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CITY OF ZEELAND
PLANNING COMMISSION
SPECIAL MEETING
AGENDA
MARCH 31, 2021
RESCHEDULED LOCATION:
HOWARD MILLER LIBRARY/COMMUNITY CENTER – 14 S CHURCH STREET
5:45PM





Meeting called to order
Roll Call
Excuse absent members
Additional agenda items

VISITORS/PUBLIC COMMENT:

COMMUNICATIONS/REPORTS:

PUBLIC HEARINGS:


Maple Street – Possible vacating of south approximately 330 ft between E Washington Ave & E
Main Ave

ACTION:


Planning Commission Regular Meeting Minutes of March 4, 2021

UNFINISHED BUSINESS:

NEW BUSINESS:

PUBLIC COMMENT

OTHER:


Consider any other business which may lawfully come before the Planning Commission
PUBLIC PARTICIPATION INFORMATION
Telephone Number: 1‐408‐418‐9388
Meeting Number/Access Code: 129 620 6729
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CITY OF ZEELAND
PLANNING COMMISSION
NOTICE OF SPECIAL MEETING AND PUBLIC HEARING
Please take notice that the Zeeland City Planning Commission whose chambers are in the Zeeland City Hall at
21 South Elm Street, Zeeland, Michigan, and whose telephone number is (616) 772-0872, will meet at 5:30pm on
Wednesday, March 31, 2021 for a special meeting, for the following purposes:
Meeting Location:

Howard Miller Library/Community Center
14 S Church St
Zeeland, MI 49464

Meeting Subject:

Public hearing to receive comment on the possible vacating of the south
approximately 330’ of Maple Street in the block between East Washington
Ave and East Main Avenue.

The public, anyone receiving this notice, or any interested person may be heard or may present their written comments
during the said hearing, or may file written comments during normal business hours with the Zoning Administrator’s Office
prior to the date and time of the public hearing. Information regarding this meeting and the public hearing may be
reviewed in the Zoning Administrator’s Office from 8:30 A.M. to 12:00 P.M. and from 1:00 P.M. to 4:30 P.M. on any day not a
holiday from Monday through Friday.
The City of Zeeland will provide necessary reasonable auxiliary aids and services, such as signers for the hearing impaired
and audio tapes of printed materials being considered at the meeting, to individuals with disabilities at the meeting/hearing
with a need for an accommodation, upon being provided with a notice to the City of Zeeland three days prior to the
public hearing. Individuals with disabilities requiring auxiliary aids or services should contact the City of Zeeland by writing or
calling the City Clerk’s Office 772-6400.
Dated: March 8, 2021
Timothy Maday – Zoning Administrator

Meeting can be attended in person, or electronically.
Electronic Public Participation Information:
Phone Number: 1-408-418-9388
Access Code: 129 620 6729

21 South Elm Street • Zeeland, Michigan 49464 • (616) 772-0872 • (616) 772-0880

MEMORANDUM
DATE:

Friday, March 26, 2021

TO:

Planning Commission

FROM:

Tim Maday, Community Development Director

RE:

March 31st Maple Street public hearing and next steps

Background: In November of 2020, City Council referred the possible closure or alteration of Maple Street
between Main Ave and Washington Ave to the Planning Commission for study, and directed staff to obtain a
report evaluating the possible changes. Staff solicited that report from Progressive AE, and provided it to the
Planning Commission on February 19th.
The report identified four possible scenarios for the portion of Maple Street between Main Ave and Washington
Ave, including making no changes (Alternative A), vacating a portion of the street in this block (Alternative B),
and two different scenarios that involved shifting the street to the east (Alternatives C and D). Following
discussion at the March 4th Planning Commission meeting, Commissioners voted to schedule a public hearing
to receive comment on Alternative B, which includes the installation of a cul-de-sac, and closure of
approximately 330 feet of the south portion of the road in that block.
This public hearing will be held at the Howard Miller Community Center on Wednesday, March 31st at 5:30pm.
When Commissioners are satisfied that this matter has been adequately studied, the Planning Commission will
need to make a recommendation to City Council. Following the public hearing, the Planning Commission could
proceed in one of the following directions:
1. If after the public hearing Commissioners would like to further discuss this matter, or receive additional
information, the Commission could continue to discuss this subject, and take action at the April 15, 2021
Planning Commission meeting.
2. If the Commission feels it has received enough information, it could take action on the 31st to direct the
City Attorney to prepare a resolution with its recommendation. That resolution could be considered at
the April 15th meeting. If the Planning Commission’s recommendation would be to vacate the street in
some manner, taking this action at the March 31st special meeting may speed up the Planning
Commission portion of the process that is followed to vacate a street. This process is outlined in the
enclosed July 13, 2011 memo that was related to the vacating of a portion of Jefferson Street.
Note: Staff does not have a recommendation at this time, as public comment has not yet been received.
For information, an additional copy of the above referenced Maple Street Alternatives Report, as well as the two
written comments on this matter that have been received to date are enclosed with this memo. Please do not
hesitate to contact me with any questions you may have regarding this memo, the enclosures, or this agenda
item.

February 15, 2021

Timothy Klunder, City Manager
City of Zeeland
21 S. Elm Street
Zeeland, MI 49464
Re:

Maple Street Alternatives Analysis

Dear Tim,
Progressive AE has completed our analyses of the Maple Street alternatives as they relate to the
proposed mixed-use development on the northwest quadrant of the Main Avenue/Maple Street
intersections. The following sections summarize our findings and conclusions drawn from the alternatives
review.
INTRODUCTION
A development group has submitted conceptual plans for redeveloping the existing old Sligh Building on
the northwest quadrant of the Main Avenue/Maple Street intersection. One potential development option
discussed preliminarily with the City would require closure or re-alignment of Maple Street adjacent to the
site. It is our understanding that initial discussions with the Board of Public Works and some of the other
adjacent property owners indicated a willingness to evaluate closure or some type of street revision. This
analysis was completed to review those and other potential alternatives and identify potential traffic
impacts of those alternatives.
EXISTING CONDITIONS
Maple Street is a two-lane local street within the City’s roadway system. The section in question is stop
sign controlled at both Main Avenue and Washington Avenue and has a fairly narrow 20+/- foot paved
width. The speed limit is 25
miles per hour.
Traffic Volumes:
Traffic counts were
completed on Maple Street
and on the parallel routes
Centennial Street and
Carlton Street. These
counts were completed in
mid-January after Cityside
Middle School was back to
on-site classes and under
good weather conditions.
Almost all types of traffic
studies are recognizing the
effects of the ongoing
Covid-19 pandemic and
adjusting accordingly. Currently many road agencies in Michigan are applying a rough factor of
approximately 10% to new traffic counts in an effort to base analyses on “normal” conditions, unless there
are specific conditions that require a factor greater than that.
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With the application of the above factor the resulting existing traffic volumes on the three streets are as
follows:
Maple Street:
Daily – 1,090 vehicles
Peak Hour – 212 vehicles (7-8 a.m.)
Centennial Street:
Daily – 792 vehicles
Peak Hour – 110 vehicles (2-3 p.m.)
Carlton Street:
Daily – 517 vehicles
Peak Hour – 61 vehicles
Since the typical daily capacity of such low speed and relatively flat urban streets is in the 2,000-3,000vehicle range, none of the three streets are close to being considered at or near their capacity. From a
peak hour standpoint, the highest volume is the 212 vehicles noted for Maple Street. That volume
equates to about 3-4 vehicles per minute on average, still well under its capacity. It should be noted that
90 percent of that morning peak hour traffic is northbound.
Crash History Review:
Crash data was collected for the
past 5 years for the subarea on
and near this section of Maple
Street. The number of reported
crashes within that period are
illustrated in Figure 1.
Based upon this data there does
not appear to be any specific
pattern of crashes that should be
addressed, or that would need to
be considered as part of the
alternatives’ analyses.
PROPOSED DEVELOPMENT
TRAFFIC
It is our understanding that current
conceptual plans for the
redevelopment of the old Sligh
Building site calls for the creation
of approximately 45-50 apartment
units and potentially a 3,000
square foot restaurant.
Trip Generation, Tenth Edition, by
the Institute of Transportation
Engineers (ITE) was used to
calculate the projected traffic that
may be generated by the proposed
development uses. Trips are
measured individually for inbound
and outbound movements.

FIGURE 1
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Therefore, a visit to the site by a commercial patron, for instance, generates two trips, one inbound and
one outbound.
Trips for the site were calculated on a daily basis and for the typical weekday morning and afternoon peak
hours. The results indicate that the proposed project will generate the following number of trips once fully
occupied:
Daily:
670 trips (total inbound and outbound)
AM Peak Hour: 54 trips
“
“
PM Peak Hour: 60 trips
“
“
Per one of the preliminary concept plan’s layout, it appears that site traffic will have two driveways to use
for access/egress: one on Main Avenue and one on Maple Street. Assuming for the moment a rough
50/50 split on the use of the two driveways, Maple Street could potentially experience an additional 25-30
vehicles during a peak hour and +/-335 vehicles daily.
ALTERNATIVES ANALYSIS
As part of the conceptual design stage of the proposed project the potential for expanding the site into the
existing Maple Street right-of-way was discussed with the City. A preliminary concept called for closure of
the southern “half” of Maple Street (from Main Avenue to near the site’s north property line) with a cul-desac developed at the south end of the remaining part of Maple Street. If pursued, it is our understanding
that the vacated Maple Street right-of-way would be used not to expand the building footprint but to
provide greenspace along that east side of the existing building.
This discussion triggered the concerns over how such a closure may impact the nearby street system and
the need to explore other alternatives that may be less impactful. Based upon discussion held with staff, it
appears then that there may be four primary alternatives that could be considered for Maple Street
between Main Avenue and Washington Avenue.
A. Do nothing (Maple Street alignment and use remains the same).
B. Partial closure (southern half is vacated, north half remains a City street/cul-de-sac as noted
above).
C. Realign southern half of Maple Street.
D. Convert southern half of Maple Street to one-way operation.
The four alternatives are roughly
illustrated in Figure 2 on the next
page.
Advantages and Disadvantages
Each of the above alternatives will
result in a distinct set of advantages
and disadvantages. It should be
understood that the
advantages/disadvantages noted are
primarily from a perspective of
efficient and safe traffic flow.
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Alternative A – Do Nothing
As the title suggests this alternative would leave Maple Street as is with no closure, realignment, or other
reconfiguration. Such an ”alternative” is the base for any such street revision alternatives comparison.
Advantages:
 No adjustment needed to current driving patterns.
 Retains existing grid system for maximum circulation.
 No cost to the City or development.
Disadvantages:
 No additional green space for development.
Alternative B – Close South Half of Maple Street
As suggested by the development group, this would close Maple Street adjacent to the project site and
convert it to green space for use by development residents/customers.
Advantages:
 Provides green space as noted.
 Conceptual plans include a sidewalk connecting north/south through the site.
Disadvantages:
 Reduces vehicular circulation within this subarea for emergency services, school-related traffic,
and other users.
 Reduces accessibility to other current Maple Street sites.
Alternative C – Realign Maple Street
This alternative would shift the southern end of this section of Maple Street to the east slightly to align with
the section of Maple Street south of Main Avenue.
Advantages:
 Eliminates existing substandard offset between the two Maple Street sections (creating a safety
benefit).
 Retains the existing grid system and maximum vehicular circulation.
 Provides an opportunity to include sidewalk on the east side of the realigned section to link up with
the existing sidewalk to the north.
 Provides green space for the proposed development.
Disadvantages:
 Requires the acquisition of property for street right-of-way.
 Construction costs to developer.
 If the parcel on the east side of Maple Street is not purchased in whole it would result in a nonconforming setback.
Alternative D – Reconfigure South Part of Maple to One-Way Northbound Operation
This alternative is a potential middle ground option by shifting the south end of Maple slightly east (5-10
feet) and narrowing it to one-way operation.
Advantages:
 Retains partial grid circulation, particularly for the weekday morning peak hour northbound traffic.
 Provides opportunity to include sidewalk on the east side of the one-way section to link up with the
existing sidewalk to the north.
 Provides some additional green space for the development, although not as much as Alternatives
B and C.
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Disadvantages:
 Retains half of current circulation capabilities.
 Some costs to developer and potentially minor right-of-way acquisition.
SUMMARY RECOMMENDATION
The traffic count data indicates that the sections of Maple, Centennial and Carlton Streets between Main
and Washington Avenues have plenty of capacity available if needed. This can mean that a closure of
Maple Street, with the expected shift in its traffic to parallel streets, will not overload either Centennial
Street or Carlton Street. However, full closure of a street segment can negatively impact traffic circulation
in a variety of ways, particularly adjacent to a school.
All the alternatives are viable options although from an empirical traffic standpoint, and aside from the
cost factor, it is our recommendation that Alternative C be pursued by the City and the development
group. That alternative provides the best balance of continued or improved traffic flow while still providing
the desired green space. In addition, aligning of such streets or driveways has consistently resulted in a
safer street sections for both motorists and pedestrians as it removes, in this case, a set of conflict points
created by the current offset intersection. If the cost, both of right-of-way acquisition and construction, is
deemed to problematic, Alternative D is the second recommended option.
Please let us know if you have any questions or comments on the findings and conclusions summarized
in this report.
Sincerely.

Peter C. LaMourie, P.E PTOE
Senior Transportation Engineer

PCL/rmf
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Maple Street Vacation
Alternative B - Partial Closure and Cul-de-Sac
Preliminary Estimate.

ITEM
NO. PROPOSAL ITEM

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28

IMPROVEMENT ITEMS
Mobilization, Max $12000
Curb and Gutter, Rem
Pavt, Rem
Sidewalk/Drive, Rem
Roadway Grading ( removal of gravel base)
Erosion Control, Silt Fence
Erosion Control, Inlet Protection, Silt Bag
Subbase, CIP
Aggregate Base, 8 inch, 21AA Modified
Sewer, Cl IV, 12 inch, Tr Det B
Underdrain, Subbase, 6 inch, Modified
Dr Structure, Tap, 12 inch
Dr Structure Cover, Adj, Case 1
Dr Structure Cover, Adj, Case 2
Furnish Manhole Casting
Dr Structure, Rem
Catch Basin, 48 inch dia
HMA, 3C
HMA, 5E1
Hand Patching
Curb and Gutter, Conc, Det F4, Modified
Detectable Warning Surface
Sidewalk Ramp, Conc, 6 inch
Sidewalk, Conc, 4 inch
Sidewalk, Conc, 6 inch
Traffic Control Devices
Turf Establishment
Relocate Street Light
Subtotal Improvement Items
Contingencies (10%)
Engineering
Total Alternative B Cost

UNIT

ESTIMATED
QUANTITY

Lsum
Ft
Syd
Syd
Sta
Ft
Ea
Cyd
Syd
Ft
Ft
Ea
Ea
Ea
Ea
Ea
Ea
Ton
Ton
Ton
Ft
Ft
Sft
Sft
Sft
Lsum
Syd
Ea

1
665
880
12
3.3
100
8
210
600
75
300
2
2
1
1
5
2
90
43
8
300
10
150
1,950
40
1
1,450
1

ENGINEER'S ESTIMATE
PRICE
AMOUNT

$12,000.00
$10.00
$12.00
$9.00
$1,500.00
$2.00
$150.00
$20.00
$16.00
$75.00
$10.00
$600.00
$500.00
$500.00
$600.00
$600.00
$3,500.00
$110.00
$150.00
$250.00
$20.00
$80.00
$6.00
$4.00
$6.00
$3,000.00
$6.00
$6,000.00

$12,000.00
$6,650.00
$10,560.00
$108.00
$4,875.00
$200.00
$1,200.00
$4,200.00
$9,600.00
$5,625.00
$3,000.00
$1,200.00
$1,000.00
$500.00
$600.00
$3,000.00
$7,000.00
$9,900.00
$6,450.00
$2,000.00
$6,000.00
$800.00
$900.00
$7,800.00
$240.00
$3,000.00
$8,700.00
$6,000.00
$123,108.00
$12,310.80
$25,000.00
$160,418.80

Maple Street Realignment
Alternative C Preliminary Estimate

ITEM
NO. PROPOSAL ITEM

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33

IMPROVEMENT ITEMS
Mobilization, Max $22,000
Tree, Rem, 6 inch to 18 inch
Curb and Gutter, Rem
Pavt, Rem
Sidewalk/Drive, Rem
Roadway Grading
Erosion Control, Silt Fence
Erosion Control, Inlet Protection, Silt Bag
Subbase, CIP
Aggregate Base, 8 inch, 21AA Modified
Sewer, Cl IV, 12 inch, Tr Det B
Underdrain, Subbase, 6 inch, Modified
Dr Structure, Tap, 12 inch
Dr Structure Cover, Adj, Case 1
Dr Structure Cover, Adj, Case 2
Furnish Manhole Casting
Dr Structure, Rem
Manhole, 48 inch dia
Catch Basin, 48 inch dia
HMA, 3C
HMA, 5E1
Hand Patching
Driveway, Nonreinf Conc, 6 inch incl sand base
Curb and Gutter, Conc, Det F4, Modified
Detectable Warning Surface
Sidewalk Ramp, Conc, 6 inch
Sidewalk, Conc, 4 inch
Sidewalk, Conc, 6 inch
Traffic Control Devices
Turf Establishment
Water Valve Box, Adj
Relocate Street Light
Relocate Electrical Box
Subtotal Improvement Items
Contingencies (10%)
Engineering
Total Alternative C Cost

UNIT

ESTIMATED
QUANTITY

Lsum
Ea
Ft
Syd
Syd
Sta
Ft
Ea
Cyd
Syd
Ft
Ft
Ea
Ea
Ea
Ea
Ea
Ea
Ea
Ton
Ton
Ton
Sft
Ft
Ft
Sft
Sft
Sft
Lsum
Syd
Ea
Ea
Ea

1
1
600
930
55
3.2
200
8
380
1,000
100
700
2
1
2
2
5
2
4
132
70
10
1,825
700
30
150
1,850
100
1
2,100
1
1
1

ENGINEER'S ESTIMATE
PRICE
AMOUNT

$22,000.00
$300.00
$10.00
$12.00
$9.00
$5,000.00
$2.00
$150.00
$20.00
$16.00
$75.00
$10.00
$600.00
$500.00
$500.00
$600.00
$600.00
$3,200.00
$3,500.00
$110.00
$150.00
$250.00
$8.00
$20.00
$80.00
$6.00
$4.00
$6.00
$4,000.00
$6.00
$400.00
$6,000.00
$30,000.00

$22,000.00
$300.00
$6,000.00
$11,160.00
$495.00
$16,000.00
$400.00
$1,200.00
$7,600.00
$16,000.00
$7,500.00
$7,000.00
$1,200.00
$500.00
$1,000.00
$1,200.00
$3,000.00
$6,400.00
$14,000.00
$14,520.00
$10,500.00
$2,500.00
$14,600.00
$14,000.00
$2,400.00
$900.00
$7,400.00
$600.00
$4,000.00
$12,600.00
$400.00
$6,000.00
$30,000.00
$243,375.00
$24,337.50
$45,000.00
$312,712.50

Maple Street One-Way Conversion
Alternative D Preliminary Estimate

ITEM
NO. PROPOSAL ITEM

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33

IMPROVEMENT ITEMS
Mobilization, Max $18,000
Tree, Rem, 6 inch to 18 inch
Curb and Gutter, Rem
Pavt, Rem
Sidewalk/Drive, Rem
Roadway Grading
Erosion Control, Silt Fence
Erosion Control, Inlet Protection, Silt Bag
Subbase, CIP
Aggregate Base, 8 inch, 21AA Modified
Sewer, Cl IV, 12 inch, Tr Det B
Underdrain, Subbase, 6 inch, Modified
Dr Structure, Tap, 12 inch
Dr Structure Cover, Adj, Case 1
Dr Structure Cover, Adj, Case 2
Furnish Manhole Casting
Dr Structure, Rem
Manhole, 48 inch dia
Catch Basin, 48 inch dia
HMA, 3C
HMA, 5E1
Hand Patching
Driveway, Nonreinf Conc, 6 inch incl sand base
Curb and Gutter, Conc, Det F4, Modified
Detectable Warning Surface
Sidewalk Ramp, Conc, 6 inch
Sidewalk, Conc, 4 inch
Sidewalk, Conc, 6 inch
Traffic Control Devices
Turf Establishment
Water Valve Box, Adj
Relocate Street Light
Relocate Electrical Box
Subtotal Improvement Items
Contingencies (10%)
Engineering
Total Alternative D Cost

UNIT

ESTIMATED
QUANTITY

Lsum
Ea
Ft
Syd
Syd
Sta
Ft
Ea
Cyd
Syd
Ft
Ft
Ea
Ea
Ea
Ea
Ea
Ea
Ea
Ton
Ton
Ton
Sft
Ft
Ft
Sft
Sft
Sft
Lsum
Syd
Ea
Ea
Ea

1
1
630
930
55
3.2
200
8
220
620
80
650
3
1
2
2
5
2
4
86
43
10
900
690
30
150
1,750
100
1
1,420
1
1
1

ENGINEER'S ESTIMATE
PRICE
AMOUNT

$18,000.00
$300.00
$10.00
$12.00
$9.00
$3,000.00
$2.00
$150.00
$20.00
$16.00
$75.00
$10.00
$600.00
$500.00
$500.00
$600.00
$600.00
$3,200.00
$3,500.00
$110.00
$150.00
$250.00
$8.00
$20.00
$80.00
$6.00
$4.00
$6.00
$4,000.00
$6.00
$400.00
$6,000.00
$30,000.00

$18,000.00
$300.00
$6,300.00
$11,160.00
$495.00
$9,600.00
$400.00
$1,200.00
$4,400.00
$9,920.00
$6,000.00
$6,500.00
$1,800.00
$500.00
$1,000.00
$1,200.00
$3,000.00
$6,400.00
$14,000.00
$9,460.00
$6,450.00
$2,500.00
$7,200.00
$13,800.00
$2,400.00
$900.00
$7,000.00
$600.00
$4,000.00
$8,520.00
$400.00
$6,000.00
$30,000.00
$201,405.00
$20,140.50
$45,000.00
$266,545.50

Tim Maday
From:
Sent:
To:
Cc:
Subject:

Andrew Boatright
Tuesday, February 23, 2021 1:13 PM
Tim Maday
Tim Klunder; Kevin Plockmeyer; Bob Mulder
Maple Street Analysis Comment

Tim,
Thank you for sharing the subject traffic analysis. My commentary pertains to Alternative D – Convert
southern half of Maple Street to one‐way operation.
With Alternative D, the concern would be where south bound traffic on Maple Street coming from
Washington Ave. would mistakenly assume a through path and then utilize the BPW parking lot to turn
around. So, in short, I would be concerned about the unintended consequence of creating a through pathway
via the BPW parking lot for erroneous travelers.
I hope this makes sense. If you need clarification, please let me know.
Also, would you please include me in the packet distribution for the March 4 meeting?
Thank you,
Andy
Andrew Boatright | Zeeland Board of Public Works
General Manager
o: 616.772.6212 | d: 616.879.2404
m: 614.206.4932 | f: 616.772.6242
350 E. Washington Avenue | Zeeland, Michigan, 49464
e: aboatright@zeelandbpw.com | w: www.zeelandbpw.com

1

Tim Maday
From:
Sent:
To:
Subject:

Sarah Huizenga <shuizeng@zps.org>
Tuesday, March 2, 2021 12:25 PM
Tim Maday
Traffic Recommendations

Hi Tim,
I presented your plans to the Ad Cabinet, so we could get our transportation directors to weigh in. Their preference and
thoughts below for the future of Maple with the new development. Thank you for letting us weigh in!

Traffic patterns for new apartment complex/GDK development on Main:
They said the biggest thing would be trying to straighten out the intersection at Maple and Main, so that ideally it was a
straight shot for someone trying to cross the road, especially when going north.
Based on the drawing, option C would be best. Option D shows a one‐way road going north. Right now, most traffic on
that road flows in that direction, but if there was parking on the north side of the building, you might have more people
driving south on Maple, so Option D would also work, if that also creates a straight‐shot. From the drawing, it does not
look like it does.
Finally, and we think you probably realize this already, in the green space, Dave and Aaron said to be mindful of not
adding any trees right on the corner. With cars parked along Main (both in front of Cityside and in front of Community
Restaurant) visibility is also difficult at that corner, and adding trees in the new green space will not help matters.

‐‐
Sarah Huizenga
Principal
Cityside Middle School
616.748.3201
shuizeng@zps.org
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CITY OF ZEELAND
PLANNING COMMISSION MEETING MINUTES
RESCHEDULED LOCATION:
HOWARD MILLER LIBRARY/COMMUNITY CENTER
14 S CHURCH STREET
MARCH 4, 2021
5:45PM

Chairman Elhart called the meeting to order at 5:45PM and requested a roll call. He
noted that a notice with instructions for electronic access had been published to allow
the public to participate.
Present:

Commissioners Doug Barense, Amanda Cooper, Bill Elhart, Glenn Kass, Dan
Klompmaker, Tim Klunder, Kevin Klynstra, and Jeremy vanEyk

Absent:

Commissioner Bob Blanton

Also Present: City Traffic Engineer Pete LaMourie, General Manager Zeeland Board of
Public Works Andy Boatright (Zeeland, MI), City Attorney Jim Donkersloot,
Zoning Administrator Timothy Maday, and Recording Secretary Amy
LeVesque
-Moved by Barense to excuse absent member Blanton. Supported by Klompmaker. All
voted aye.
Maple Street Alternatives Analysis – Presentation & Discussion
Mayday explained that City Traffic Engineer Pete LaMourie of Progressive A&E was in
attendance to give an overview of his Maple Street Alternatives Analysis report, and that
Commissioners would have the opportunity to ask questions and discuss the report before
considering direction. He noted that he had received 2 emails with comments:
o

o

Andy Boatright, Zeeland Board of Public Works (ZBPW) at 350 E Washington Ave,
expressing concern that southbound drivers would use ZBPW’s parking lot to turn
around if N Maple St becomes northbound only.
Sarah Huizenga, Principal of Cityside Middle School at 320 E Main Ave, noting
concerns from school transportation staff about intersection visibility if trees are
added near the northwest corner of E Main Ave and N Maple St.

LaMourie explained that his report was designed to study the concept of closing Maple
St between E Main Ave and E Washington Ave and potential impacts and also to
consider alternatives for this area of Maple St. He also explained that traffic counts were
done on sections of Maple St, Centennial St and Carlton St in the segments between E
Main Ave and E Washington Ave in January 2021 after students were back in school from
vacation. He stated that Maple St had the most traffic, in the range of 500 to 1,100
vehicles per day. He explained that traffic counts were increased by 10% to compensate
for possible reduced traffic due to the pandemic. He noted that there were fewer than
3 crashes in the area in the past 5 years with no pattern for crashes indicated. He

commented that there is a crosswalk on E Main Ave between intersections which is
unusual. He explained that Trip Generation software was used to estimate traffic
increases due to the future redevelopment of the Sligh building at 349 E Main Ave.
LaMourie noted 4 alternatives for this section of Maple St:
A. Do nothing (Maple St remain as is)
B. Closure of the southern portion, resulting in a cul-de-sac on the north
C. Shift the southern portion east so that it aligns with the intersection of E Main St and
S Maple St
D. Closure of the southern portion of the southbound lane, creating a one-way
northbound lane
LaMourie commented that there are pros and cons for each alternative. He explained
that from a transportation standpoint with cost not considered, realigning Maple St
makes the most sense since it would eliminate the offset intersection and would provide
almost as much greenspace near the southwest corner of the Sligh building as B.
Klompmaker asked if traffic was counted based on direction it was heading. LaMourie
explained that directional counts on Maple St showed that during morning peak traffic,
about 80% or 180 of 220 total vehicles were northbound. He commented that if a oneway lane is considered, a northbound lane would be preferrable.
Klompmaker asked why realigning was preferred over the cul de sac option. LaMourie
explained that realigning Maple St would increase street connectivity and maintain the
traffic grid system, which is best for traffic flow and emergency vehicle access.
Klompmaker asked why options for changes to Maple St were being considered. Maday
explained that the ZBPW is doing a space study of their property and that also the
preliminary plan for the Sligh building redevelopment shows ground level residential units
close to N Maple St.
Klompmaker asked how many feet of space would be gained by the realignment in C.
LaMourie estimated 30 feet to 40 feet of greenspace would be gained. Donkersloot
commented that half of that space could be used by the Sligh Building property owners.
Klynstra commented that the Sligh building is nonconforming for setbacks, like other
buildings downtown. Maday explained that the Sligh building is outside the C-2, Central
Business district, and that its current district setback requirements are 50 feet from both E
Main Ave and N Maple St, much larger than C-2 setback requirements.
Klynstra suggested that the Sligh building property could be rezoned into the C-2 zone.
Maday explained that the Future Land Use map shows the property remaining outside of
the C-2 zone. He noted that the new property owner would likely have input on rezoning.
Barense asked if combining C and D, making N Maple St one way northbound and also
aligning it with the intersection of S Maple St and E Main Ave was an option. LaMourie
stated that this looked to be a viable option but that he had not considered it. Maday
commented that realigning the northbound lane into the right of way would be
Page 2 of 5 – City of Zeeland Planning Commission Minutes – 03-04-2021

disadvantageous to 405 E Main Ave. LaMourie agreed, commenting that the Sligh
building would gain greenspace but that space would be taken from 405 E Main Ave.
Klompmaker asked about effects of closing N Maple St. LaMourie explained that some
accessibility would be lost but that he did not see any big traffic issues.
Barense asked about procedure for the Planning Commission regarding N Maple St.
Maday explained that Commissioners could choose to schedule a public hearing and
later make a recommendation to the City Council.
Barense asked if Peerbolt’s at 400 E Washington Ave had been consulted. Maday
reported that he has reached out to Peerbolt’s and that they support closing N Maple
St.
Elhart asked about student drop off at Cityside Middle School on E Main Ave. Maday
noted that there has been no student drop off on the north side of E Main Ave in the past
12 months, so students no longer cross E Main Ave. He explained that students are
dropped off on the south side of E Main Ave, and that drivers may be using N Maple St
to head north.
Doug DeKock of GDK Properties commented that plans are to redevelop the Sligh
property into a nice development with a green area and he believes it makes sense to
correct the offset intersection of Maple St at this point in time.
Elhart asked which alternative GDK would prefer. DeKock stated that he likes B, the culde-sac option and also D, the realignment option, since both would create greenspace.
He also commented that GDK has no desire to buy the property at 405 E Main Ave.
Isaac Koert, an owner of 405 E Main Ave, commented that he would like to develop his
property, into a mixed-use development, which would require rezoning to C-2. He also
commented that closing N Maple St would not restrict area businesses and adding
greenspace would aid development in the area.
Maday noted that the Future Land Use map designates 405 E Main Ave as C-2, Central
Business District. He explained that 349 E Main Ave would also need to be rezoned to C2, Central Business District for the type of redevelopment planned.
Klompmaker asked about long term effects of closing N Maple St. LaMourie explained
that since Maple St does not continue north of E Washington Ave and is not likely to be
extended north in the future, he does not foresee any long term negative effects.
Klunder commented that the City considered opening Centennial St between Central
Ave and Main Ave to 2-way traffic in 2019, but that the idea was not well-received. He
commented that maybe it is a good time to consider options for Centennial St again and
also S Maple St. LaMourie commented that as long as Cityside Middle School buses
continue to load on Centennial St before heading to the high school, he does not see
issues with closing N Maple St.
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Elhart commented that he likes B, the cul de sac option, but does not support the one
way street option, since he lives near the intersection of S Centennial St and E Central
Ave and has seen a lot of cars drive the wrong way on S Centennial St.
LaMourie commented that it is possible to make a one-way street look visually
constraining and that road signs on E Washington Ave would also help.
Cooper commented that she had been concerned that closing Maple St would limit
traffic moving from north to south but that the traffic study shows that other nearby streets
can handle increased traffic. She likes the cul de sac option and commented that it is
the safest of the options for students crossing E Main Ave.
vanEyk commented that D, the one-way option, does not address the intersection offset
issue.
Donkersloot noted that if N Maple St if vacated, the property would be divided legally in
the middle. He commented that vacating the street would be a different process than a
realignment.
DeKock suggested that the City hold the title to the property created by vacating but
that GDK be allowed to maintain grass on it. Klunder commented that the City would
require an easement for utilities.
Barense asked if the cul de sac option would benefit the redevelopment of the Sligh
building. DeKock commented that resulting greenspace would allow for a nicer
development.
Klynstra commented that driving one block east to use N Carlton St, which was recently
widened, would likely not make a big difference to drivers. LaMourie explained that from
a traffic perspective, the cul de sac option is not as efficient as the other options, but that
he does not see any large possible negative effects.
Cooper asked about emergency services access to Cityside Middle if the cul de sac
option goes forward. Maday explained that he had not received any comments from
police or fire department regarding Maple St alternatives.
City Council member Mary Beth Timmer of 621 E Lincoln Ave asked if closing the entire
road from N Maple St to E Washington Ave had been considered. Maday explained that
Peerbolts cycles trucks into their driveway on E Washington Ave and out through their N
Maple St driveway. Klunder commented that the ZBPW also prefers to keep access to N
Maple St. Klompmaker commented that the Sligh building would likely prefer keeping N
Maple St open as a route to E Washington Ave.
Klynstra asked about sidewalks in the N Maple St area. Klunder explained that the
sidewalks issue is under discussion.
Chairman Elhart asked if there were any public comments. There were no comments
from the public.
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Motion 2021.12
Moved by Klompmaker to request that Staff schedule a public hearing regarding
alternative B, closure of the southern portion of N Maple St in the block between Main
Ave and Washington Ave resulting in a cul-de-sac on the north, during the week of March
29, 2021.
Supported by: Barense
Ayes: Barense, Cooper, Elhart, Kass, Klompmaker, Klunder, Klynstra and vanEyk
Nays: None
Absent: Blanton
Motion Passes
300 N Franklin Ave – Rezoning Update
Maday reported that the Holland Township Planning Commission has approved a split
rezoning of the property at 300 N Franklin Ave to allow a residential development with 46
units on approximately 3 acres, a lower density than originally proposed. He commented
that access points will be Felch St, Strawberry Lane and N Franklin Ave.
3 E Main Ave Redevelopment Update
Maday explained that the City Council has authorized Staff to discuss development of 3
E Main Ave. He noted that the project is still in early stages with a strong proposal and a
good developer in place.
-Moved by Barense to approve the minutes of the February 4, 2021 Regular Planning
Commission meeting. Supported by Klompmaker. All voted aye.
-6:43PM moved by Klompmaker to adjourn. Supported by Barense. All voted aye.
Submitted by,
Amy LeVesque
Recording Secretary
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