
 
 
 
 
 
              
              

ADA TOWNSHIP PLANNING COMMISSION MEETING                             
THURSDAY, NOVEMBER 16, 2023, 5:30 P.M. 
ADA TOWNSHIP OFFICE, ASSEMBLY HALL 
7330 THORNAPPLE RIVER DR SE, ADA, MI 

 
        

AGENDA 
 
I. CALL TO ORDER 
 
II. ROLL CALL 
 
III. APPROVAL OF AGENDA 
 
IV. APPROVAL OF MINUTES OF OCTOBER 19, 2023, REGULAR MEETING 
 
V. PUBLIC HEARING  
 

1. Special Use Permit to expand existing St. Robert of Newminster Catholic School, 6477 Ada 
Drive SE, Parcel No. 41-15-33-101-027 
 

VI. UNFINISHED BUSINESS - none 
 
VII. NEW BUSINESS 
 

1. Site Plan Review, accessory building in the front yard, The Tower Revocable Living 
Trust/Doug Tower, 8003 Wilderness Trail NE, Parcel No. 41-15-23-351-018  
 

VIII. COMMISSION MEMBER / STAFF REPORTS  
 
IX. PUBLIC COMMENT 
 
X. ADJOURNMENT 



 

 
 
 
 

ADA TOWNSHIP PLANNING COMMISSION  
MINUTES OF THE MEETING OCTOBER 19, 2023, REGULAR MEETING 

             
      DRAFT 
 
A regular meeting of the Ada Township Planning Commission was held on Thursday, October 19, 
2023, at 5:30 p.m., at the Ada Township Hall Rix Room, 7330 Thornapple River Dr.,  
Ada, Michigan. 
 
I. CALL TO ORDER 
 
 Chair Korth called the meeting to order at 5:30 p.m. 
 
II. ROLL CALL 
  
Members Present:  Burton, Butterfield, Easter, Kluting, Korth, Moyer 
Members Absent:  Jacobs  
Staff Present:  Bajdek, Buckley, Said, Suchy 
Others Present:  0 
 
III. APPROVAL OF AGENDA 
 
Moved by Easter, supported by Kluting, to approve the agenda as presented.  Motion carried. 
 
IV. APPROVAL OF MINUTES OF SEPTEMBER 21, 2023, REGULAR MEETING 
 
Moved by Burton, supported by Easter, to approve the September 21, 2023, Regular Meeting 
minutes as presented.  Motion carried. 
 
V. PUBLIC HEARING - none 
 
VI. UNFINISHED BUSINESS - none  
 
VII. NEW BUSINESS 
 

1. Review and Comment – September 21 Training Workshop 
 
There was discussion among Commissioners and Planning Staff regarding the Training Workshop. 
Kluting shared that the workshop was very good, especially being the ‘new guy’, he said he feels 
more prepared to look at future agenda items with the power to guide through good decision 
making.  Korth noted that it was a good idea to review good meeting practice at least once a 
year.   
 
Butterfield arrived meeting at 5:37 p.m. 
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2. Strategic Review and Planning 
 
a. Commission Process/Priorities – topics of discussion 

 
• Discussion about Planning Commission responsibilities – reviewed parts of the process 
• Planning Staff ‘s part in helping to prepare applicants for meeting expectations 
• Importance of communication with applicants and developers 
• Brief review of the bylaws (state law requirements vs. other township requirements) 
• Consider a survey of developers for feedback on the service provided by the township 

 
b. Goal-Setting – topics of discussion 

 
• Educating and communicating with citizens – help others understand what is going on 
• Getting more community involved 
• Strong media relations/public awareness 
• Good meeting practices 
• Future training opportunities 

 
c. Master Plan and Zoning Ordinance Update 

 
Master Plan – topics of discussion:  
 

• Initial steps in Master Plan implementation with the Zoning Ordinance rewrite process 
• Consider different styles of housing, a mix of housing (like the idea of residential mix – 

attainable housing 
• Potential changes in criteria for housing varieties; lot size and width specifications, location 

requirements 
• Fact:  74% of homes have no one under 18 years old 

 
Zoning Ordinance Rewrite – topics of discussion: 
 

• New regulations for new development in the PVM Overlay District 
• New regulations to include tree preservation / prohibiting certain trees 
• Hire a consultant to assist in the rewrite process 

 
Said shared some charting/figures/zoning map examples that he would like to see implemented 
during the Zoning Ordinance rewrite process.  
 
VIII.   COMMISSION MEMBER / STAFF REPORTS  
 
Said mentioned that Planning Staff and Commissioner Easter attended the Michigan Association 
of Planning Conference in Traverse City.  Each of them shared pieces of the conference they 
attended and enjoyed; a mobile tour, co-op housing, making spaces with trees, ethics, and a 
walking and bike tour. 
 
Township Manager Suchy provided detailed updates on: 
 

 Trails – non motorized (talked about trail etiquette) 
 Wayfinding signage presentation – how to use the system 
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New Township Hall plans/process – discussing a property purchase 
Multiple pedestrian bridges 
Parks Director Fitzpatrick retirement event, November 14, 2023, from 3P-7P – 

 Township hired Wesley Deason as new Parks Director 

IX. PUBLIC COMMENT - none

X. ADJOURNMENT

Moved by Easter, supported by Burton, to adjourn the meeting at 7:41 p.m.  Motion carried. 

Respectfully submitted,  

_________________________________ 
Jacqueline Smith, Ada Township Clerk 

eb 



MEMORANDUM 
 

Date: 11.08.23 
 
 

 
 
TO:  Ada Township Planning Commission 
FROM: Department of Planning  
RE:  November 16, 2023 – Special Use Request – Private School Expansion to 

add Grades 6-8 – 6477 Ada Dr. SE – St. Robert of Newminster/Roman 
Catholic Diocese of Grand Rapids  

 
 
Request Overview 
The applicant proposes to expand the existing school to include a new wing with additional school 
space, with a proposed expansion in student capacity from the currently-approved 225 students 
to a capacity allowing for 372 students.  The school will remain as a Pre-Kindergarten through 
Grade 8, as previously approved, with the addition of Grades 6 – 8 approved through the most 
recent Special Use by the Township Planning Commission in January, 2023.  The school has a 
current enrollment of about 135 students, and projects growing to the requested 372 students 
over a ten-year timeframe. 
 
The proposed additional wing, to be located along the north side of the school/church building, 
will contain a total of about 19,000 square feet in two floors.  The existing St. Robert’s Parish and 
School building totals +/- 83,800 square feet, along with a 6,745 square foot rectory and a 1,350 
square foot maintenance building (to be removed, with new 1,120 SF one to be constructed).  
The subject property contains approximately 16.64 acres and is zoned R-3 Medium Density Single-
Family Residential.   
 
The proposed site plan shows the addition of two fenced play areas adjacent to the new addition.  
Additional play areas, one with a shade structure, are located further north on the site.  With the 
new addition, the applicant also proposes to relocate parking to a new row extending to the north, 
along with some additional parking to be located along the east edge of the site.  The new 
accessory storage building will also be placed along the east edge of the site to replace the 
existing one (to be removed due to the parking expansion). 
 
As noted, the building expansion will include two floors, connecting to the existing school portion 
of the St. Robert building.  The new wing will include six new classrooms, a commons area, 
meeting space, student restrooms, reception/office area, and related ancillary storage and utility 
areas).  A new entrance will be located along the north edge of the building, and the new wing 
will also result in creation of a new outdoor courtyard space surrounded by the school and church.  
In addition to the existing school area, the church and school also share space within the building, 
as shown on floor plans.  The student pickup-drop off area will continue to be on the west side 
of the school area. 
 
 
Analysis 
Landscaping 
The applicant is adding new trees to achieve applicable parking lot landscape requirements.  While 
new parking is being added adjacent to the east lot line, no new buffer landscaping is proposed, 
nor did Staff request that such be added.  The adjacent site to the east, while already developed, 
has a wooded buffer of no less than 75 feet in width along the property line. 
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Lighting 
The applicant has provided a lighting plan that meets applicable requirements.  A condition of 
approval has been included specifying horizontal cutoff (downward-facing) fixtures. 
 
Stormwater  
The applicant’s narrative indicates that all stormwater runoff will be managed on site, including 
that due to the additional impervious surface resulting from this project.  A stormwater permit 
will be required, and the Township Engineer indicated that verification of additional volume and 
outlet flows from the additions will be needed.  A condition of approval is included to address this 
topic. 
 
School Capacity 
St. Robert’s written narrative notes a planned long-term expansion to 372 students.  The current 
Special Use approval allows for a maximum of 225 students, although current enrollment is 
approximately 135 students.  A condition of approval is included to address this item, although 
consideration should be given to a lower number than requested as explained further below. 
 
Traffic 
The applicant has provided a detailed traffic study to address the proposed request.  The study 
shows that, over time, the Ada Drive and Fox Run level of service would be impacted by school 
expansion in this area.  The study makes recommendations for improvements both on-site and 
off-site, including providing turn-lane designations on the exit drive of the property, and 
expanding Fox Hollow to include a left-turn lane.  Even though the study makes recommendations 
concerning Ada Drive and Fox Hollow, which are under the jurisdiction of the Kent County Road 
Commission (KCRC), the study was not prepared in consultation with the Road Commission.  So, 
Township Staff sent the study to the Road Commission for review and comment, and the Road 
Commission had the following responses: 
 

- The traffic study was completed in an acceptable manner and the KCRC found that the 
expansion will not create any large negative impacts on area roadways. 

- The KCRC will consider expanding Fox Hollow to provide separated right- and left-turn 
lanes as recommended in the study. 

- There are no current plans to improve Fox Hollow, although roads are always being 
evaluated by the KCRC based on pavement conditions, usage/volume, and other related 
factors.  As Fox Hollow is a local road, any such project would be partly paid for by the 
Township, and the KCRC would consult with the Township regarding any such plans.  

 
As noted, the traffic study says that this school project will have only a “minor” impact on the 
surrounding roadway network.  However, that perspective reflects a site-specific focus and does 
not consider the entire Ada Drive ‘education corridor’ in a holistic manner.  A more complete 
review of the Ada Drive corridor is appropriate for review and consideration of all existing and 
potential future conditions in this area.  To that end, the following comments are provided: 
 

• St. Robert previously installed a center left-turn lane along Ada Drive for eastbound traffic 
entering the St. Robert site from Ada Drive with stacking for approximately 7 vehicles.  
Also, westbound Ada Drive pavement has a flared approach to this entrance, similar to a 
reduced-length right-turn lane.  These conditions would seem to mitigate the need for 
additional improvements along Ada Drive in the near future, although in the long-term, a 
dedicated right-turn lane should be considered for westbound Ada Drive traffic 
approaching the St. Robert entry drive. 
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• In response to a Planning Commission request, Staff has made several attempts to 
coordinate a meeting of representatives from all the schools in the Ada Drive corridor.  
However, schedule limitations/conflicts of the various entities have prevented this from 
happening.  In lieu of further pursuing a meeting at this time, Staff reached out to each 
of the schools individually to obtain the information in the attached chart.   

 
• As the chart indicates, while overall student population for all schools in the corridor may 

increase somewhat in the long-term, school populations are fluctuating between 
decreasing and increasing numbers.  Further, it should be noted that the daily schedules 
of the schools along the corridor do have some staggering.  Given the finite time available 
for a typical school day, it would likely be difficult for schools to adjust their schedules 
much more. 
 

• While Staff requested further data about the percentage of students either being bused 
or walking to the schools, only one of the schools provided this information.  Based on 
parent/driver behavior, it is suspected that most – if not all in some cases – students are 
driven to school and picked up using personal vehicles, regardless of bus service or 
pedestrian paths to schools.  While some carpooling may exist, this is a societal trend that 
should be expected to continue for the foreseeable future.   
 

• Some discussion of expanding the Township trail network along Ada Drive has taken place, 
as a means to decrease driving along the corridor.  However, the societal trend noted 
above, combined with the relatively longer distances from schools of student populations 
(especially for private schools) would likely limit potential benefits of expanding the trail 
network.   
 

• Anecdotally, Staff has driven westbound on the Ada Drive corridor during the current 
school year at least twice monthly between 7:30 and 8:00 am.  While a higher volume of 
vehicles was observed than is seen during other times/days, there were no major backups 
or traffic conflicts observed during that time.  There is also a school zone speed limit 
during morning and afternoon pickup and drop off periods, and ongoing monitoring by 
the Sheriff’s Department. 
 

Based on the information noted above, the Township has a very limited opportunity to address 
this issue other than through the review of special use requests for school expansions.  As such, 
similarly the Planning Commission can only review the information presented in both the Staff 
Report and application materials prior to providing a decision on this matter.   
 
One strategy to address this matter is for the Commission to consider allowing a reduced number 
of additional students, such as 250 or 300, for this request.  In this way, there can be an interim 
review of conditions in the area at a future date, as St. Robert would need to return to the 
Planning Commission to allow up to the 372 students as requested.   
   
Standards for Special Use 
The Zoning Ordinance allows schools as Special Uses in the R-3 zoning district.  While there are 
no Special Use standards specific to schools, the general Special Use standards (Sec. 78-493 of 
the Zoning Ordinance) apply for review of this proposal; these are addressed below. 
 
The applicable general Special Use standards are noted below along with a Staff summary note: 
 
(1) The special use shall be designed, constructed, operated, and maintained in a manner 

harmonious with the character of adjacent property and the surrounding area. 
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(2) The special use shall not change the essential character of the surrounding area. 
 
(3) The special use shall not be hazardous to adjacent property, or involve uses, activities, 

materials or equipment which will be detrimental to the health, safety or welfare of persons or 
property through the excessive production of traffic, noise, smoke, fumes, or glare. 

 
(4) The special use shall not place demands on public services and facilities in excess of capacity. 
 
In summary, it can be argued that the school’s impact on traffic will affect each of the Special Use 
standards, and as such should be carefully reviewed by the Commission as a decision is 
considered for this request.  Should the Planning Commission opt to support this request, a 
reduced increase in the number of additional students, such as 250 or 300 total, could be 
considered.  (The applicant currently has approval for up to 225 students.) 
 

 
Conclusion & Recommendation 
Staff recommends that action by the Planning Commission be subject to the following conditions: 
 

1. This Special Use approval is for the existing building, proposed addition, and related 
improvements only, with a limit only, specifically for expansion of the school to include a 
student population not to exceed (an amount to be determined by the Planning 
Commission, such as 250 or 300 students).  Any expansion of the school building or to 
the student population beyond this number shall require an amended Special Use review. 

 
2. Any other significant traffic-generating activities at the campus shall be scheduled with at 

least 30 minutes of separation time from the beginning and end of student drop-off and 
pickup times. 
 

3. All exterior light fixtures shall be full-horizontal cutoff to control light emission. 
 

4. Prior to the issuance of a building permit, the applicant shall obtain Township Engineer 
review and approval of stormwater plans, and shall obtain a stormwater permit. 
 
 



Ada Drive School Information 
 
School      Student Population  
Address  Daily Schedule  Past – Present - Future  #/% Walking?    
 
Ada Elementary  8:45 am-3:45 pm 380/400 – 343 – TBD   ??? 
731 Ada Drive SE  
(K-4) 
Notes: 
(future projects?  Student population projections?  Etc. etc. )      
 
Ada Vista Elem. 8:10 am-3:10 pm 470/480 – 461 – TBD   ??? 
7192 Bradfield SE  
(K-4) 
Notes: 
(future projects?  Student population projections?  Etc. etc. )      
 
St. Robert School 8:00 am-3:00 pm  ___-135-225/372  0 (and 0 buses) 
6477 Ada Drive SE 
(Pre-K-8) 
Notes: 
Proposed school expansion, expansion to include grades 6-8 approved in Jan. 2023.   
 
Central Middle School 7:50 am-2:45 pm 570/609 – 510 – TBD   ??? 
5901 Hall Street SE 
(7-8) 
Notes: 
(future projects?  Student population projections?  Etc. etc.       
 
Ada Christian  8:00 am-3:00 pm ___ - 563 – 575/600   <12 walk weather permitting 
6206 Ada Drive SE         50 students bussed   
(Pre-K-8) 
Notes: 
(future projects?  Student population projections?  Etc. etc.       
 
Journey Academy 8/8:30 am – 3:15 pm ??-30/40-50/60   5-10% (2-3)  
6025 Ada Drive SE (all grades) 
(K-8) 
Notes: 
(future planned expansion to K-12)          
 
Kent County Road Commission 
Road level of service?? 
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MEMORANDUM 
 

Date: 11.07.23 
 
 

 
 
TO:  Ada Township Planning Commission 
FROM: Department of Planning  
RE:  November 16, 2023 – Site Plan Review – Proposed Front Yard Accessory 

Building – 8003 Wilderness Trail, Parcel No. 41-15-23-351-018, Doug 
Tower/Nathan Vandenbroek   

 
 
Request Overview 
The applicant seeks approval for construction of an accessory building in the front yard of the 
subject property located at 8003 Wilderness Trail.  The proposed accessory structure will contain 
about 1,440 square feet on the +/- 3.175 acre property; the structure’s proposed dimensions are 
approximately 22.5 x 66 feet.   
 
 
Analysis 
Project Details 
The proposed accessory structure will be located southwest of the principle structure (home) on 
the property and will match the existing home.  The home is located about 112 feet from the 
front property line, whereas the proposed accessory structure will be placed about 50 feet from 
the front lot line (along Wilderness Trail), and about 50 feet from the side lot line (along Honey 
Creek).  Existing trees along both road frontages, combined with the curvature of Wilderness 
Trail, should help to minimize the visual impact of the accessory building from adjacent views; a 
condition of approval is included regarding the trees. 
 
As the Planning Commission will recall, the Zoning Ordinance was recently amended to require 
all front yard accessory structures to obtain Planning Commission approval.  Those accessory 
structures that match the home appearance are required to obtain Site Plan approval, while those 
that do not match the home appearance require the additional step of obtaining Special Use 
approval. 
 
Review Criteria  
Section 78-525 of the Zoning Ordinance identifies the following standards applicable to Planning 
Commission site plan review: 

(1) Ingress and egress to property and proposed structures thereon with particular 
reference to motor vehicle and pedestrian safety and convenience, traffic flow and 
control and access in cases of fire or emergency. 

(2) Off-street parking and loading areas with particular attention to noise, glare and odor 
effects of each use in the plan on adjoining properties and properties in the proposed 
development. 

(3) Sewer, water, and storm drainage. 
(4) Screening and buffering with reference to type, dimensions and character. 
(5) Signs, if any, and their proposed lighting relative to glare, traffic safety, economic effect, 

and compatibility and harmony with adjoining properties. 
(6) Required yards. 
(7) General compatibility with adjacent properties. 
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(8) The general purposes and spirit of this chapter and the comprehensive plan of the 
township. 

Staff believes that the proposed use complies with these standards. 
 
 
Conclusion & Recommendation 
Given the applicable standards for site plan review, Staff has no objections to approval of the 
proposed athletic facility, subject to the following condition of approval: 
 

1. The owner shall retain a buffer of existing trees along the road frontages of Wilderness 
Trail and Honey Creek to help visually screen the accessory building from adjacent views.  
Should the trees die or be removed, the owner shall install new trees to maintain the 
visual buffer. 
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Construction of a breezeway to connect
existing detached building to main
structure will be completed in conjunction
with construction of new detached
accessory building. 
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