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CITY OF ZEELAND
ZONING BOARD OF APPEALS
MEETING AGENDA
APRIL 21, 2022
6:00PM
CITY HALL – COUNCIL CHAMBERS
6:00pm






Meeting called to order
Pledge of Allegiance
Roll Call
Excuse absent members by motion and reason
Additional agenda items

PUBLIC COMMENT

PUBLIC HEARINGS


120 E Main Ave – Bryan Lanser – Use Variance Application to utilize the rear of the
first floor of the building for a residential dwelling unit

ACTION


Draft minutes of the March 22, 2022 Zoning Board of Appeals Meeting

UNFINISHED BUSINESS

NEW BUSINESS


Any other business that may be legally brought before the Board

ADJOURN

Received 03-25-22
City of Zeeland
Application for
DIMENSIONAL/NON-USE
VARIANCE
Zoning Board of Appeals

Community Development Department
21 S ELM ST - ZEELAND, MI 49464
Phone 616-772-0872 - Fax 616-772-0880
buildinginspector@cityofzeeland.com
www.cityofzeeland.com

City of Zeeland

The City of Zeeland will not discriminate against any individual or group because of race, sex,
religion, age, national origin, color, marital status, handicap or political belief.
The plan you have proposed for your project requires a Dimensional/Non-Use variance from the
City of Zeeland Zoning Ordinance as provided by Public Act 207 of 1921, as amended, (Section
125.585), and the Zeeland City Code Volume II (Division 2).
This original application filled out completely, along with the application fee, 8 folded copies of
your site plan including related documents, and a pdf file (which may be submitted by email to
buildinginspector@cityofzeeland.com and other information and materials as requested by the
Zoning Administrator, must be submitted at least 30 days prior to your hearing date. The Zoning
Board of Appeals typically meets the third Tuesday of the month. Application fees are listed on
page 8 of this application.
Your completion of this application (no alternatives will be accepted) and appearance at a public
hearing are necessary for the Board to act upon your request for a zoning variance. Depending
upon the information the Board receives at the hearing and its application of the law, your request
for a variance may or may not be granted. (You may use the backside of this application or
attach extra sheets if you wish. You are encouraged to include photographs and illustrations to
support your case.)
Applicant Information

Owner Information

Name

Name/Contact

Bryan Lanser

120 Main LLC

Company(if applicable)

Company(if applicable)

120 Main LLC
Address

Address

201 W. Washington, Suite 310
Phone

Phone

616-990-5821
Email

Email

Bryan.Lanser@innotecgroup.com
Address of property:

120 E. Main

Current zoning of subject property:
Applicant's interest in property:

ZBA Dimensional Variance Application
City of Zeeland

C2

Manager and member of the LLC which owns the building.
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Contractor Information
Name

Karl Keuning
Company

BCI Construction
Phone

616-677-6025
Email

Karl@bcimi.com

Architect/engineer

Name

Dennis Reckley
Company

SVB Reckley Architects
Phone

616-494-7410
Email

dreckley@svbreckley.com

With as much detail as you feel necessary, please explain your request. Use the back of this page
or attached additional sheets if more space is required.

Our request is that a single residential unit be allowed on the first floor rear of the 120 E. Main building
formerly known as the Elbo room. While residential dwelling units on the ground floor are not specifically

prohibited in the code, they are also not among the 10 permitted uses. Residential uses are permitted
on the upper floors. Businesses such as offices, which do not facilitate downtown activity or foot traffic

are allowed on the main floor in the rear of this Central Business District. So, we feel a single barrier
free apartment on the main floor rear of this building is exactly aligned with the intent of this zoning.

The following six questions are based upon the six tests for granting non-use/dimensional variances
found in Section 2.205B of the Ordinance. A copy of that section of the Ordinance and any other
relevant sections are available in the Zoning Administrator’s Office.
Be aware that in every instance, each of the six tests in the Ordinance MUST be satisfied in order for
the Zoning Board of Appeals to grant a variance. Thus, it is in your best interest to answer each of
the six questions in this application clearly and completely, with as much detail as necessary to
support your case for practical difficulty, which must be proven in order for the Board to grant a
variance.
Practical difficulty is a legal term. The Board concludes a valid case has been made for the
existence of a practical difficulty when it finds:
1. That a unique circumstance or condition relative to your land prevents you from enjoying
the use of your property as others in the same zone district are generally able to do.
2. That the requested variance:
a. will not be significantly harmful to your neighbors.
b. is consistent with the intent of the Ordinance.
c. was not made necessary by anything you did in the first place.
The Board will likely use the six questions in this application to guide its inquiry into your case. Each is
written first with the legal wording as found in Division 2 of the Ordinance, then a brief commentary
to help you understand the kind of information required. (Should any discrepancies be found
between what is written in the Ordinance and what is written in this application, the language of
the Ordinance shall prevail).
ZBA Dimensional Variance Application
City of Zeeland
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1. What are the exceptional or extraordinary circumstances or conditions that apply to your
property, circumstances and conditions that do not generally apply to other properties in the
same zoning district as your property?
The first thing the Board will want to know is, what makes your parcel, your property, your land, so
unusual -- say in its size or shape or location or other physical characteristics? You must show that
you truly have a practical difficulty, one not shared generally by others in your zone. (“Zoning
district,” by the way, means all other property owners in R-1, R-2, C-1, I-2, etc. -- not just your
immediate neighbors.) Some examples of unique circumstances related to land are extreme
narrowness, exceptional shallowness, unusual shape, unusual topographical characteristics (like a
wet land, large boulder, or deep ravine), or unusual development in adjacent property. So be sure
you explain here what the problem is with your land, something that is not the case with most other
parcels in your zone district.

The parcel of 120 Main is approximately 31' wide and 120' long. When initially constructed the kitchen

was placed in the rear of the building. Subsequently, the building was expanded to the South
which divides the building in two making a very cumbersome passage to access the rear space. This
has proven to not be a viable restaurant scenario in todays environment through several attempts.
So, it would be great to make the entire space into a restaurant environment, but this is not viable with the

kitchen dividing the long narrow space in two. In fact on Febuary 10, 2022 the Zeeland City assessor
deemed the building functionally obsolete.

2. If you are not granted this variance, will others in your zoning district be able to enjoy substantial
rights and privileges that you are unable to?
The Board will also need to be convinced that the nature of your parcel does not allow you to do
with your property what others in your district are rightfully able to do. If you claim your lot is too
narrow to allow you to build a garage without a variance, yet other residents in your zone district
with the same size lots are able to do so, you would not have a strong case for a variance.

It is our feeling that we will not be able to fully capitalize on the assets of this building without this
variance. We feel that without being able to use each piece of the building to its highest and best use

we would be handicapped in making a financially viable building in a downtown enviroment which
already has its own challenges and appeals. There is no housing in the central business district which is
suitable for housing a disabled person. Since an elevator is not realistic in a building of this configuration,
we feel that this single barrier free apartment will be a nice asset to the fabric of the City of Zeeland.

ZBA Dimensional Variance Application
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3. Is there evidence that the reason(s) for this variance request goes beyond the possibility of
increased financial return for the applicant?
While economic gain is another factor the Board takes into consideration, an applicant’s
understandable wish to increase his or her financial return is not in itself sufficient basis to claim
practical difficulty. In other words, financial gain by itself is never sufficient cause to grant a
variance.

This variance is not a scenario where we are simply looking for improved returns. We are very excited

about transferring this building into a first class asset in the City of Zeeland. And we feel this variance

is actually critical to the financial viability of that transition. We feel there are two ways that this building
can be viable. The first would be to clean and paint the building, making a minimal investment to get a
reasonable return. The second is to get this variance approved and make a major investment into
developing a first class asset in Zeeland drawing first class tenants and the resulting revenue to repay
the investment. We do not see the middle ground as a viable alternative to be pursued.

4. Will granting this variance be significantly detrimental to your adjacent neighbors and
surrounding neighborhood?
Your neighbors’ feelings about your request for a variance are important, but applicants should
realize that neighbors’ signatures on a petition or testimony at the hearing is not necessarily
sufficient in itself to convince the Board that granting the variance will not be detrimental to the
neighborhood. Variances go with the land, not with the current land owner. Consequently, the
Board may be inclined to take a broader and longer view, one that may be more impartial than
do the neighbors.

We feel that this variance fits very nicely into the character and feel of downtown Zeeland. This
apartment would be directly facing a residential area across the parking lot and have residential
neighbors above. So, residential usage in this area is obviously consistent. Zeeland is a very pedestian
friendly city and becoming more so regularly. We believe the potential of extending that asset to

physically handicapped residents by having the first barrier free main level apartment, while not
detracting from the intent of creating spaces that people want to walk to, is exactly the right thing to do
and will be a benefit to neighbors as opposed to a detriment.

ZBA Dimensional Variance Application
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5. Will granting this variance harm the intent and purpose of this Ordinance?
The Board must consider whether or not granting a variance will hinder the community in achieving
the very goals and objectives the Ordinance is trying to accomplish. Statements of intent are
found at the beginning of each Ordinance chapter. You should explain how your application is
consistent with and does not violate the intent of the particular chapter(s) that apply to it; merely
saying it does not is not enough. For example, if you want to divide an R-1 lot with 100 feet of
frontage into two parcels with 50 feet of frontage each, to be permitted to do so, you will be
expected to explain how this does not compromise the Ordinance’s intent (Division 4, Section
3.400, page Z3:6) to “provide low-density . . . residential living environments and . . . high-quality
neighborhoods.”

We fully support the intent to have the city be a place that people want to walk in and has spaces that

draw customers. We feel that making this small space into a single barrier free apartment supports that
intent. We feel that an apartment with activity during all waking hours would add significantly more
vibrancy to Zeeland than a small office with limited activity during business hours only.

6. Has the immediate practical difficulty been caused by anything the applicant him- or herself
has done?
So-called “self-created” practical difficulties may not be used to justify granting a variance. Some
examples of such difficulties are purchasing property that is nonconforming, trying to undo the
effect of a previously granted variance, or having previously constructed/placed structures in a
location which hinders your plan for the property.

This building is being purchased in the condition that it is currently in. The challenges of the floor plan

were in place many years before we were engaged in this opportunity.

ZBA Dimensional Variance Application
City of Zeeland
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CITY OF ZEELAND
ZONING BOARD OF APPEALS
Dimensional/Non-Use Variance Application
This application shall also include a drawn to scale site plan(s) with the following information
provided. The Zoning Administrator may authorize omissions as noted in the left margin.
OFFICE USE
Applicant identification.
Street address.
North arrow.
Size of property in sq. ft or acre.
Property lines and dimensions.
Location of significant natural features including wetlands, steep slopes, floodprone areas, unique vegetation, any other unusual land features.
g) Location of all structures on the land with locating dimensions and building
dimensions.
h) Lot lines and all structures within one hundred feet (100') of the site's property
lines including driveways and other access points along both sides of the street
where access to the site is proposed.
I) Identification of all rights-of-way and easements pertaining to the subject land
and adjoining parcels.
j) Copy of latest surveyor's engineering drawing.
a)
b)
c)
d)
e)
f)

The undersigned hereby certifies the information given in this application and supplementary
materials is true and correct to the best of their knowledge. It is also understood that any
information requested, and not included with the application, may cause delays in making a
decision on the variance requested.
I hereby grant permission for members of the City of Zeeland Zoning Board of Appeals to enter the
above described property (or as described in the attached) for the purposes of gathering
information related to this application/request/proposal. (NOTE TO APPLICANT: This is optional and
will not affect any decision on your application.)
YES

NO

Signature of Applicant

Date

Printed Name

This application, 8 copies of the proposed site plan and related documents and a pdf file, as well as
a filing fee of $ ______________ received by:

Administrative Official

ZBA Dimensional Variance Application
City of Zeeland
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ZONING BOARD OF APPEALS
Hearing Procedures & Fee Schedule
First, about the Zoning Board of Appeals (ZBA) itself: The Board is pledged to ensure that the intent
of Zeeland’s Zoning Ordinance is preserved, that public safety is secured, and that substantial
justice is done. It is composed of ordinary citizens who have devoted considerable time to
understanding the Ordinance and under what circumstances variances to it may lawfully be
granted.
Its members are bound to being impartial and to abiding by the Ordinance and by state statutes
and case law that govern the granting of variances. They do not take their responsibilities lightly, for
they know that granting a variance is essentially granting a citizen permission to break the law.
Three members of the Board must vote the same way in order for a dimensional-variance decision
to be binding, four members for a use variance. Decisions of the Board are appeal-able to the 20th
Judicial Circuit Court.
Second, what happens at Zeeland ZBA meetings: The Chairperson of the Board announces the
cases that are to be heard in the order determined by the Zoning Administrator.
In each instance, the Zoning Administrator describes the case, emphasizing those factors he
believes have made an appeal necessary. The Board may ask questions of the Zoning
Administrator to be sure it understands the facts of the case as he/she sees them. Any
communications that may have been received relevant to the case are read at this time.
Then the applicant (or someone representing him/her -- an attorney, architect, builder, etc.)
presents his/her case. The Board will ask the applicant or his/her representative questions as well.
After that, others wishing to present evidence to support the applicant’s case may do so.
Next, those opposed to the variance requested may testify.
Then the applicant may make his/her closing arguments.
Any number of persons may testify pertaining to a particular case, but the Board will likely advise a
group of people of like mind on an issue to appoint one of its members to be its spokesperson. The
ZBA chairperson, also in the interest of time, may limit testimony to new information.
After the Board is satisfied it has received all the relevant testimony it can expect, the hearing is
closed and deliberation begins. The Board may or may not call for further testimony after the
hearing is closed.
The Board tries to reach a decision before it adjourns but may find it needs more evidence before it
can decide on a case. Whatever the situation, the Board will eventually vote to grant the variance
as requested, grant it with conditions, grant it in part, postpone a decision for up to 60 days, or deny
the request altogether.
Third, how to prepare for the hearing: The questions in the application are based upon the Zoning
Ordinance itself. Information provided is important to making a case. It should be as complete and
clear as possible; anything less risks the Board having to delay its decision.

ZBA Dimensional Variance Application
City of Zeeland
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An applicant will benefit from reading carefully those sections of the Ordinance that pertain to
his/her case, being sure not to overlook the section on variance procedures (Chapter 2).
Also, an applicant would be wise to organize his/her oral testimony according to the questions on
the application, elaborating on the points he/she made there. This will streamline the process
because the Board will almost certainly come to the hearing prepared to base many of its
questions upon an applicant’s written comments.
Before and during the oral testimony, it is important to bear in mind that the Board is committed to
being impartial, to dealing justly in each instance, applying the standards of law consistently, and
balancing the rights of the applicant with the welfare of the community. Thus, the more information
it has -- and the more clearly that information is presented -- the better job the Board will be able to
do.
In that regard, an applicant should not be alarmed if some of the Board’s questions seem to be
pursuing some point that seems not to favor the applicant’s position nor be surprised if some of its
questions seem to be “making the case” for the applicant. It is all in the pursuit of getting at the
facts, of finding an appropriate basis for a decision.
Fee Schedule
Zoning Board of Appeals Application
Zoning Board of Appeals Application for Regular Meeting
Hearing for a Single Family Residential Matter
Zoning Board of Appeals Application for a Non-Single Family
Residential Matter
Zoning Board of Appeals Application for a Special Meeting
Hearing
Other Zoning Board of Appeals Matters

ZBA Dimensional Variance Application
City of Zeeland

Cost
$250
$350
$500
$500
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MEMORANDUM
DATE:

Friday, April 15, 2022

TO:

Zoning Board of Appeals

FROM:

Tim Maday, Community Development Director

RE:

April 21st Zoning Board of Appeals meeting agenda – Use variance application for 120 E
Main Ave – 120 Main, LLC

This memo has been sent to provide information on the use variance application that will come before the Zoning
Board of Appeals on April 21, 2022.
Description of site and proposed project: The applicant proposes the complete rehabilitation of the existing
building at 120 E Main Ave. The existing building is approximately 3,500 square feet in ground floor area, and
consists of a two-story portion in the front and a single story in the rear. The parcel is zoned C-2 – Central
Business District. The main floor contains one commercial space, most recently used as a restaurant, with the
second floor being occupied by two apartments. The applicant proposes to construct a second floor over the
existing single-story portion. The second floor would contain four residential apartments. The main floor is
proposed to include a single commercial space in the front of the building that is approximately 2,500 square
feet in area, with a residential apartment in the rear portion of main floor of the building.
Description of variance request and process:
The applicant is seeking a use variance because in the C-2 zone district, residential dwelling units are not
permitted on the main floor of buildings. The use variance application is seeking approval of the main floor
dwelling unit.
For use variance requests, City Ordinance requires that before the ZBA hears the application, the Planning
Commission is to consider the application and provide a report to the ZBA regarding the proposal. That
recommendation can be considered by the Zoning Board of Appeals as they review the request.
Planning Commission review criteria and action: Section 2.205 of Volume II of the Zeeland City Code states
that the Planning Commission shall consider the following criteria while reviewing a use variance application:
the master plan, the ability of the property owner to use the property for a use already permitted under the
existing zoning classification, the effect of the request on the essential character of the neighborhood, and other
such factors as the planning commission may deem relevant. Additional information regarding each of these
items is below. The information below and enclosed with this memo were provided to the Planning Commission
for their consideration of the request.


Master Plan – This parcel is located in the City’s central business district, which is also referred
to as “The Commons” in the City’s Downtown Vision Plan. The sections of the City Master Plan
and Downtown Vision Plan that discuss this area are enclosed with this memo.



Ability of the property owner to use the property for a use that is already permitted under the
existing zoning classification – The C-2 zone district regulations are enclosed with this memo.
These regulations contain the uses that are permitted by right, and with Planning Commission
special land use approval in this district.



The effect of the request on the essential character of the neighborhood – The enclosed sections
Master Plan and Downtown Vision Plan, and the intent section of the enclosed C-2 district
regulations describe the existing and intended character of the neighborhood.



Other such factors as the planning commission may deem relevant – As the subject property is
within the Central Business District, staff sought comment from SARB. This matter was
considered by SARB on April 14, 2022, and SARB ultimately voted to support the application.
A memo from the City Marketing Director providing information regarding the SARB review
and recommendation is enclosed with this memo. The enclosed memo was provided to the
Planning Commission for their review as they considered the request.

On April 14th, the Planning Commission discussed this application and ultimately voted 7-1 to recommend
approval to the Zoning Board of Appeals. The relevant portion of the draft Planning Commission minutes from
that meeting are enclosed with this memo. These draft minutes include the Planning Commission’s discussion
on the application, and the recommendation motion that was passed by the Commission, including the reasoning
behind the motion.
Zoning Board of Appeals review criteria: Before a use variance could be granted, the Zoning Board of
Appeals will have to determine if there is reasonable evidence that an unnecessary hardship exists for this
application. The Zoning Board of Appeals will use the following tests to do so. All tests must be found to have
been met before a variance could be granted.
1)

That the building, structure, or land cannot yield a reasonable return if required to be used for a
use permitted in the district in which it is located.

(2)

That the condition or situation of the specific property or the intended use of such property for
which the variance is sought is unique—that is, not of so general or recurrent a nature as to make
reasonably practical the formulation of a general regulation for such conditions or situations.
Unique circumstances must be found to exist in a least one of the following ways:

(3)
(4)
(5)

a.

Having an unusual shape or location or other physical characteristic, like extreme narrowness,
exceptional shallowness, unusual shape, and/or unusual topographical characteristics (like a
wetland, large boulder, or deep ravine);

b.

Having an extraordinary situation related to the land, building, or structure; or,

c.

Having unusual use or development of immediately adjoining property.

That the proposed use will not alter the essential character of the neighborhood.
That the variance would not be significantly detrimental to the property adjacent to that in
question and to the surrounding neighborhood.
That the proposed variance will not harm the intent and purpose of this ordinance.

Action on application:
Provided that the Board is satisfied that sufficient information has been provided at the public hearing, action is
needed to approve or deny the application. This action should come in the form of a motion to approve or deny the
application, and contain findings as to how each of the tests above have or have not been met. As a use variance
application, four affirmative votes are needed to act on this application.
I hope that this memo is helpful in providing a description of the application that will come before the Board on
Thursday, April 21st, the criteria to be used to evaluate the application, and what action is necessary. Please do not
hesitate to contact me with any questions you may have regarding this memo, or this Zoning Board of Appeals
application.

PAGE 46

CITY OF ZEELAND MASTER PLAN 2011

Downtown Zeeland: looking west down Main Avenue

additional land for new high density
development (except for appropriate
locations within the Mixed Use Corridor,
which is described below). Demand for high
density development, as well as for
manufactured home parks, is being met in the
Zeeland market in Park Township, Zeeland
Township and Holland Township, as well as in
the City of Holland.

Central Business
Downtown Zeeland is the heart and
commercial heritage of the community.
Maintaining a thriving and vibrant downtown

is a critical part of maintaining a healthy
community. The area designated as Central
Business should continue to function as the
city’s major commercial area.
The 2009 Downtown Vision Plan presents the
land use recommendations for the Central
Business land use designation. Chapter 6 of
the Vision Plan contains a list of potential
projects to implement the Plan. These
projects are visionary, and not all will or can
be accomplished. They will be evaluated
based on land availability, market needs,
project costs and public and private budget
priorities.

Generally, a mix of uses is appropriate in the
Central Business area. Priority should be
given to retail sales and services and
entertainment/dining on the ground floor of
multi-story buildings. These uses generate
foot traffic that is a key aspect of maintaining
a healthy retail and service business
environment. The goal should be to create a
critical mass of retail and entertainment
business activity that makes Downtown a
destination. Offices and residential uses
should be encouraged on the upper stories of
multi-story buildings. First floor offices should
be avoided on Main Avenue whenever
possible.
Second story and loft apartments should be
encouraged in the Central Business area, to
provide a sense of vitality and improve the
feeling of safety in the district. An important
element of building and maintaining a
successful downtown is to have residential
population in and adjacent to the downtown.
While Zeeland has a significant residential
population within walking distance of the
Central Business District, more should be
done to encourage downtown residences.
Because of the historic fabric of downtown
Zeeland, this Plan recommends exploring

zoning and land use tools to ensure that
Downtown maintains its character and
appeal. Similar to the Central Avenue
Corridor, the City should look at tools such as
historic district designation and form-based
codes (similar to that adopted for the
Washington Avenue Mixed Use zoning
district) to ensure that Downtown continues
to reflect the traditional Dutch settlement
that makes this area unique.

General Commercial
This designation includes general businesses
that attract patrons from a broader service
area. Appropriate uses include auto-oriented
retail establishments, restaurants and
financial institutions, among others. This
designation is planned along the 196 Business
Loop, which is a primary arterial roadway
through the city and is highly traveled on a
daily basis, including people from both within
and outside of the city.
Because Downtown should remain as the
community’s business, commercial and retail
heart, areas planned for future commercial or
continued highway-oriented commercial
should be limited in scope. Any potential
expansion should be carefully analyzed based

on a more than adequate area-wide supply of
commercial land and weighed against
potential economic impacts.
Because State Street is an important
“gateway” and community entrance, the
visitor’s realm should be a welcoming place
that clearly expresses Zeeland’s positive
values and pulls people into the community.
Residents and visitors should feel that they
have entered a special place, rather than a
typical highway intersection. Additional
design standards and guidelines should be
established governing site design elements
such as parking, landscaping, lighting, as well
as architecture and materials.
The area along Business Loop I-196 includes
land currently zoned Light Industrial; and
several small industrial uses have been
established along Gordon Street and accessed
from 100th Street/Scott Avenue. This Plan
recommends focusing all future industrial
land uses in the Industrial Park. The existing
light industrial uses on Gordon, however, are
appropriate to this area and have peacefully
co-existed with the nearby office and
commercial uses. The City should explore
zoning options to allow a mix of commercial
and light industrial uses in this area, with a
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focus on highway-oriented commercial
development.

Office
Areas designated as Office are appropriate for
offices and research facilities. This
designation is shown in three locations; 1) the
existing office area on the northwest and
southwest corners of State Street and
Business Loop I-196;, 2) west of Arbor Lane
south of Washington Avenue (near Zeeland
Community Hospital); and 3) the City on a Hill
facility (at the southwest corner of West
Central Avenue and Pine Street).
Because of the high visibility of the office
areas from Business Loop I-196, office
facilities should be designed to a high
standard of quality. Site and building design is
very important and should project an upscale
image. For this reason, plain metal or mostly
window-less buildings should be prohibited
and design guidelines or a zoning district
overlay should be created to address site
design and architectural and landscaping
requirements.
The Office designation often provides a
transition between intensive, non-residential
uses and less intensive uses, such as
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TOP
PRIORITY

VISION PLAN SUMMARY - “UPDATE NOTES“

TOP
PRIORITY

TOP
PRIORITY

Key Projects and Recommendations

Overall Goals - Making progress everywhere!

Projects
9. Respond to interest by large property owners in relocating or
Short Term
repositioning their businesses or in redevelopment of their property
• Revitalize underutilized buildings and properties to achieve their
to new use.
1. Improve gateways with distinctive/larger signs, sculptural elements, and
highest and best current use. Ongoing, major successes.
landscape improvements such as decorative walls, plantings, etc.
10.
Support/assure
Post
Office
viability/commitment
to
its
present
• Enhance Downtown landscape features, artistic elements, gathering
Long Term
location.
spaces, and other public amenities to make them more attractive and
11. Encourage redevelopment of the medical office building site at
1. Add new buildings to NE and SE corners to frame entrance; over time,
useful for community members and visitors. Ongoing, major successes.
Church/Cherry to create a mixed-use project, shared parking spaces,
enhance gas station properties.
• Encourage the establishment of “Patient Capital” funds.
and a new public square. Making progress.
Washington Avenue:
West Zone: Pages 10-11
12. Encourage the improved use of 1st CRC corner property, eg, mini
Goals
Main Avenue from State to Elm Streets
park, benches…
• Encourage appropriate redevelopment of underutilized properties.
Goals
13. Support the youth ministry at The Bridge as a teen-friendly anchor to
Progress.
• Strengthen/encourage existing institutions – Dekker Huis, North Street
Downtown.
• Develop stronger connections between Washington traffic and Main
CRC. North Street CRC has been strengthened.
14. Facilitate the redevelopment of the two residential properties east of
Avenue.
• Recognize and pursue new projects in underutilized properties.
TOP
Don’s Flowers for complementary commercial uses including B&B/
Projects
Projects
PRIORITY residential uses. 1 completed, 1 to go.
TOP 1. Improved/enlarged wayfinding signs directing motorists to Main
Northside:
East Zone: Pages 20-22
PRIORITY Avenue. All text was updated.
1. Explore enhancement of 911 E. Main Avenue property. Ongoing.
Main Avenue from Church/Centennial to Maple Streets
2. State/Washington Site – redevelop site into new commercial
2. Encourage redevelopment of 47 E. Main. Renovated commercial,
Goals
development for larger footprint office/retail businesses. Complete.
2 new apartments.
• Strengthen Main/Maple gateway.
3. Identify possible locations for future regional bus/rail passenger station
Southside:
• Pursue potential redevelopment of former Sligh building. Ongoing.
- if these services are developed between Holland, Zeeland, Hudsonville,
1. North Street CRC – support the church’s plan to improve its campus
•
Consider/pursue
community
recreational
opportunities
in
Sligh
block.
Grandville, and Grand Rapids.
through building additions and site enhancements; utilize the Vision
Projects
Plan to provide examples of possible changes which would enhance
Public Goals & Projects Related to Emerging Trends, Issues &
1. Convert the former Sligh Furniture building into one or more fresh
both the Church and Downtown through their expansion process:
Opportunities: Pages 23-25
community uses.
flowers, mini-parks, etc. Completed.
Parking and Emerging Transportation Trends
Carefully study and evaluate the Sligh building – for possible reuse
TOPCommons: Pages 12-19
1. Improve Downtown Zeeland public parking capacity.
into residential, commercial, office/incubator, Bed & Breakfast.
Main Avenue from Elm to Church toward Centennial Streets
2. Retain parking consultant.
PRIORITY
2. Leverage and build on the community recreational assets in Cityside
Goals - See Overal Goals
3. Track innovations in parking and vehicle/curb management.
Middle School and redevelop underutilized properties into new
Projects
school and/or community recreational uses.
1. “Commons” - Install landscaped “frame” around core Downtown
Living Downtown: Residential Life and Housing Opportunities
Evaluate the feasibility of creating new Community Recreational
business/civic center using trees, flowers, mini-parks, etc.
1. Engage with local housing organizations to understand the opportunities
facilities/spaces in the “Sligh block” that might compliment existing
2. Fill storefronts/spaces with retail shops and restaurants through
and challenges of developing new downtown residential units.
community recreation facilities and the potential reuses which might
continued marketing/recruitment efforts. Progress.
TOP
3. Examine and encourage the rehabilitation of every building on Main PRIORITY emerge from the Sligh Building rehab.
First Floor Priority
3. Recruit new B&B or small hotel/residential building to provide
Avenue. Progress.
1. Continue to monitor the existing and emerging ground floor business
overnight lodging and/or alternative residential options; and other
4. Improve public passageways between Main and the parking lots
uses to encourage a more synergistic mix which will generate and serve
locations have been identified.
behind storefronts. Considering exploration.
a stronger customer base.
4. Enhance the Main/Maple intersection as the eastern gateway to
5. Improve sidewalks and service drive near the Howard Miller Library/
Downtown at Maple with improvements. New Generational Wealth
Community Center. Considering exploration.
Downtown Event Staging and Management
building and another new building is under consideration.
6. Install new public restrooms – ideally, in conjunction with another
1. Continue support by City leadership of Downtown events management
5. Create improved student drop-off and pick-up spaces near the main
public project. Complete.
and building/business encouragement efforts.
Cityside entrance.
7. Explore the transformation of the Heritage Square property with
2. Continued support and encouragement of SARB.
public gathering spaces, other new public facilities, joint development
State/Main Intersection: Pages 10-11
with the Brummel’s property. Add public and private uses to revive
Goals
West Michigan Express
this important corner. Complete.
• Bring attention to this area as the western entrance to Downtown
1. Stay actively involved in WMX regional transit dialogue and planning
8. Create more formal public gathering spaces in Heritage Square or
Zeeland.
efforts.
other public parking lot areas. Complete.
• Build substantive buildings and uses as these corners are transformed
2. As WMX progresses, evaluate potential Downtown transit station
over time.
locations.
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Washing ton Avenue

West Zone

Commons

East Zone

Key Projects and
Opportunities
This schematic sketch illustrates several key
projects and opportunity areas in Downtown
Zeeland, as explained further on page 6.

Vision Plan Summary

Elm Street

Central Avenue

State Street

STRENGTHENED
SECOND PLACE
CONNECTION

Centennial Street

Church Street

Main Avenue

Elm Street

State Street

State and Main
Intersection

STRENGTHENED
SECOND PLACE
CONNECTION

POTENTIAL TRANSIT
LARGE PROPERTY

POTENTIAL HOTEL/PARKING/
TRANSIT SUPPORT
GATEWAY

GATEWAY

SECONDARY BUSINESS / RETAIL

Washington Avenue

LARGE PROPERTY

LARGE PROPERTY
KEY
OPPORTUNITY

Main Avenue

DEKKER
HUIS

GATEWAY

POTENTIAL LARGE PROPERTY
COMMUNITY
RECREATION

LARGE PROPERTY
POST
OFFICE

KEY
OPPORTUNITY

BASKETBALL
MIDBLOCK
OPPORTUNITY

KEY
OPPORTUNITY

DOWNTOWN BUSINESS / RETAIL

KEY
OPPORTUNITY

KEY
OPPORTUNITY

There are several larger properties (under
single, unified ownership) in downtown
Zeeland that have a significant direct and
indirect impact on downtown’s customer
base and traffic, attractiveness, and
vitality. These properties include: Zeeland
Lumber, Huntington Bank, AT&T, Debruyn
Seed Store, Sligh Building, the US Post
Office, and First CRC Church.
It is important that the City maintain
an “open door” policy with all property
owners and business owners but
these larger properties have an outsize
effect (positive and negative) when
they undertake major expansions or
contractions to their properties/facilities.
As should be done with all downtown
stakeholders, the City should be prepared
to dialogue with and then support/assist
these owners with their future plans.

GATEWAY

PUBLIC
GATHERING

LARGE PROPERTY
CITY
HALL

Cherry Street

LIBRARY &
COMMUNITY
CENTER

COMMUNITY RECREATION
AND POOL

LARGE PROPERTY

Central Avenue

Centennial Street

KEY
OPPORTUNITY

Church Street

STRENGTHENED
FIRST PLACE
CONNECTION

SCHOOL GREEN SPACE

Larger Properties

STRENGTHENED
FIRST PLACE
CONNECTION

Downtown Zeeland Vision Plan Summary: Key Projects and Recommendations
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COMMONS
The central portion of Downtown Zeeland was conceptually described
as the “Commons” (in Section 04 on page 5) for planning purposes and to
bring special attention to this important area. In fact, this area is truly the
“heart of the heart” of the Downtown – both geographically and programmatically because it is located in the center of the community and contains
so many key buildings and functions as well as vital retail and service businesses.

Commons diagram showing potential project opportunities
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In order to further define and emphasize the Commons, it is recommended
that additional landscape elements – trees, shrubs, flowers, mini-parks –
be installed along the perimeter of the designated Commons area. These
plantings would both further beautify Downtown Zeeland and draw special
attention to its center.

The Commons area embraces many key project opportunities that were
identified during the workshop sessions, and are explained in the following:

Completed Projects:
•
•
•
•
•

Splash Pad
Restrooms
Fireplace
Skate Rink/Park
Woonerf

Downtown Zeeland - September 2018

Opportunities:
• Public Gathering spaces
• Passageways between Main & Parking lots
• Infill Opportunities

CENTENNIAL

STREET

This Commons area defines the most densely developed area of Downtown
and is recognized as the most vital retail/business zone. The most important
planning concept in this Plan is to reinforce and strengthen this inner core
with specific complementary projects, and in so doing, serve as a nucleus
and inspiration for adjacent, connected commercial/institutional areas and
residential neighborhoods.

Illustrative sketch of Commons showing potential project opportunities
DOWNTOWN VISION PLAN FOR ZEELAND, MICHIGAN
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Existing building facade treatment

Infill development possibilities and passageway

The Use of Upper Floor Spaces
Overview
Residential use: The predominant use of the upper floor building
spaces within the Commons zone is residential apartment use. There are
approximately 40 apartments in this area. These upper floor apartments or
condominiums offer interesting residential options, residents’ eyes on the
street during off-hours, and additional revenue (rent) to building owners
to improve the financial viability of the building. Some of these units are in
superb condition, while others are modest units which could be enhanced.
Office/Service Use: In many downtowns, upper floor locations offer fine
and lower cost spaces for office/service businesses. Most such offices
accommodate employees and do not entertain spontaneous or unplanned
visits by their customers, nor do they rely on window shopping. However,
upper floor offices, in order to meet Americans with Disability Act (ADA)
codes, usually require elevator access. In Downtown Zeeland today, the
two Huntington Bank buildings at 101 East Main (A & B) provide the
only elevator-accessible upper floor office space to its customers and
employees. In order to provide additional office space in upper floors, it will
be necessary to add elevators to one or more buildings.

Conceptual new infill building and passageway from Main to north parking lot

Infill Opportunities
Vision
• Fine residential units in the upper floors of Downtown buildings that
can offer strong alternative housing opportunities to residents.
• Additional high quality office facilities in upper floor spaces for
commercial office/service businesses which can thrive in these
locations (vs. ground floor locations).

Goals
Upgrade all upper floor spaces throughout Downtown to improve their
lease or sale value to potential tenants or purchasers. Making Significant
Progress.

Policies
• Work with all property owners to evaluate existing upper floor building
conditions and assess the cost and value of upgrading building systems
and spaces for both residential and office uses. Identifying the key
obstacles to a building’s redevelopment is an essential task.
• Coordinate state grants to property and business owners when
available.
• Offer building improvement assistance in the form of grants or loans for
design services and rehabilitation efforts. The City offers Act 210 and
Act 255 tax abatement and sign grants.
• 2016 - 2018 Actions: 5 properties utilized state grants to renovate
buildings and build new commercial/residential units.

Overview
A wide variety of infill opportunities exist in Downtown Zeeland. This
includes sporadic empty storefronts, one story buildings, and occasional
underutilized or vacant properties. Great potential exists for additional
vitality by encouraging increased use of upper floor spaces for residential
and/or office uses. New space might also be made available by adding
floors to existing one-story buildings or by replacing underutilized
buildings and vacant properties with new structures.

Vision
A vibrant retail business district characterized by full storefronts and
complementary restaurants and personal service businesses. A vital upper
floor environment – including service businesses and residences – which
adds depth, market opportunities, and higher building values to the entire
district.

Goals
• Full occupancy of all existing buildings through revitalization and repurposing efforts. Progress.
• Encourage the development of new multi-use buildings which would
have ground floor shops, restaurants, and personal service businesses
plus upper floor residences and offices. Progress.

Policies
• Encourage one-story building and empty lot owners to consider the
development of additional floor or new multi-story buildings.
• Foster the reuse of existing vacant space through design incentive
grants and low-interest improvement loans.
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Improved Passageways and Connections to Parking
Overview
Free parking is located behind most of the Main Avenue stores and offices.
However, access to certain businesses and/or Main is not obvious or easy to
recognize.

Vision
Improved access and passageways between existing parking lots and
Main Avenue shops, restaurants, and other services. Strengthening these
connections will enhance patrons’ shopping experience and take best
advantage of existing parking spaces and underutilized rear entrances to
businesses.

Goals

New Infill Building
Main Avenue
Atrium Passageway

This sketch illustrates two ways in which mid block pedestrian
passageways can be acheived:
1) As a simple pedestrian flow-through
2) Pedestrian flow with adjacent commercial activities

• Improve building signage both to identify businesses and to indicate
passages from parking lots to Main Avenue (and vice versa).
• Improve interior building configurations to allow access into and
passage through businesses.
• Enhance an existing (but vacant) building with a new passageway
dedicated to connecting parking lots and Main Avenue.

Policies
• Encourage building owners both to improve existing building signage
and to improve access/connection/passages through ground floor
spaces adjacent to parking.
• Explore the possibility of providing modest/leveraged design incentive
grants and low-interest building improvement loans for these projects.
Passageway Concept

Update Committee Walking Tour

Passageway Through Restaurant - Lake Bluff, IL

Passageway with Adjacent Cafe - New York City
DOWNTOWN VISION PLAN FOR ZEELAND, MICHIGAN
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DIVISION 10. - C-2 CENTRAL BUSINESS DISTRICT

Sec. 3.1000. - Intent.
The C-2 Central Business district is intended to accommodate uses which can provide personal services,
convenience (day-to-day), and comparison commercial goods for visitors to and residents of Zeeland, and to
provide for offices on second floors and in the rear portions of buildings for certain areas of the C-2 Central
Business District. The regulations of this district are intended to preserve a retail and mixed-use
environment, to encourage pedestrian traffic, to promote retail uses on ground floor sites, and to promote
residential and other commercial uses on sites above the ground floor level.
Sec. 3.1001. - Permitted uses.
Land and/or buildings in the C-2 district shall be used for the following purposes by right:
(1) Retail stores.
(2) Restaurants, not including drive-through facilities for restaurants, bakeries, delicatessens,
ice cream stores, coffee shops, and grocery stores.
(3) Hotels.
(4) Open air businesses which meet the requirements for an open air business.
(5) Outdoor restaurant; outdoor cafe tables; produce, craft, and sale tables and racks;
booths; temporary tents and temporary awnings; festival vendors; and festival events.
(6) Personal service establishments providing services on the premises, including barber and
dry cleaning service outlets, beauty shops, shoe repair shops, photography studios,
tailors, printers, fitness centers, travel agencies, massage parlors, dance studios, and
other similar uses, as determined by the zoning administrator.
(7) Offices for executive, administrative, professional, accounting, drafting, and other similar
professional activities, as determined by the zoning administrator which are located
above or below the ground floor of buildings.
(8) Offices on the ground floor in the rear 60 percent of buildings which have a front wall or
side wall adjacent to Main Avenue between and including the parcels at and from 47 East
Main Avenue to 237 East Main Avenue, provided that the primary entrance for such
offices shall not be from Main Avenue and that signs along Main Avenue for a permitted
office business only include the name of the business and location of its entrance, and
utilize less than 50 percent of the permitted sign space along Main Avenue for such
building.
(9) Residential dwelling units not on the ground floor of a building with a commercial use.
1/4
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(10) City parks and public gathering areas.
(11) Accessory uses.
(Ord. No. 938, § 1, 5-5-2014)
Sec. 3.1002. - Special land uses.
Land and/or buildings in the C-2 district shall be used for the following purposes when approved by the
planning commission in accordance with the requirements of Article IX:
(1) Banks, credit unions, and savings and loan associations, including banks with drivethrough facilities, but not including offices whose financial services are primarily provided
by stockbrokers and investment advisors.
(2) General offices for executive, administrative, professional, accounting, drafting, and other
similar professional activities, as determined by the zoning administrator, which are not
permitted uses within the C-2 district.
(3) All offices and show rooms which existed in the C-2 district as of September 30, 2008. (For
a listing of offices and show rooms which existed on September 30, 2008, see Section
9.169.)
(4) Motels.
(5) Utility and public service buildings, without storage yards, but not including essential
public services such as poles, wires, and underground utility systems.
(6) Garages.
(7) Off-street parking lots.
(8) Redevelopment of existing buildings.
(Ord. No. 933, § 1, 9-16-2013)
Sec. 3.1003. - Site development requirements.
All permitted uses and special land uses are subject to the following site development requirements:
(1) Site plan review is required for all permitted and special land uses in accordance with
Section 8.100.
(2) Landscaping and screening are required in accordance with Section 8.101.
(3) Parking is required in accordance with Section 8.104.
(4) Signs are permitted in accordance with the requirements of Section 8.105.
(5) Setbacks, height, area, and lot dimensions are required as in Section 3.200.
2/4
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(6) The outdoor storage of goods or materials is prohibited.
(7) Sidewalks shall be constructed on all sides of the property abutting a public street, in
accordance with city standards. The planning commission may waive the requirement for
a sidewalk when, in the opinion of the commission, no good purpose would be served by
the sidewalk.
(8) No structure shall have an open or covered stairway outside the regular framework of a
structure, except those which provide access to patios, exterior decks, and other similar
features, provided that any permitted open stairway does not serve a second floor.
(9) For residences not on the ground floor of the C-2 district, the property owner and/or the
residential occupant, as applicable, must comply with all of the following additional
provisions:
a. If the property owner does not own and provide private parking spaces within one
block of the residential unit for each vehicle of a residential occupant, the occupant
must apply for and pay a permit fee to park in a downtown parking lot.
b. A residential occupant shall only park in a designated parking area in accordance with
the terms of his parking permit and must comply with all parking regulations of the
city.
c. Only one parking permit shall be granted to each licensed residential occupant for a
vehicle which is currently licensed and registered. Parking permits shall only be
granted for cars, pickups, passenger vans and motorcycles. No more than three
parking permits per dwelling unit shall be granted.
d. For residences between Elm Street and Church Street, the property owner must
contract on behalf of the residential occupants for garbage service through the
garbage company which services the common garbage dumpsters within the
municipal parking lot.
e. The property owner must supply proof, not less than annually, to the city that the fees
for the residential occupant's garbage service have been or are being paid.
f. No garbage or refuse from a C-2 dwelling unit between Elm Street and Church Street
shall be deposited in any garbage container outside of a structure except in a
common garbage dumpster in the municipal parking lot. Nor shall any garbage or
refuse from a C-2 dwelling unit be dumped or placed in an area or location outside of
a permitted garbage dumpster or garbage can.
g. A separate residential entrance shall be established outside of the space occupied by
the main floor commercial use by either constructing a lobby or vestibule area on the
main floor or by having a separate exterior entry.
h. Failure to comply with any of these regulations shall be deemed to be the unlawful
3/4
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use of a residential unit and may result in the cancellation of a certificate of
compliance under the city's rental registration and inspection ordinance.
(10) No garbage bag or other waste container shall be permitted to be placed outside of a
building or outside of a fully screened in area between Elm Street and Church Street and
Cherry Avenue and Washington Avenue if a building is located adjacent to a municipal
parking lot unless the placement of such a garbage bag or other waste container is a
permitted special land use by the planning commission or is present at a site during an
active construction project.
(Ord. No. 971, § 1, 12-4-2017)
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MEMORANDUM
TO:

Bill Elhart, Chairman and Zeeland Planning Commission Members

CC:

Tim Maday, Community Development Director

FROM:

Abby deRoo, City Marketing Director

SUBJECT:

120 E. Main – BZA Use Variance Application / SARB Recommendation

DATE:

April 14, 2022

At their April 14, 2022 meeting, the Shopping Area Redevelopment Board had the opportunity to
formerly review the Use Variance Application filed with the Board of Zoning Appeals for 120 E. Main
seeking a ground floor residential unit in the rear of the building. Upon receiving invitation from the
Community Development Director to offer their opinion on this matter for the Planning Commission’s
consideration, SARB took an official stance supporting the application; City Marketing Director supports
SARB’s position.
The requested use variance would allow the applicant to pursue complete building redevelopment,
extending the second story of the building to cover the entire footprint of the ground floor. In doing so,
the footprint of the property would be expanded to accommodate four residential units on the second
floor. Currently one usable dwelling unit exits. Building Code requires ADA accessibility upon the
creation of the fourth upper unit. This can be achieved by the addition of an elevator or by the creation
of ADA accessible unit(s) on the ground floor. In the case of this particular building, neither
size/floorplan nor projected cashflow of the building support the addition of an elevator. Therefore, the
proposed solution to meet building code requirements for accessibility is the creation of a ground floor
unit. Rather than eliminating the proposed ground floor unit, SARB felt that the addition of this unique
space would be an asset to the community and would offer a dwelling option that supports inclusive
downtown living.
Though ground floor residential may not be the preferred use for the majority of downtown properties,
SARB feels that it is the highest and best use for 120 E. Main. If a ground floor unit is not supported, the
scope of the overall project changes and the current proforma of the building no longer supports the
cost to expand the second floor. In this scenario, the improvements to 120 E. Main would likely be
scaled back to a modest rehabilitation of the existing structure instead of the proposed total building
redevelopment. Additionally, the completed project would decrease from five total residential units to
three units.
When assessing this application, SARB referred to the Downtown Vision Plan for guidance. The Vision
Plan has been officially integrated into the City’s Master Plan and therefore endorsed by Zeeland’s
Planning Commission and City Council. With this authority, staff and SARB have been empowered to use
the Downtown Vision Plan regularly to cast direction for both projects and policies that affect
downtown Zeeland. In this instance, the Downtown Vision Plan offers mixed support for this proposal.

2011 Master Plan, Page 46
Generally, a mix of uses is appropriate in the Central Business area. Priority should be given to retail
sales and services and entertainment/dining on the ground floor of muti-story buildings. These uses
generate foot traffic that is a key aspect of maintaining a healthy retail and service business
environment. The goal should be to create a critical mass of retail and entertainment business
activity that makes Downtown a destination. Offices and residential uses should be encouraged on
the upper stories of muti-story buildings. First floor offices should be avoided on Main Avenue
whenever possible.
The above expert was written to convey the significance of the first-floor ordinance; reserving Main Street
frontage for retail/restaurant/personal service. The applicant’s proposed renovated building would continue
to maintain a restaurant unit in the front of the property. This is the most critical portion of the building, in
how it interacts with the downtown, both in physical character and in character of use. Given that the
character of Main Street would be unchanged, SARB looked at the context of the block from the rear view.
From this perspective, it was also felt that the character would be uninterrupted; 120 E. Main is located
within a block of contiguous downtown buildings on the south side of the street that directly abuts a
traditional residential neighborhood on Cherry Street. SARB feels that this further demonstrates that the
proposed ground floor apartment is consistent with the existing character of its surroundings.
The Downtown Vision Plan goes on to describe goals and objectives to maximizing the density of individual
buildings. SARB feels that the proposal for 120 E. Main achieves those goals through infill development,
expanding the second floor to match the footprint of the first floor.
Downtown Vision Plan, Page 6
Key Projects and Recommendations
Overall Goals
-Revitalize underutilized buildings and properties to achieve their highest and best current use.
Commons - Main Avenue from Elm to Church toward Centennial Street
#3. Examine and encourage the rehabilitation of every building on Main Avenue.

Downtown Vision Plan, Page 14
The Use of Upper Floor Spaces
Goals
Upgrade all upper floor spaces throughout Downtown to improve their lease or sale value to
potential tenants or purchasers.
Polices
-Work with all property owners to evaluate existing upper floor building conditions and assess the
cost and value of upgrading building systems and spaces for both residential and office uses.
Identifying the key obstacles to a building’s redevelopment is an essential task.
-Coordinate state grants to property and business owners when available.
-Offer building improvement assistance in the form of grants or loans or design services and
rehabilitation efforts.

Infill Opportunities
Policies
-Encourage one-story building and empty lot owners to consider the development of additional floor
or new multi-story buildings.
In summary, SARB noted the following specific factors that led to their support of the proposed use variance
for a ground floor dwelling unit at 120 E. Main:
•
•
•
•

Upgrading/expanding the building to create more density is an asset to downtown.
Eliminating the proposed ground floor apartment decreases the scope and investment in the
project.
Establishing a ground floor accessible dwelling unit within the district is an asset to
downtown.
The front and rear uses of the building will maintain the intended character of the district by
way of restaurant use along Main Ave and residential use in the rear of the building,
adjacent to an existing residential neighborhood.

SARB continues to emphasize the priority of maintaining Zeeland’s first-floor ordinance and does not believe
that the integrity of that ordinance is in jeopardy with this use variance request. It is SARB’s belief that a
ground floor dwelling unit in the rear of this building is not largely different from a commercial office use in
the same location. However, at this time SARB is only prepared to support the use variance for 120 E. Main
and is not suggesting an overall ordinance amendment.
SARB respectfully thanks the Planning Commission for the opportunity to submit and consider this opinion.

Abigail deRoo, City Marketing Director

CITY OF ZEELAND
PLANNING COMMISSION MEETING MINUTES
CITY HALL – 21 SOUTH ELM STREET
APRIL 14, 2022
5:45PM

Chairman Elhart called the meeting to order at 5:47PM and requested a roll call.
Present:

Commissioners Amanda Cooper, Doug Barense, Bob Blanton, Bill Elhart,
Glenn Kass, Dan Klompmaker, Kevin Klynstra, and Rebecca Perkins

Absent:

Commissioner Tim Klunder

Also Present: City Attorney Jim Donkersloot, City Marketing Director Abby deRoo, Zoning
Administrator Timothy Maday, and Recording Secretary Amy LeVesque
-Moved by Barense to excuse absent member Klunder because he had given prior
notice that he would be unable to attend this meeting. Supported by Klompmaker. All
voted aye.
-Moved by Barense to approve the minutes of the March 3, 2022 Planning Commission
meeting. Supported by Klompmaker. All voted aye.
Excerpt of Minutes – at approximately 6:10PM:
120 E Main Ave – Zoning Board of Appeals Use Variance Application - Recommendation
Maday explained the property owners of 120 E Main Ave submitted a Use Variance
application for a first floor residential apartment in a C-2, Central Business district zone to
be consider by the Zoning Board of Appeals (ZBA) on April 21, 2022. He stated the zoning
ordinance requires the Commission to provide a report with recommendation criteria:
consider the Master Plan, ability to use the property for a permitted use, effect on
character of the neighborhood, and any other relevant factors, to the ZBA.
Brian Lanser, an owner of 120 E Main Ave, explained plans are to clean up and update
the small building and that investment numbers must work. He explained the building
code requires an ADA accessible apartment when there are 4 second floor apartments
or an elevator, which would be expensive and take up space. He commented his plan
meets goals of a walkable city with access to the library, Zeeland Bakery and restaurants
and would fit the character of the neighborhood.
Elhart asked if the indoor walkway on the east would stay. Lanser stated yes, and also a
stairway on the east.
Barense asked about the front elevation. Lanser explained arches and new glass will be
added to the building front but the historic character will remain.
Blanton asked if the rear deck would be shared. Lanser explained just one apartment
would have 2 access doors to the deck.

Kass commented he understands a first floor apartment is more viable for Lanser, but the
City boards have held firm on the first floor ordinance for rear 60% office use and 40%
front retail/restaurant use since its adoption in 2008. He stated this ordinance has been in
place a long time and has served the City well. He supports an upcoming Act 210 for
commercial rehabilitation for the property but expressed trepidation about a first floor
apartment.
Klompmaker asked what percentage of the first floor the apartment would occupy.
Klynstra stated 30%. Maday stated the apartment is 1,000 square feet, or less since there
is some space for mechanical. deRoo commented the use of the front portion of the
building on Main Ave would not change.
Klynstra comment the use of the rear of the building would be residential instead of office
use. Elhart commented the 40% front/60% rear ordinance does not preclude a residential
use. Donkersloot explained the zoning ordinance does preclude a residential use on the
first floor, which is why a use variance is being requested.
Perkins asked if there have been previous requests for main floor rear residential
apartments. Maday stated no.
Cooper expressed concern about setting a precedent for allowing first floor rear
residential use if the request is approved. Perkins agreed consistency is important.
Elhart asked if an office use would be permitted. Maday stated yes, and site plan review
would be required whether or not the ZBA approves the use variance.
Cooper asked why not an office use? Lanser explained that a main floor apartment
enables the construction of 4 second floor apartments while an office use would allow
the construction of only 3 second floor apartments. He commented that office space is
not a hot ticket, due to the pandemic and more people working from home.
Klynstra commented an ADA accessible apartment would support inclusivity.
Cooper commented she wants to be consistent but the argument for approval is
compelling. She stated it’s important to be smart with odd spaces, there are special
circumstances in this case and there may not be others like it, and the reasoning for
approval is sound. She commented second floor apartments are important to downtown
vitality.
Klompmaker commented the 40% front/60% rear ordinance brings retail uses and people
downtown. He stated approval would help grow the number of downtown living spaces.
He commented the request is different than the Moxy Dental request for office space in
the front of the building. He stated approval would be consistent since the results would
have a different effect.
Donkersloot commented a residential use would take up additional parking spaces
behind the building. Klynstra commented an office use could take up more parking
spaces, possibly 4 to 6 spaces for customers, than a residential use. Elhart commented
there would be less traffic from a residential use.
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Dave Wilson of Generational Wealth Management at 244 E Main Ave stated his building
currently has just 3 second floor apartments since there is no elevator. He stated he
supports approval. He commented he is interested in developing main floor apartments
in his building at 44 N Elm St.
Kass commented the banquet room in the rear of the Elbo Room was rarely used.
Lanser explained 4 smaller second floor apartments would have more appeal to urban
professionals than 3 larger apartments.
deRoo explained that the Shopping Area Redevelopment Board (SARB) had met earlier
in the day, and read the following memo from SARB dated April 14, 2022:
“At their April 14, 2022 meeting, the Shopping Area Redevelopment Board had the
opportunity to formerly review the Use Variance Application filed with the Board of
Zoning Appeals for 120 E. Main seeking a ground floor residential unit in the rear of the
building. Upon receiving invitation from the Community Development Director to offer
their opinion on this matter for the Planning Commission’s consideration, SARB took an
official stance supporting the application; I (City Marketing Director) support SARB’s
position.
The requested use variance would allow the applicant to pursue complete building
redevelopment, extending the second story of the building to cover the entire footprint
of the ground floor. In doing so, the footprint of the property would be expanded to
accommodate four residential units on the second floor. Currently one usable dwelling
unit exits. Building Code requires ADA accessibility upon the creation of the fourth
upper unit. This can be achieved by the addition of an elevator or by the creation of
ADA accessible unit(s) on the ground floor. In the case of this particular building, neither
size/floorplan nor projected cashflow of the building support the addition of an
elevator. Therefore, the proposed solution to meet building code requirements for
accessibility is the creation of a ground floor unit. Rather than eliminating the proposed
ground floor unit, SARB felt that the addition of this unique space would be an asset to
the community and would offer a dwelling option that supports inclusive downtown
living.
Though ground floor residential may not be the preferred use for the majority of
downtown properties, SARB feels that it is the highest and best use for 120 E. Main. If a
ground floor unit is not supported, the scope of the overall project changes and the
current proforma of the building no longer supports the cost to expand the second
floor. In this scenario, the improvements to 120 E. Main would likely be scaled back to a
modest rehabilitation of the existing structure instead of the proposed total building
redevelopment. Additionally, the completed project would decrease from five total
residential units to three units.
When assessing this application, SARB referred to the Downtown Vision Plan for
guidance. The Vision Plan has been officially integrated into the City’s Master Plan and
therefore endorsed by Zeeland’s Planning Commission and City Council. With this
authority, staff and SARB have been empowered to use the Downtown Vision Plan
regularly to cast direction for both projects and policies that affect downtown Zeeland.
In this instance, the Downtown Vision Plan offers mixed support for this proposal.
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2011 Master Plan, Page 46
Generally, a mix of uses is appropriate in the Central Business area. Priority should
be given to retail sales and services and entertainment/dining on the ground
floor of muti-story buildings. These uses generate foot traffic that is a key aspect
of maintaining a healthy retail and service business environment. The goal should
be to create a critical mass of retail and entertainment business activity that
makes Downtown a destination. Offices and residential uses should be
encouraged on the upper stories of muti-story buildings. First floor offices should
be avoided on Main Avenue whenever possible.
The above expert was written to convey the significance of the first-floor ordinance;
reserving Main Street frontage for retail/restaurant/personal service. The applicant’s
proposed renovated building would continue to maintain a restaurant unit in the front
of the property. This is the most critical portion of the building, in how it interacts with the
downtown, both in physical character and in character of use. Given that the
character of Main Street would be unchanged, SARB looked at the context of the
block from the rear view. From this perspective, it was also felt that the character would
be uninterrupted; 120 E. Main is located within a block of contiguous downtown
buildings on the south side of the street that directly abuts a traditional residential
neighborhood on Cherry Street. SARB feels that this further demonstrates that the
proposed ground floor apartment is consistent with the existing character of its
surroundings.
The Downtown Vision Plan goes on to describe goals and objectives to maximizing the
density of individual buildings. SARB feels that the proposal for 120 E. Main achieves
those goals through infill development, expanding the second floor to match the
footprint of the first floor.
Downtown Vision Plan, Page 6
Key Projects and Recommendations
Overall Goals
-Revitalize underutilized buildings and properties to achieve their highest and
best current use.
Commons - Main Avenue from Elm to Church toward Centennial Street
#3. Examine and encourage the rehabilitation of every building on Main
Avenue.
Downtown Vision Plan, Page 14
The Use of Upper Floor Spaces
Goals
Upgrade all upper floor spaces throughout Downtown to improve their lease or
sale value to potential tenants or purchasers.
Polices
-Work with all property owners to evaluate existing upper floor building conditions
and assess the cost and value of upgrading building systems and spaces for
both residential and office uses. Identifying the key obstacles to a building’s
redevelopment is an essential task.
-Coordinate state grants to property and business owners when available.
-Offer building improvement assistance in the form of grants or loans or design
services and rehabilitation efforts.
Infill Opportunities
Policies
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-Encourage one-story building and empty lot owners to consider the
development of additional floor or new multi-story buildings.
In summary, SARB noted the following specific factors that led to their support of the
proposed use variance for a ground floor dwelling unit at 120 E. Main:
 Upgrading/expanding the building to create more density is an asset to
downtown.
 Eliminating the proposed ground floor apartment decreases the scope
and investment in the project.
 Establishing a ground floor accessible dwelling unit within the district is an
asset to downtown.
 The front and rear uses of the building will maintain the intended
character of the district by way of restaurant use along Main Ave and
residential use in the rear of the building, adjacent to an existing
residential neighborhood.
SARB continues to emphasize the priority of maintaining Zeeland’s first-floor ordinance
and does not believe that the integrity of that ordinance is in jeopardy with this use
variance request. It is SARB’s belief that a ground floor dwelling unit in the rear of this
building is not largely different from a commercial office use in the same location.
However, at this time SARB is only prepared to support the use variance for 120 E. Main
and is not suggesting an overall ordinance amendment.
SARB respectfully thanks the Planning Commission for the opportunity to submit and
consider this opinion.”
Donkersloot reviewed the Planning Commission recommendation review criteria: 1) Is the
application compatible with the Master Plan; 2) Can the property owner use the space
for a permitted use; 3) Would the use alter the essential character of the neighborhood;
and 4) Anything else the Commission wishes to consider.
Klompmaker commented office use creates traffic during the day, but empty spaces at
night. He also commented residential use would create more coming and going
downtown at night. Blanton commented downtown apartments attract younger people
to downtown.
Elhart commented the apartment would face single family homes on E Cherry Ave.
Perkins asked if there is reserved parking for downtown residents. Maday stated no, all
downtown parking is public. Blanton commented he has lived downtown and did not
find it a problem to park and walk home.
Kass commented he appreciates the discussion, agrees an office use is not as viable as
a residential use, but does not believe approval standards are met. Maday commented
financial gain is not a primary consideration for the ZBA.
Joe Haveman, an owner of 120 E Main Ave, stated he has been part-owner of the
property for 20 years. He explained the kitchen is in the middle of the first floor, so the rear
of the building does not work as a restaurant. He explained viability and financial return
are considerations, and that the renovation will not be just another band aid for the
building. He explained that they plan to complete the second floor apartments first, find
quality tenants, then start work on the main floor.
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Cooper asked about size of second floor apartments. Lanser stated 700 square feet.
Barense suggested he be recused from voting since he is Chairman of the ZBA.
Donkersloot explained the Commission must vote on the matter.
Vote on whether Barense, a member of the Zoning Board of Appeals, should be recused:
Ayes: Barense, Blanton, Cooper, Elhart, Klompmaker, Kass, Klynstra and Perkins
Nays: None
Absent: Klunder
Result: Barense was recused.
Motion 2022.18
Moved by Cooper to recommend to the Zoning Board of Appeals that the Use Variance
request for a first floor ADA compliant apartment be approved with the following criteria:
o Supported by Master Plan;
o Cannot be reasonably used for a permitted use with the current zoning;
o Not detrimental to essential character of neighborhood since character will be
maintained;
o Recommended by Shopping Area Redevelopment Board
Supported by: Klynstra
Roll Call Vote on Motion 2022.18
Ayes: Barense, Blanton, Cooper, Elhart, Klompmaker, Kass, Klynstra, and Perkins
Nays: None
Absent: Klunder
Abstain: Barense
Motion Passes
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CITY OF ZEELAND
ZONING BOARD OF APPEALS MEETING MINUTES
COUNCIL CHAMBERS
21 SOUTH ELM STREET
MARCH 22, 2022
6:00 PM
Chairman Barense called the meeting to order at 6:00PM and requested a Roll Call.
Present:

Board Members Doug Barense, Linda Mergener, Mel Plockmeyer, and Dave
Stegink, and Kevin Streeter

Absent:

Board member Scott Bartolomei

Also Present:

Zoning Administrator Timothy Maday, City Attorney Jim Donkersloot, and
Recording Secretary Amy LeVesque

283 S Park St – Brad Arendsen – Dimensional/Nonuse Variance Request
-6:03PM Chairman Barense opened the public hearing.
Maday explained the request is for a dimensional nonuse variance for the single family home at
the northeast corner of E Rich Ave and S Park St, zoned R-1, Single Family Residential. He noted
since the home is on a corner lot, it has 2 front yards with the primary front yard on S Park St and
2 side yards. He stated the applicant would like to construct a 10 foot by 16 foot 160 square foot
accessory building in the east side yard on an existing cement pad. He explained the variance
would allow an accessory building 6 feet from the home while Section 4.102 of the zoning
ordinance requires a 10 foot setback, and accessory buildings in side yards to be 400 square
feet. He noted the Board must determine if a practical difficulty exists with 3 votes needed to
approve or deny. He stated no Staff comments were received regarding the application.
Maday stated a variance was granted in 1968 for a garage addition with a 23 foot setback
when a 25 foot setback was required.
Brad Arendsen of 283 S Park St explained a shed had been moved years ago in order to build an
addition to the house, leaving the cement pad. He stated the shed was sold to his neighbor to
the north, then moved to that property.
Barense asked about uniqueness of the property and asked if the accessory building was
already in place. Arendsen noted he has no back yard and the cement pad is in his largest side
yard. He stated the shed has not been built yet.
Stegink asked about use of the accessory building. Arendsen stated storage of bikes, lawn
mower, snowblower and the like.
Stegink noted the accessory building is closer to the home and smaller than required. Maday
stated yes, less than 200 square feet.
Stegink asked if the accessory building would be required to have a firewall. Maday stated the
west wall of an accessory building would typically be fire rated and that he would check with
the building official.
Stegink noted a building permit would not be issued for an accessory building less than 200
square feet, meaning that a fire rated wall could not be required. Maday confirmed.

Page 1 of 4 – City of Zeeland Zoning Board of Appeals Minutes – 03-22-2022

Chairman Barense asked the following six questions from the Zoning Board of Appeals
Application to determine if the Board should approve the dimensional variance request.
1. What are the exceptional or extraordinary circumstances or conditions that apply to your
property, circumstances and conditions that do not generally apply to other properties in
the same zoning district as your property?
Arendsen read the answer to this question from the Zoning Board of Appeals Application:
“Our lot is a corner lot with 2 side yards and 2 front yards. Nothing that is considered a
backyard. Since there is no backyard to put a shed up we would like to put a new shed
up on our biggest side yard (east side of home) where we already have an existing
concrete slab that is big enough to hold the entire shed without having to put down any
additional concrete.”.
2. If you are not granted this variance, will others in your zoning district be able to enjoy
substantial rights and privileges that you are unable to?
Arendsen read the answer to this question from the Zoning Board of Appeals Application:
“Due to our home being on a corner lot without anything on our property considered a
backyard we don’t have the same ability as other home owners in the city to put up a
detached shed.”.
3. Is there evidence that the reason(s) for this variance request goes beyond the possibility
of increased financial return for the applicant?
Arendsen read the answer to this question from the Zoning Board of Appeals Application:
“Our variance request for the shed is strictly to give us access to more storage. With
minimal storage space in the home and the garage filling up quickly, a shed would be
something that could help us greatly. This would help us put something over this concrete
slab in our lawn that is otherwise not doing anything.”.
4. Will granting this variance be significantly detrimental to your adjacent neighbors and
surrounding neighborhood?
Arendsen read the answer to this question from the Zoning Board of Appeals Application:
“This variance would not be detrimental to any of my adjacent neighbors. Like I
mentioned before, the previous owner did have a detached garage on the concrete
slab before we purchased the property so there was a detached structure on that exact
location years ago. The slab stayed in place but the previous structure was moved to the
neighbors behind our property location at 277 S Park St or parcel number 70-17-19-253022.”.
5. Will granting this variance harm the intent or purpose of this Ordinance?
Arendsen read the answer to this question from the Zoning Board of Appeals Application:
“We are requesting to put up a shed over top of an existing slab on our side yard. Our
side yard is not big enough for us to put up a accessory building that would be at least
the required 400 SQ Ft. This would be approx. 6 ft from the attached garage over 8 ft
from the Park St property line and about 3 ft from the Rich St property line.”.
6. Has the immediate practical difficulty been caused by anything the applicant him or
herself has done?
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Arendsen read the answer to this question from the Zoning Board of Appeals Application:
“Difficulty was not created by anything that we have done to the property.”.
Plockmeyer asked if the accessory building would block the east neighbor’s view. Arendsen
stated the east neighbor’s attached garage is on the west side of the home, closest to the
proposed shed location.
-6:11PM Moved by Mergener to close the public hearing. Supported by Stegink. All voted aye.
Mergener asked if the 1968 variance had any stipulations. Maday stated none and read an
excerpt of Zoning Board of Appeals minutes from April 1, 1968:
“The Chairman stated that this was the date, time and place set for the hearing on the
appeal of the ADRIAN VANDER VLIET and HARVEY KOUW matters, that proper notices had been
sent to all of the property owners within 300 feet of the premises in question, that proper
publication of the Notice of Hearing appeared in the Zeeland Record and that proper
certificates relating to service and publication had been filed with the Secretary of the Board.
The appeal of ADRIAN VANDER VLIET was heard first and involved rear yard requirements under
Section 1404(d) of the Zeeland Zoning Ordinance. The applicant had 23 feet and needs 25 feet
under the Ordinance.
Mr. Vander Vliet and his contractor Chester Nykerk were present. No objectors were present and
no objections had been filed in writing prior to the meeting. The applicant stated that the
additional footage was needed so as to permit the construction of walkway for storage of
bicycles.
68.2 After full discussion, upon motion made by Member Bosma and supported by Member de
Vries, it was RESOLVED, that the request for the variance be granted in view of the fact that the
additional footage was needed and that allowance of the same would not be detrimental to
the character of the neighborhood. On roll call vote, all Members vote “Aye”. “
Barense asked Arendsen if he was agreeable to installing a fire rated wall on the west wall of the
accessory building. Arendsen stated yes.
Motion 2022.02
Moved by Plockmeyer to approve the dimensional variance request for the property at 283 S
Park Street, parcel number 70-17-19-253-023, to approve the construction of a 10 foot by 16 foot
160 square foot accessory building in the east side yard with a setback of 6 feet from the home
placement with the following stipulation:
 The west wall of the accessory building must be a fire separation wall.
Based on the following findings of fact:
1. Property is a corner lot with the home in close proximity to property lines;
2. Other residents may enjoy accessory buildings in rear yards, but property owners with
corner lots do not have rear yards;
3. No financial gain for an accessory building;
4. No detriment to neighborhood since accessory building will be adjacent to east
neighbor’s garage and will not obstruct views from the home;
5. Not harmful to intent of ordinance since applicants are required to request a variance
and granting a side yard variance does not harm the intent;
6. Not created by owners who need storage space for yard care items and bicycles as
others do.
Page 3 of 4 – City of Zeeland Zoning Board of Appeals Minutes – 03-22-2022

Donkersloot suggested adding a firewall requirement supports the intent of the ordinance. He
stated he is not certain if the building code requires a fire rated wall in the accessory building
only or also the home.
Maday stated typically the new structure would be required to have the fire wall.
Amended Motion 2022.02
Moved by Plockmeyer to approve the dimensional variance request for the property at 283 S
Park Street, parcel number 70-17-19-253-023, to approve the construction of a 10 foot by 16 foot
160 square foot accessory building in the east side yard with a setback of 6 feet from the home
placement with the following stipulation:
 The west wall of the accessory building must be a fire separation wall.
Based on the following findings of fact:
1. Property is a corner lot with the home in close proximity to property lines;
2. Other residents may enjoy accessory buildings in rear yards, but property owners with
corner lots do not have rear yards;
3. No financial gain for an accessory building;
4. No detriment to neighborhood since accessory building will be adjacent to east
neighbor’s garage and will not obstruct views from the home;
5. Not harmful to intent of ordinance since applicants are required to request a variance
and granting a side yard variance does not harm the intent, and the fire separation wall
requirement supports the intent of the ordinance;
6. Not created by owners who need storage space for yard care items and bicycles as
others do.
Supported by Stegink.
Roll Call Vote on Motion 2022.02
Ayes: Barense, Mergener, Plockmeyer, Stegink, and Streeter
Nays: None
Absent: Bartolomei
Motion Passes.
-Moved by Stegink to approve the minutes of the February 15, 2022 Zoning Board of Appeals
Meeting. Supported by Mergener. All voted aye.
-6:21PM moved by Mergener to adjourn. Supported by Stegink. All voted aye.
Submitted by,
Amy LeVesque
Recording Secretary
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