the Planning Commission
expressed a desire for more 3 and 4-unit buildings, allowing that level of density throughout
all the MFR Districts may not be desirable for larger-scale development. The density levels
currently proposed attempt to strike a balance between these two extremes: high enough to
allow the types of multi-family uses the Commission appears to be most interested in seeing
while keeping larger-scale multi-family development at a manageable level.
Specific architectural standards for single-family home conservations are limited to retaining
and matching the existing style and construction of the home to promote a unified look and
feel among existing designs and any future expansions.
Standards for roof-top patios are designed to allow additional outdoor space on smaller sites.
The proposed setback standards are intended to provide protection to adjacent properties.

With regards to amenities and elements that would be preferred in the MFR District, Table 2 provides
a list of amenities or architectural elements that were identified as desirable for all new construction
in the MFR District. The intent is to list elements that would help maintain the existing character of
these areas. At the same time, providing a level of flexibility would still allow for creativity in
architectural design so that development is not too homogeneous. Additionally, requiring too many
architectural standards would stretch the City’s ability to continually enforce these requirements. As a
result, it is proposed that new development would only be required to incorporate three items from
this list to allow a reasonable amount of flexibility for new construction.
Table 2 – Suggested Elements and Amenities for New Construction in MFR District
List of Required New Construction Elements (minimum 3 of the following required)
Porches/patios/balconies for each dwelling unit, min. 6 ft. deep and 10 ft. wide
Gable, hip, or gambrel roof
Brick, stone, or similar masonry materials, covering at least 50% of the exterior façades
Decorative columns and dormers
Window shutters, mullions, grills, and transoms
Bay/bow windows
Decorative pediments over front and side entries
Foundation plantings along front façade, min. 4 ft. depth
The Planning Commission is encouraged to discuss these items to see if there are additional items
they might wish to add to or remove from these lists.
Next Steps:
The Planning Commission is encouraged to provide feedback on these items, as well as concerns and
thoughts that may not be addressed in these proposed revisions. City Staff will take the feedback
received tonight to prepare new draft ordinance language and adjust any other provisions as

necessary. If the Planning Commission feels comfortable doing so, they can schedule a formal
introduction of this proposed amendment for their February 2022 meeting. At that time, a final draft
of all proposed amendments would be presented for consideration. From there, a public hearing to
vote on a recommendation for the proposed amendments could occur as soon as the March 2022
Planning Commission meeting. This recommendation would be passed to the City Commission for
their introduction and vote for approval, which could occur as soon as April 2022.
___________________________________
Shea Charles, City Manager

Article 4
Section 5.26

RESIDENTIAL DISTRICTS
Intent

Single Family Districts. The single family dwelling districts are established to encourage
a suitable environment for the development of single family neighborhoods and compatible
and supportive recreational, institutional and educational uses. These districts are intended
to protect single family neighborhoods from encroachment by uses that are incompatible
with the density and character of established single family neighborhoods. The following
single family residential districts are established:
1.

R-1 Single Family Residential District.

2.

R-2 Single Family Residential District

3.

R-3 Single Family Residential District

Multiple Family Districts: MFR Multiple Family Residential District. The MFR
District is established to accommodate a mix of complementary housing options within
specific locations where varied unit types and higher densities create a suitable transition
from adjacent land uses, accommodate varied lifestyle choices, provide affordable options,
and support the recommendations of the City Master Plandesigned primarily for medium
density garden-type apartments, row housing, and group housing, regulated so as to cover
a minimum of ground area and to provide a maximum of open space. This zone also serves
a useful function as a buffer along some major streets and neighborhood shopping areas.
Section 5.27

Schedule of Uses

Uses permitted in the districts are listed in Table 5.27. Additional requirements related to
a specific use, if any, are referenced in the “Specific Requirements” column. Any use not
specifically listed shall be prohibited, unless the use is determined to be a similar use
according to Section 5.75(A).The requirements in footnotes are an integral part of this
chapter and shall apply in all instances. (Amended 11/18/16)
Table 5.27 Schedule of Uses: Residential Districts
P = Permitted use by right
S = Special Land Use (See Article 11 for procedures
and requirements)
Accessory
Accessory buildings, structures and uses
Home occupation
Home occupation, with no more than one employee
who is not a member of the family
Adult foster care family home
Adult foster care group home
Day care home, family
Day care home, group
Foster family home

R-1

R-2

R-3

MFR

Additional
Requirements

P
P

P
P

P
P

P
P

Section 5.70(A)
Section 5.70(B)

S

S

S

S

Section 5.70(B)

P

P
S
P
S
P

P
S
P
S
P

P

P
P

Table 5.27 Schedule of Uses: Residential Districts
P = Permitted use by right
S = Special Land Use (See Article 11 for procedures
and requirements)
Foster family group home
Residential
Multiple family dwellings, three to four six units
Multiple family dwellings, five to 24 unitsover six
units
Single-family home conversion to multi-family
dwellings, up to four units
Single family dwellings
Two-family dwellings
Independent and assisted living
Recreation/Cultural
Public facilities (government buildings, public
museums, public galleries, public libraries, etc.)
Parks and recreational facilities, publicly owned
Public and Institutional
Convalescent and nursing homes
Hospital
Private or parochial school
School Residential Campus
Churches and places of worship
Services
Child care center
Other Uses
Essential services
Similar uses
Wind energy conversion systems
Wireless telecommunications facilities

Section 5.28

R-1

R-2

R-3

S

S

P

P

MFR

Additional
Requirements

P

Section 5.28(A)

S

Section 5.28(A)

P

Section 5.28(A)

P
P
S

Section 5.74(A)

P

S

S

S

S

P

P

P

P

S
S
S
S

S
S
S
S

S
S
S
S

S
S
S
S
S

Section 5.73(B)
Section 5.77(A)
Section 5.73(C)
Section 5.73 (C)
Section 5.73(A)

S
P
P/S
S
S

P
P/S
S
S

P
P/S

P
P/S

S

S

Section 5.66
Section 5.75(A)
Section 5.75(C)
Section 5.75(D)

Area, Height and Placement Requirements

A. Dimensional Requirements. Building height, setbacks, lot coverage, and
minimum lot area for development in the residential districts shall conform to the
requirements of Tables 5.28-1 and 5.28-1a for the R-1, R-2 and R-3 districts, and
Table 5.28-2 for the MFR District. The requirements in footnotes are an integral
part of this chapter and shall apply in all instances. (Amended 10/2/15)
Table 5.28-1 Dimensional Requirements: Single Family Residential Districts
Requirement/District
Minimum area (sq. ft.)
Distance from street line in which minimum
area must be met (ft.)1
Minimum lot width (ft.)
Front
Minimum yard
Total
Least side
setback (ft.)2 Side3
Adjoining a street

R-1
12,000

R-2
7,200

R-3
5,000

120

100

100

100
30
24
10
24

72
25
18
7
20

50
25
14
7
12

25
25
25
Rear4
Maximum
Feet
35
35
35
Stories
2½
2½
2½
building height2
1
The minimum lot area shall be determined by measuring from the front street line the specified
distance along the side lot lines from the intersection of each side lot line with the front street line, and
connecting the points thus determined with a single straight line. The minimum lot area shall be met
within the polygon thus created.
2
See additional requirements or exceptions in Sections 5.28(B), (C), (E), and 5.114(A).
3
The stated side yard setbacks shall apply only to the principal dwelling on single family lots. For all
other permitted principal buildings, the side yard shall not be less than the stated requirement or
20 feet, whichever is greater.
4
A corner lot that adjoins in the rear a lot in a residential district may have no rear yard; see
Sections 5.28(C) and 5.62.
Table 5.28-1a Maximum Lot Coverage
Maximum Building
Coverage1

Maximum
Impervious Surface

Maximum Not-toExceed Impervious
Surface (square feet)

< 5,000 SF

35 %

50 %

2,500 SF

5,000 - 7,199 SF

35 %

50 %

3,240 SF

7,200 - 11,999 SF

35 %

45 %

4,800 SF

≥ 12,000 SF

35 %

40 %

Lot Size (square feet)

1

Includes principal and accessory buildings and structures, including covered walkways; but does not
include unroofed structures such as porches, patios, or decks.

Table 5.28-2 Dimensional Requirements: MFR Multiple Family Residential District
Requirement
Minimum area per unit (sq. ft.)
Minimum lot width (ft.)
Front
Total
Minimum yard
Side
Least side
setback (ft.)
Adjoining a street
Rear
Maximum yard
Front
setback (ft.)

Feet

Single family
54,000
5040
2510
1410
75
12
25

Two family
3,0002,000
8050
2510
2010
85
12
25

Multiple family

25

25

25

35

For uses fronting
on Croswell Ave.
or Bagley Ave., 40;
for all other areas,
35
For uses fronting
on Croswell Ave.
or Bagley Ave., 3;
for all other areas,
2½

35

Maximum building
height

2½
Stories

2½

1

n/a
3010
4020
2010
3012
25

Table 5.28-2 Dimensional Requirements: MFR Multiple Family Residential District
Requirement
Single family
Two family
Multiple family
2
Buildings
4550
5060
Maximum lot
2
coverage (percent)
Pavement and buildings
6065
7580
1
Density for multiple family units shall not exceed 18 28 units per gross acre.
2
Lot coverage requirements for single family dwellings shall be as specified in Table 5.28-1a.

B. Established Front Yard Setback (See Figure 1). In the R-1, R-2 and R-3 districts, if 25
percent or more of all of the parcels on one side of a street between two intersecting streets
contain a principal structure, the minimum front yard setback shall be the average of the front
yards established by the principal structures located on lots on the same side of the street within
the same block that are within 200 feet in each direction from the subject property (not
including comer lots where the front setback is on the intersecting street), provided:

Figure 1: Established Front Setback, Single Family Districts

1.

If this average results in a setback that is greater than the
established front yard setbacks of the principal structures on
both of the lots adjacent to the property in question, the
required setback shall be the average of the established
setback of the adjacent lots.

2.

For a double frontage (through) lot, the requirements of this
subsection shall apply only to the established setbacks from
the street upon which the lot is addressed. In the case of a row

of three or more contiguous double frontage lots, these
requirements shall apply only to the established setbacks from
the street upon which the majority of the lots are addressed.
3.

If less than 25 percent of the parcels on one side of a street
between two intersecting streets contain a principal structure,
the required front setback shall be as required for the zoning
district." (Amended 2/27/15)

*

*

*

C. Corner Lots. Where the rear yard
of a corner lot in the R-1, R-2 or R-3
district adjoins any residential
district, no part of the principal
building within 25 feet of the
common lot line shall be nearer the
side street than the established front
yard on the adjoining lot; however,
any portion of the principal structure
on the corner lot that lies beyond the
established front yard on the
adjoining lot may be erected to the
minimum least side yard requirement
of that zone district (See Figure 2).
Figure 2 Corner Lot Setbacks
D. Through Lots.
1.

Primary Front Yard. The Director of Public Works shall designate the primary front
street upon which the principal structure shall face and be addressed. The primary front
yard shall abut the primary front street and the opposite street shall be the secondary
front street. The primary front yard setback shall be determined through Section 5.28 B,
Established Front Yard Setback. The designation of primary front street will consider
the following:
a.

Location and orientation of existing or proposed buildings on the through lot in
relation to existing buildings on properties in the same general neighborhood,
historic development patterns, and existing developed through lots.

b.

Location and impact of existing vegetation, water, or other natural features affecting
the location of buildings or structures on the lot in question.

2.

Secondary Front Yard. The secondary front yard setback shall be a line parallel to the
secondary street and shall be established by a line that is the continuation of a required
rear setback line of an adjacent interior lot addressed on the primary street. In the case
of two differing rear setback lines on adjacent lots, the more restrictive shall apply.

3.

Established Through Lot Development. In the case of three or more contiguous through
lots recorded prior to the date of adoption of this ordinance, the secondary front setback
shall be established by the minimum front setback requirements of the zoning district in
which the lots are located. (Amended 2-27-15)

Section 5.29

Standards Applicable to Single Family Dwellings

All dwelling units located outside of manufactured housing communities shall comply with the
following requirements:
All dwelling units shall provide a minimum height between the interior floor and ceiling
of seven and one-half feet or if a manufactured home, it shall meet the requirements of the
United States Department of Housing and Urban Development Regulations, entitled
Mobile Home Construction and Safety Standards, effective June 15, 1976, as amended.
The minimum width of any single-family dwelling unit shall be 24 feet for at least 67
percent of its length, measured between the exterior part of the walls having the greatest
length.
All dwellings without basements shall provide a crawl space below the entire floor of the
dwelling four feet in depth, with a vapor barrier consisting of two inches of concrete on the
floor of the crawl space. The crawl space shall also be provided with adequate drains to
drain any accumulation of water in the crawl space. The Building Official may allow an
alternative building plan to be utilized if consistent with the approved construction code of
the City.
All dwellings shall be firmly attached to the foundation so as to be watertight as required
by the construction code adopted by the City or, if a manufactured home, shall be anchored
to the foundation by an anchor system designed and constructed in compliance with the
United States Department of Housing and Urban Development Regulations entitled
“Mobile Home Construction & Safety Standards.”
The wheels, pulling mechanism, and tongue of any manufactured home shall be removed
prior to placement on a foundation.
All dwellings shall be connected to a public sanitary sewer and water supply system.
All dwellings shall provide steps or porch areas, permanently attached to the foundation
where there exists an elevation differential of more than one foot between any door and the
surrounding grade. All dwellings shall provide a minimum of two points of ingress and
egress.

All additions to dwellings shall meet all the requirements of this Ordinance.
Prior to issuance of a building permit for any dwelling unit, construction plans, including
a plot plan adequate to illustrate compliance with the requirements of this Ordinance, shall
be submitted to the Building Official. If the dwelling unit is a manufactured home, there
shall also be submitted adequate evidence to assure that the dwelling complies with the
standards applicable to manufactured homes set forth in this section.
All manufactured homes shall meet the standards for manufactured home construction
contained in the United States Department of Housing and Urban Development
Regulations entitled “Mobile Home Construction & Safety Standards” effective June 15,
1976, as amended. All other dwellings shall meet the requirements of the construction code
adopted by the City.
A minimum of 150 square feet of enclosed storage space, excluding closets, shall be
provided for each dwelling. The required enclosed storage space may consist of a
basement, garage, shed or other structure approved by the Director of Public Works.
Section 5.30

Standards Applicable to Multiple Family Dwellings

All multiple family dwellings shall comply with the following requirements:
Surface parking or detached parking structures shall be located in the rear yard or behind
the principal building only. In addition, all such parking areas or structures shall be
screened from public view from all adjoining street rights-of-way to the extent practical.
Where attached parking garages are provided, garage doors and entries shall be located
behind the frontmost façade of the principal building and shall be oriented toward the side
or rear of the lot only.
In the case of multiple family buildings where the dwelling units are accessed from a
common hallway or gathering area, the main entrance to the building shall face a public
street and be directly accessible from the sidewalk adjoining the front yard.
A minimum of 40 square feet of enclosed storage space, excluding closets, shall be
provided for each dwelling unit. The required enclosed storage space may consist of a
basement, garage, or other structure approved by the Director of Public Works.
Section 5.30Section 5.31

Reserved

Section 5.31Section 5.32

Reserved

Section 5.32Section 5.33

Reserved

Section 5.33Section 5.34

Reserved

LIST OF PROPOSED REVISIONS TO EAST GRAND RAPIDS ZONING ORDINANCE - MFR District Regulations (Updated 11/17/21)
ITEM

Section

Existing Text

1

5.26 (B)

The MFR District is designed primarily for medium density garden-type
apartments, row housing, and group housing, regulated so as to cover
a minimum of ground area and to provide a maximum of open space.
This zone also serves a useful function as a buffer along some major
streets and neighborhood shopping areas.

2

Table 5.27 Multiple family dwellings, three to four units (permitted use)

3

Table 5.27 Multiple family dwellings, five to 24 units (special use)

4

Table 5.27 n/a

5

Table 5.27 Hospital: Special Land Use in R-1, R-2, R-3, and MFR Districts

Proposed Text

Staff Comments

Date
Proposed/Revised

PC Comments

The MFR District is established to accommodate a mix of
Revised intent statement to better reflect the intent of these revised
complementary housing options within specific locations where varied regulations
unit types and higher densities create a suitable transition from
adjacent land uses, accommodate varied lifestyle choices, provide
affordable options, and support the recommendations of the City
Master Plan
Change proposed after feedback from Visual Preference Survey
Multiple family dwellings, three to six units (permitted use)
Concept #7 (6-unit building on 3-stories); more discussion requested
on this item
Change proposed after feedback from Visual Preference Survey
Multiple family dwellings, over six units (special use)
Concept #7 (6-unit building on 3-stories); more discussion requested
on this item
New use to allow the conversion of a single-family home to multiSingle-family home conversion to multi-family dwellings, up to four
family dwellings. This is intended to help prevent teardowns of existing
units (permitted use)
structures and better maintain the existing built character of the MFR
Districts.
Hospital: Special Land Use in R-1, R-2, R-3, and MFR Districts
Remove Hospitals as a permissible use from R-3 and MFR Districts
(such use no longer deemed appropriate in these districts.)

10/4/2021

Accepted

10/1/2021

Accepted

10/1/2021

Accepted

10/4/2021

Accepted

10/4/2021

Accepted

Accepted

6

Table 5.28-2 Minimum area per unit (sq. ft.), single-family: 5,000

Minimum area per unit (sq. ft.), single-family: 4,000

Based on existing lot areas in the current and future MFR areas; this
revision would make the majority of the lots in these areas conforming

10/1/2021

7

Table 5.28-2 Minimum area per unit (sq. ft.), two-family: 3,000

Minimum area per unit (sq. ft.), two-family: 2,000

11/17/2021

8

Table 5.28-2 Minimum lot width (ft.), single-family: 50

Minimum lot width (ft.), single-family: 40

Revision based on existing lot widths in existing & future proposed
MFR areas, as well as PC favorable reaction to Visual Preference
Survey Concept #1; PC favors keeping this standard equal to the singlefamily development standard (should promote more multi-family uses
in MFR District, not make it harder compared to single-family
development)
Based on existing lot areas in the current and future MFR areas; this
revision would make the majority of the lots in these areas conforming

10/1/2021

Accepted

9

Table 5.28-2 Minimum lot width (ft.), two-family: 80

Minimum lot width (ft.), two-family: 50

10/4/2021

Accepted

10

Table 5.28-2 Minimum front yard setback (ft.), single-family: 25

Minimum front yard setback (ft.), single-family: 10

Revision based on existing lot widths in existing & future proposed
MFR areas, as well as PC favorable reaction to Visual Preference
Survey Concept #1; requiring larger lots compared to single-family
uses would prevent all lots from converting/developing into multifamily uses
Revision based on PC comments: single-family may be appropriate in
MFR, but at a more urban scale compared to other districts. (Reference
point: 705 Croswell was once approved for a 10' front yard setback,
eventually built with a 13' front yard setback.)

10/1/2021

Accepted

11

Table 5.28-2 Minimum front yard setback (ft.), two-family: 25

Minimum front yard setback (ft.), two-family: 10

Revision to maintain consistency with single-family front yard setback

10/1/2021

Accepted

12

Table 5.28-2 Minimum front yard setback (ft.), multiple family: 30

Minimum front yard setback (ft.), multiple family: 10

11/17/2021

13

Table 5.28-2 Minimum total side yard setback (ft.), single-family: 14

Minimum total side yard setback (ft.), single-family: 10

Revision to reflect setbacks for existing multi-family uses (Croswell
Mews: 16.2'; Bagley Townhomes: 7'). PC requested to keep setback
consistent with other uses in the district.
Revision to accommodate proposed reduction in min. lot width in Item
#8

10/1/2021

Accepted

LIST OF PROPOSED REVISIONS TO EAST GRAND RAPIDS ZONING ORDINANCE - MFR District Regulations (Updated 11/17/21)
ITEM

Section

Existing Text

Proposed Text

Staff Comments

Date
Proposed/Revised

PC Comments

14

Table 5.28-2 Minimum total side yard setback (ft.), two-family: 20

Minimum total side yard setback (ft.), two-family: 10

Revision based PC favorable reaction to Visual Preference Survey
Concept #1; would allow a 40' wide duplex to develop on a 50' wide
lot, and encourage brownstone-type townhouses on narrower lots
(reference: Croswell Townhome buildings are 36' wide each)

10/1/2021

Accepted

15

Table 5.28-2 Minimum total side yard setback (ft.), multiple family: 40

Minimum total side yard setback (ft.), multiple family: 20

10/1/2021

Accepted

16

Table 5.28-2 Minimum side yard setback (ft.), single-family: 7

Minimum side yard setback (ft.), single-family: 5

10/1/2021

Accepted

17

Table 5.28-2 Minimum side yard setback (ft.), two-family: 8

Minimum side yard setback (ft.), two-family: 5

Revision to better promote development of multi-family uses with 3 or
more units
Revision to accommodate proposed reduction in min. lot width in Item
#8
Revision based PC favorable reaction to Visual Preference Survey
Concept #1; would allow a 40' wide duplex to develop on a 50' wide
lot, and encourage brownstone-type townhouses on narrower lots
(reference: Croswell Townhome buildings are 36' wide each)

10/1/2021

Accepted

18

Table 5.28-2 Minimum side yard setback (ft.), multiple family: 20

Minimum side yard setback (ft.), multiple family: 10

10/1/2021

Accepted

19

Table 5.28-2 Minimum side yard setback adjoining a street (ft.), multiple family: 30

Minimum side yard setback adjoining a street (ft.), multiple family: 12

Revision to better promote development of multi-family uses with 3 or
more units
Revision to maintain consistency with other MFR uses

10/1/2021

Accepted

20

Table 5.28-2 n/a

Maximum front yard setback (ft.), all uses: 25

10/1/2021

Accepted

21

Table 5.28-2 Maximum building height (ft.), multiple family: 35

Maximum building height (ft.), multiple family: for uses fronting on
Croswell Ave. or Bagley Ave., 40; for all other areas, 35

10/1/2021

Accepted

22

Table 5.28-2 Maximum building height (stories), multiple family: 2½

Maximum building height (stories), multiple family: for uses fronting
on Croswell Ave. or Bagley Ave., 3; for all other areas, 2½

10/1/2021

Accepted

23

Table 5.28-2 Maximum lot coverage, buildings (percent), two-family: 45

Maximum lot coverage (percent), two-family: 50

10/1/2021

Accepted

24
25

Table 5.28-2 Maximum lot coverage, buildings (percent), multiple family: 50
Table 5.28-2 Maximum lot coverage, pavement and buildings (percent), two-family:
60
Table 5.28-2 Maximum lot coverage, pavement and buildings (percent), multiple
family: 75

Maximum lot coverage (percent), multiple family: 60
Maximum lot coverage (percent), two-family: 65

Addition to establish a maximum allowable yard to maintain the desired
district character
Change proposed after feedback from Visual Preference Survey
Concept #7 (6-unit building on 3-stories); more discussion requested
on this item, including if it may be desirable to have a separate MFR
District with increased building heights
Change proposed after feedback from Visual Preference Survey
Concept #7 (6-unit building on 3-stories); more discussion requested
on this item, including if it may be desirable to have a separate MFR
District with increased building heights
Proposed revision to make denser duplex/townhouse development
easier
Proposed revision to make denser multi-unit development easier
Proposed revision to make denser duplex/townhouse development
easier
Change proposed to allow increased overall density; 80% maxmum
chosen to encourage creativity in design and stormwater management

10/4/2021
10/1/2021

Accepted
Accepted

Table 5.28-2 Density for multiple family units shall not exceed 18 units per gross
(footnote 1) acre.

Density for multiple family units shall not exceed 28 units per gross
acre.

26

27

Maximum lot coverage, pavement and buildings (percent), multiple
family: 80

Revision would allow 4-plexes in most cases without a variance, and
appears to be sufficiently high to allow most types of development the
PC is interested in seeing (c.f. 653-659 Lovett)

11/17/2021

10/1/2021

Accepted

LIST OF PROPOSED REVISIONS TO EAST GRAND RAPIDS ZONING ORDINANCE - MFR District Regulations (Updated 11/17/21)
ITEM

Section

28

5.30

Existing Text
n/a

Proposed Text

Standards Applicable to Multiple Family Dwellings
All multiple family dwellings shall comply with the following
requirements:
A. Surface parking or detached parking structures shall be located in
the rear yard or behind the principal building only. In addition, all such
parking areas or structures shall be screened from public view from all
adjoining street rights-of-way to the extent practical. Where attached
parking garages are provided, garage doors and entries shall be
located behind the frontmost façade of the principal building and shall
be oriented toward the side or rear of the lot only.

Staff Comments
New section to add design and bulk standards to preserve and promote
the intended development character of the MFR District. Cleaned up
inconsistencies with "multiple-family" term usage.
(NOTE: final location of this section TBD)

Date
Proposed/Revised
11/17/2021

PC Comments
- Consider adding duplexes to these regulations? (but allow frontloading garages for duplexes)
B) Croswell Mews would not comply with this; revise to state that side
entries for individual units would be OK.

Language related to Section 5.29 and building widths removed as nonrelevant to this section. (Previous subsections A & B)

- Paul is helping to draft additional design standard language.

A) Regulations to maintain the desired design character for this district,
as articulated in the August PC Meeting. Revised to allow attached
garages similar to Croswell Mews and eliminate potential conflicts on
corner lots.

B. In the case of multiple family buildings where the dwelling units are
accessed from a common hallway or gathering area, the main entrance B) Regulations to maintain the desired design character for this district,
to the building shall face a public street and be directly accessible
as articulated in the August PC Meeting. Revised after November study
from the sidewalk adjoining the front yard.
session, as PC considered side entries to individual units (such as at
Croswell Mews) to be acceptable.
C. A minimum of 40 square feet of enclosed storage space, excluding
closets, shall be provided for each dwelling unit. The required
C) Reduction of required storage in multi-family units, as it may not be
enclosed storage space may consist of a basement, garage, or other
feasible to require the same amount of storage space if garages or
structure approved by the Director of Public Works.
basements are not part of the building plan.
29
30
31

Table 5.37 Maximum building height (C-1 District), feet: 35
Table 5.37 Maximum building height (C-1 District), stories: 2½
5.77
Residential and Institutional Parking Space Requirements, multiplefamily residential uses: Two spaces per dwelling unit

Maximum building height (C-1 District), feet: 40
Maximum building height (C-1 District), stories: 3
Residential and Institutional Parking Space Requirements, multiplefamily residential uses:
- Efficiency, studio, and one-bedroom units: 1.1 parking spaces per
unit
- Two-bedroom units: 1.4 parking spaces per unit
- Units with more than two bedrooms: 1.8 parking spaces per unit

Revision to match the building height proposal in Item #21
Revision to match the building height proposal in Item #22
Revision to establish a more appropriate parking standard in the MFR
District. Note that provisions for on-street parking to meet part of this
requirement may already be established in Section 5.78 (B), and that
parking maximums may already apply to this regulation, per Section
5.78 (E).

10/1/2021
10/1/2021
10/1/2021

Accepted
Accepted
Accepted

