
  

ALLENDALE CHARTER TOWNSHIP 

PLANNING COMMISSION MEETING 
October 5, 2026 

7:00 p.m.   

Allendale Township Public Meeting Room  

 

1. Call the Meeting to Order 

 

2. Roll Call 

 

3. Communications and Correspondence: 

 

4. Approval of the Agenda 

 

5. Approval of the September 8, 2026 Planning Commission minutes 

 

6. Public Comments for non-public hearing items 

 

7. Public Hearings: 

A. Zoning Map Amendment Application 

• Gary Zeinstra – 8783 Lake Michigan Drive 

o Seeking rezoning from the AG Agricultural and Rural Zoning District to the 

C-3 Service Commercial Zoning District 

 

8. Site Plan Review: 

 

9. New Business: 

A. Special Use Application 

• Great Lakes Excavating Service – 11907 40th Avenue & 11963 40th Avenue  

o Seeking mining permit 

B. Annual Reports 

• JMM Mining Site 

• 46th Avenue Mining Site 

 

10. Old Business: 

 

11. Public Comments 

 

12. Township Board Reports 

 

13. Commissioner and Staff Comments 

 

14. Adjourn 

 

Next meeting: October 19, 2026 at 7:00 p.m. 



 

 

ALLENDALE CHARTER TOWNSHIP 

PLANNING COMMISSION MEETING 
September 8, 2026 

7:00 p.m.   

Allendale Township Public Meeting Room  

 

1. Call the Meeting to Order: 7:00 PM 

2. Roll Call: 

Present: Mark Adams, Tom Zuniga, Todd Bronson, Ray Nadda, Rick Westerling, Bruce Zeinstra, Joe 

Jacquot 

Absent: None 

Staff and Guests Present: Greg Ransford, Meegan Zickus, Mike Rodibaugh, Jim & Chris Scott, Larry & 

Sally Kravat, Randy Dyke and Rick Pulaski with Nederveld 

Communications and Correspondence: Letter from Mike Knoper 

3. Motion to adjust the agenda and remove the Special Use Application (Part C. of New Business) as Great 

Lakes Excavating Service is not in attendance. Motion by Mark Adams, Seconded by Bruce Zeinstra, 

Approved 7-0 

4. Motion to Approve July 6, 2026 Planning Commission minutes with the typo corrections by Ray Nadda, 

Seconded by Joe Jacquot, Approved 7-0 

5. Public Comments for non-public hearing item:  

A. Meegan Zickus – 78th Ave – Running for House of Representatives in 89th District; Three C’s 

campaign Cost, Care, and Class 

6. Public Hearings:  

A. Dewpointe West Tentative Preliminary Plat Phase 5 – Seeking 58 Single Family residential lots 

i. Rick Pulaski with Nederveld, engineer for Dewpointe West, presenting the Preliminary 

Plat on behalf of Ed DeYoung 

ii. The underlying PUD has been approved for years; All roads will be public roads; the 

Ottawa County Road Commission has reviewed and approved cul-de-sac and 

intersections; Ottawa County Water Resources Commissioner has approved all 

stormwater and drains 

iii. Greg Ransford provided a summary of next steps for the Planning Commission 

COMMENT: 

1. Chris Scott – 60th Ave – clarification on the location of Dewpointe West regarding 60th Ave; 

clarification on the location of four additional lots on 60th Ave; the four additional lots zoning 

agricultural vs PUD residential 

2. Larry Kravat – 60th Ave – Where is phase 5 located? Water mitigation for future phases of 

the Dewpointe West is a concern 

3. Randy Dyke – 60th Ave – Experiencing drainage issues every spring and fall without the 

additional homes from Dewpointe West, requesting storm drain or water mitigation system 

4.  Mike Rodibaugh – 64th Ave – Where is the green space to the north of Dewpointe West? Is 

there a definitive line that could be upheld? The pond to the northwest is a concern. Some 



 

 

day it might let loose and our home and others downstream along Traders Creek will be 

flooded. Who oversees that retention pond and ensuring that it does not cause a flood? 

5. Rick Pulaski – clarified the locations of the PUD and additional four lots; Storm sewer will 

be in place for Phase 5 and the four additional lots; Rain run-off will be capture and directed 

into the Storm sewer system; Ottawa County Water Resources Commissioner is responsible 

for the maintenance of the northeastern drainage pond; Slightly more green space on the 

plans for Phase 5 than what was previously approved for Phase 4 

iv. Motion to Recommend the Approval of Dewpointe West Tentative Preliminary Plat 

Phase 5 and its related site plan as presented by the Dewpointe West Phase 5 report to the 

Planning Commission of Allendale Charter Township by Todd Bronson, Seconded by 

Rick Westerling, Approved 7-0  

B. Dewpointe West Planned Unit Development Major Amendment (Expansion) – Seeking to add 

3.2 acres to the existing PUD for four lots 

i. Rick Pulaski with Nederveld elaborated on the location of the four lots; Allendale Charter 

Township approached Mr. DeYoung about placing a pressure-reducing valve system on 

the southeast-most corner of the four parcels, which will be part of the new water main 

system; Ottawa County Road Commission has been consulted and has required shared 

driveways onto 60th Ave; Public Water and Sewer will eventually be run to those four 

lots 

ii. Greg Ransford provided a summary of next steps for the Planning Commission 

COMMENT: 

1. Mike Rodibaugh – 64th Ave – sightline issues will be an issue pulling onto 60th  

2. Jim Scott – 60th Ave – there are no shoulders on 60th Ave, there’s a line-of-sight problem 

when cyclists, walkers, electric scooters and ATVs travel this road; the frequency of 18-

wheelers travelling this route is concerning: Speed Limit is 55mph and the number of 

accidents is a concern for public safety. 

3. Rick Pulaski – spoke to the location of low spot on 60th Ave previously mentioned; The 

shared drives will be on the rising side of the profile;  

iii. Motion to Recommend the Approval of Dewpointe West Planned Unit Development 

Major Amendment site plan as presented by way of content of draft resolution by Joe 

Jacquot, Seconded by Bruce Zeinstra, Opposed by Todd Bronson and Ray Nadda, 

Approved 5-2 

7. Site Plan Review: None 

8. New Business:  

A. Emerald Springs Planned Unit Development – Major vs Minor determination 

i. Was previously approved for 99 lots and has since increased the lot size therefore 

decreasing the number of lots. 

ii. The Planning Commission has determined this to be a Minor adjustment 

B. Zoning Map Amendment Application (Bruce has left the Chamber) 

i. Gary Zeinstra – 8783 Lake Michigan Drive – seeking to rezone from the AG Agricultural 

and Rural Zoning District to the C-3 Commercial Zoning District 

ii. Was zoned commercial in 1989 when his father owned it, but it had changed to AG 



 

 

iii. There may be issues with trying to insure the home on/near their commercial lots 

iv. The Planning Commission has no issues with changing the zoning classification to C-3, 

and it moves forward to a future-date Public Hearing  

v. Bruce has returned to the Chamber 

9. Old Business: None 

10. Public Comment: None 

11. Township Board Reports: Township hired a new Head Assessor, Ashley Larrison; Looking to hire a Field 

Appraiser; Sept 19 M45 Fest  

12. Commissioner and Staff Comments: Strip Mall Maintenance between the veterinary and the Gas Station is 

in decline. Complaint was filed about grass trimming and cigarette butts everywhere.  

13. Adjourn: 8:23 PM 

 

 

Next meeting September 21, 2026 at 7:00 p.m. 

Minutes respectfully submitted by Katie Glynn 

◊ 
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ARTICLE 13A 

O Office District 

§ 470-13A.02. Permitted uses. 

Land or buildings in the Office District may be used for the following purposes only: 

A. Offices for the following professions and occupations: executive, administrative, scientific, 

scholarly, artistic, architectural, engineering, insurance, accounting, law, secretarial services, 

drafting, designing, real estate and sales representatives. 

B. Offices of banks, savings and loans, credit unions, mortgage lenders and other financial 

services, not having drive through facilities. 

C. Photographers studios and travel agencies. 

D. Medical, dental and optical offices, clinics and laboratories. 

E. Miscellaneous business service establishments, including business consulting services, 

mailing and duplicating services, stenographic-secretarial services, and data processing 

centers. 

F. Health and fitness centers. 

G. Permitted accessory uses: see § 470-3.11. 

§ 470-13A.03. Uses requiring special approval. 

The following uses may be authorized by the Planning Commission subject to compliance with 

the procedures and standards established in Article 20 of this chapter: 

A. Offices of banks, savings and loans, credit unions, mortgage lenders and other financial 

services having drive-through facilities, providing the following requirements are met. Also 

see § 470-23.04B. 

(1) No portion of a drive-through facility, including roof canopy, service island, or access 

driveway, shall be located nearer than 100 feet to any residential, agricultural or rural 

estate zoned property. 

(2) Landscaping, earth berms or fences shall be installed to assure that adjoining properties 

are not affected by headlight glare from vehicles using the drive-through facilities. 

https://ecode360.com/AL4269
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B. Child day care centers, provided the following minimum requirements are met: (Also see 

§ 470-23.11B.) 

(1) Adequate fencing is provided for the safety of the children - see § 470-3.05C. 

(2) Off-street parking for all employees of the facility and off street pickup and drop off 

areas shall be provided. 

C. Single family dwellings. 

D. Government office buildings. 

E. Libraries. 

F. Funeral homes. 

https://ecode360.com/AL4269
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ARTICLE 15 

C-3 Service Commercial District 

§ 470-15.02. Use regulation. [Amended 3-9-2020 by Ord. No. 2020-2; 8-22-2022 by Ord. No. 

2022-07] 

The following uses are permitted if the structures and/or buildings do not exceed 20,000 square 

feet in gross floor area, except for kennels, which may only be authorized by special use. If 

the structures and/or buildings exceed 20,000 square feet in gross floor area, the use may be 

authorized by the Planning Commission, subject to the procedures and standards established in 

Article 20 of this chapter. 

A. All uses permitted in the GC District. 

B. Amusement parks - see § 470-23.10A. 

C. Appliance repair shops, used appliance dealers. 

D. Contractor's (building, plumbing, heating, electrical, etc.) shop or yard; see § 470-15.03B. 

E. Crating and packing service. 

F. Diaper, linen and towel supply service. 

G. Dry cleaning and laundry plant - custom and self-service. 

H. Electrical supplies - wholesale and storage. 

I. Exterminator service. 

J. Factory and mill supplies. 

K. Farm Equipment sales with incidental repair and service, subject to the standards of 

§ 470-23.03D. 

L. Feed sales. 

M. Frozen food locker. 

N. Jukebox and vending machine service and distribution. 

O. Landing and take-off areas for helicopters. 

P. Lumber yard, not including the treatment of lumber. 
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Q. Major automobile repair garages, collision or bump shops, or other similar uses - see 

§ 470-23.03B. 

R. Mobile home sales. 

S. Ornamental ironwork and fence service. 

T. Printing and publishing including processes related thereto (printing shop, lithographing, 

bindery, etc.) 

U. Refrigeration and air conditioning repair and service. 

V. Sign painting and servicing shops provided all operations and storage are completely 

enclosed in a building. 

W. Tire store and related activities. 

X. Trade school. 

Y. Vehicle sales lot, showroom or other establishment, other than vehicle or freight terminals, 

that sells, stores or rents five or more vehicles in a period of 12 months, subject to the 

standards of § 470-23.03D. For purposes of this subsection, the term "vehicles" shall include, 

without limitation, cars, tracks, travel trailers, campers, motor homes, motorcycles, boats 

trailers and all similar vehicles. 

Z. Establishments for the sale, rental or storage of construction equipment with incidental repair 

and service, subject to the standards of § 470-23.03D. For purposes of this subsection, 

construction equipment shall include, without limitation, bulldozers, graders, backhoes, 

front-end loaders, asphalt paving equipment, dump trucks and trailers, and all similar 

excavation and heavy construction equipment. 

AA. Veterinarian office, animal hospital, kennels. 

BB. Vehicle or freight terminal. 

CC. Warehousing and storage structure, mini-warehouse and self-storage facilities. 

DD. Wholesale sales, manufacturers representatives. 

EE. Welding or tin shop. 

FF. Any other commercial activity involving retail sales and services which is determined by the 

Planning Commission to be of the same general character as the above permitted uses. 
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ARTICLE 14 

GC General Commercial District 

[Amended 4-8-2013 by Ord. No. 2013-2; 1-11-2016 by Ord. No. 2016-2] 

§ 470-14.02. Permitted uses. [Amended 6-11-2018 by Ord. No. 2018-6; 3-9-2020 by Ord. No. 

2020-2] 

Land and/or buildings in the GC District may be used for the following purposes by right: 

A. Any generally recognized retail business that supplies commodities on the premises within a 

completely enclosed building. 

B. Personal service establishments conducting services on the premises, such as barber and 

beauty shops, shoe repair, tailoring and dry cleaning, health and fitness establishments, and 

other similar uses. 

C. Office uses. 

D. Medical, optical, dental, chiropractic, physical therapy and similar clinics and services. 

E. Banks, credit unions, and similar financial businesses, including those with drive-through 

facilities. 

F. Restaurants, delicatessens, coffee houses including sit-down and carryout establishments 

excluding those with drive in or with drive through facilities. 

(1) Outdoor dining is permitted where such dining does not encroach upon a minimum of 

five feet of unobstructed sidewalk space adjacent to the curb. 

(2) Outdoor dining may be separated from the sidewalk only with movable planters, fencing 

or similar non-fixed barriers provided they do not exceed a height of 36 inches including 

plan material. 

(3) The minimum lot size is one acre with a minimum of 200 feet of lot width. 

(4) Any outdoor dining activity proposed for a public side walk or elsewhere in a road right-

of-way must first be approved by the Allendale Charter Township Board. 

G. Coin operated laundries. 

H. Dancing, art and music studios. 

I. Libraries, museums, public parks and similar public uses. 

J. Pharmacies including those with a drive-up window. 
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K. Catering establishments. 

L. Retail building supply and equipment stores provided there is no outdoor storage or display 

of merchandise. 

M. Retail nurseries and garden centers provided there is no outdoor storage or display of 

merchandise. 

N. Pet shop including grooming services. 

O. Establishments serving alcoholic beverages including establishments which make and sell 

their own alcoholic beverages on site. Live music is permitted subject to any applicable State 

of Michigan regulations. 

P. Veterinary clinics without kennel services except for outdoor runs, which shall be used only 

when an employee is present with the dogs or dogs. 

Q. Shops or stores for carrying on the trade of electricians, decorators, painters, upholsterers, 

photographers, similar artisans except metal workers. 

R. Ambulance service establishments. 

S. Funeral home/mortuary. 

T. The repair or assembly of products sold by a permitted use in this district provided the repair 

or assembly does not constitute the principal use and all such work is performed inside. 

Repair of motorized vehicles is prohibited as a permitted use. 

U. Indoor recreation establishments and facilities such as bowling alleys, video gaming 

establishments, skating rinks, indoor rock climbing, theaters, swimming pools, auditoriums 

and other similar indoor recreation uses as may be regulated by § 470-23.10 herein excepting 

those indoor recreation uses which are specifically listed elsewhere in this chapter. 

V. Utility and public service buildings including fire and police stations without storage yards. 

W. Dwelling units may be permitted as an accessory use within a building of two stories or 

greater subject to the following conditions: 

(1) A dwelling unit shall not be located on the ground floor or in a basement. 

(2) The dwelling unit shall comply with the minimum floor area requirements of the R-4 

Zoning District. 

(3) Access to a dwelling unit shall be separate from the access used by the business located 

in the same building. 

(4) One off-street parking space per bedroom in addition to the requirements for the 

principal use shall be provided onsite in accordance with the applicable requirements of 

Article 21 herein. 

(5) A building permit shall be obtained to establish a dwelling unit in order to ensure 

compliance with the requirements of this section and also with the Township building 
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and fire code and the requirements of the Ottawa County Health Department. The entire 

building containing the dwelling unit shall also comply with or shall be brought into 

compliance with the Township Building and Fire Code before an occupancy permit is 

issued for the dwelling. 

§ 470-14.03. Uses requiring special approval. [Amended 6-11-2018 by Ord. No. 2018-6; 

3-9-2020 by Ord. No. 2020-2; 8-22-2022 by Ord. No. 2022-07] 

The following uses may be authorized by the Planning Commission subject to the procedures and 

standards established for special use permits in Article 20 of this chapter. 

A. Vehicle wash establishments both drive through and self-serve if per § 470-23.3E. 

B. Vehicle repair shop or garage which performs minor and major such services as tire sales and 

installation; oil changes; brake, shocks and exhaust work; engine analysis and tune-ups; front 

end alignments; heating and air conditioning repair, collision and painting work and similar 

vehicle repair services per § 470-23.03B. 

C. Open air businesses including but not limited to: the sale of motor vehicles, farm implements, 

lawn and garden equipment sales and service, motor homes, mobile homes, mobile or 

modular homes, including building materials, supplies, and similar uses. 

D. Restaurants with drive through facilities. Outdoor dining is permitted per § 470-14.02F. 

(1) The minimum lot size is one acre with a minimum of 200 feet of lot width. 

(2) Waiting areas for any terminal or intercom system shall be sufficient to assure that 

roads, sidewalks, or other public access routes will not be obstructed by waiting 

automobiles at any time. 

E. Retail building supply and equipment stores which have outdoor storage or display of 

merchandise. 

F. Retail nurseries and garden centers which have outdoor storage or display of merchandise. 

G. Outdoor recreation establishments such as athletic and recreational facilities, marinas, golf 

courses, golf driving ranges, miniature golf, go cart tracks, batting cages and similar outdoor 

facilities subject to the applicable requirements of § 470-23.10 herein. 

H. Indoor gun and archery ranges. 

I. Gas stations with or without restaurants or convenience stores per the requirements of 

§ 470-23.03A herein. 

J. Hotels and motels. 

K. Kennels. 

L. Churches, synagogues, mosques and similar places of religious worship. 

M. Public or private clubs, lodges, and banquet halls or similar places of assembly. 
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N. Housing for the elderly including retirement housing, assisted living and nursing facilities. 

O. (Reserved) 

P. Business or trade schools. 

Q. Establishments for the repair of small engines, appliances and similar equipment. All such 

items shall be kept indoors or outdoors in an area screened from view. 

R. Adult and child day care facility/child care center. 

S. Veterinary clinics which provide kennel services. 

§  
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MEMORANDUM 
 

To: Allendale Charter Township Planning Commission  
From: Gregory L. Ransford, MPA 
Date: September 30, 2026 
Re: Zeinstra Map Amendment (Rezoning) Application – Final Review 
_________________________________________________________________________________________ 
 
Attached is a Map Amendment application from Gary Zeinstra to rezone his property located at 8783 Lake 
Michigan Drive, parcel numbers 70-09-20-300-005 and 70-09-20-300-022, from the (AG) Agricultural and Rural 
Zoning District to the (C-3) Service Commercial Zoning District. The properties are located at the northeast 
corner of 88th Avenue and Lake Michigan Drive and previously housed Potluck Pickup.  
 
Below we provide our summary of the application as well as an overview of its relationship to the Allendale 
Charter Township Master Plan (ACTMP) and the Allendale Charter Township Zoning Ordinance (ACTZO) to assist 
with your final review. 

 
Additionally, attached is the related Zoning Map Amendment Ordinance for your consideration.  

 
Application & Property Details 

 
The property proposed for rezoning is approximately 4.24 acres in area and currently contains a single-family 
dwelling as well as the former Potluck Pickup building. The site also contains the related parking, screening, and 
other elements from the former business. Below is an aerial photo of the properties, highlighted in blue. 
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As you know and we outline below within the Zoning Ordinance Considerations portion of this memorandum, 
the Planning Commission must consider all of the possible uses available within the C-3 Zoning District when 
considering the request despite the applicant indicating that their interest is to operate an automobile repair 
facility. 
 
Master Plan Considerations 

 
Master Plan Map 
 
The Allendale Charter Township Master Plan and its Map, adopted on November 25, 2024, provides for the 
subject property within the Agricultural Classification, which is consistent with its current AR Zoning District. As 
a result, the request for rezoning to the C-3 Zoning District, which is consistent with the Service Commercial 
Classification, is inconsistent with the ACTMP Map. Given this, further below we provide relevant provisions 
from the Service Commercial Classification and the Agricultural Classification, as well as other portions of the 
ACTMP, for your convenience. Where appropriate, we provide our comments in italic font to assist with your 
review. 
 
Also for your convenience, below is a snapshot of the Master Plan Map for the subject parcel and surrounding 
properties. (White = Agricultural (AG)), Grey = Industrial (I), Blue Outline = Subject Property) 
 
It is important to note that the grey rectangles along Lake Michigan Drive are right-of-way colors and are not 
Master Planned industrial. 
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Commercial Classification 
 
Chapter 3 – Commercial Uses (page 9) of the ACTMP provides: 
 

• Goal: Concentrate the density of commercial land uses to protect open spaces and rural character 
• Goal: Promote the development, redevelopment, and rehabilitation of commercial areas to provide 

attractive sites, and to encourage a diversity of enterprises which will strengthen the tax base and 
increase employment opportunities 

o While a site plan application is not subject to the rezoning request, if adopted, the applicant will 
need to return for site plan approval, at which time the Planning Commission can seek to 
improve the property to the current ACTZO requirements.  

• Goal: Development along Lake Michigan Drive should be designed to enhance traffic safety, establish 
walkable access from adjacent neighborhoods, and be compatible with existing and future land uses in 
these neighborhoods 

o As noted above, while a site plan application is not subject to the rezoning request, if adopted, 
the applicant will need to return for site plan approval, at which time the Planning Commission 
can seek to accomplish these provisions.  

• Recommendation: Intensive commercial land uses should have the resources to support such 
development, and be located within the boundaries of the water and sanitary sewer service areas, 
accessible from adequate roads, and other available infrastructure 

o While the subject property does not have public utilities available it is located on Lake Michigan 
Drive. 

• Recommendation: Require that future commercial development does not intrude upon the residents 
in abutting single family neighborhoods 

o While the subject property is located within residential uses, as the applicant notes, the property 
has historically been used for commercial purposes for 37 years. 

• Recommendation: Improve and expand upon existing business areas that will provide functional, safe, 
convenient, and attractive shopping and service opportunities 

 
Chapter One – Agricultural Uses 
 
Chapter 1 – Agricultural Uses (page 4) of the Master Plan provides: 
 

• Goal: Obtain a balance between development and agriculture by anticipating and planning for the 
gradual transition of certain agricultural and open space lands into planned developments while 
minimizing the impacts of such development on ongoing farming operations 

o While the preservation of agricultural lands is important within the ACTMP and it is feasible for 
an agricultural use to occur on 4.24 acres, the site has been used for commercial purposes for 
37 years, which has likely negatively impacted the soils. As a result, it is unlikely that a farmer 
would pursue this property for agricultural use.  

• Goal: Protect and preserve those elements which contribute to the rural character of the Township 
including woodlands, wetlands, farms and farmlands, pastures, fields, open views, the dark night sky, 
and architectural styles 

o As noted above, while rural character is important within the ACTMP, the site has been used for 
commercial purposes for 37 years, which has likely negatively impacted the soils. As a result, it 
is unlikely that a farmer would pursue this property for agricultural use.  

 
While several recommendations exist within the Agricultural Uses Chapter of the ACTMP, they are all 
focused on agricultural use, rural character, or the clustering of housing, none of which are beneficial 
to provide within this memorandum. 
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Chapter Seven – Public Utilities 
 
Chapter 7 – Public Utilities (page 19) of the ACTMP provides: 
 

• Goal: Concentrate the majority of new growth to avoid sprawl, protect farmland, and minimize its 
effects on the majority of the Township where future public utilities could gain a foothold by being cost 
effective 

• Recommendation: Intensive land uses should be located within the boundaries of the public water and 
sanitary sewer service areas. 

• Recommendation: Provide public water and sanitary sewer services in areas of the Township identified 
for higher density residential, commercial, and industrial concentrations 

 
Chapter Eight – Transportation 
 

• Development along Lake Michigan Drive should be designed to achieve traffic safety, walkable access 
from adjacent neighborhoods and compatibility with existing and future land uses in these 
neighborhoods 

• Consider the ability of existing roadway conditions to handle projected traffic volumes resulting from 
new development when reviewing site plans and rezoning requests 
 

Chapter Nine – Implementation 
 
As you know, Chapter Nine – Implementation of the ACTMP provides descriptions of land uses identified within 
its Map. Below are the descriptions for the Agricultural Classification and the Service Commercial Classification.  
 
The Agricultural Classification indicates that these areas “recognize lands which are best suited for farming based 
on location, current utility served areas, soil type, parcel size, and active farm operations. This classification 
consists of agricultural land, but provides opportunities for very low density residential design, to preserve 
natural features and provide open space buffers between such areas and active farms thereby helping preserve 
rural character. Public water and sanitary sewer are not envisioned within this Classification. Agricultural lands 
are intended to provide for the continuation of existing agricultural uses while also allowing a gradual transition 
of certain lands to low density development.” 
 
The Service Commercial Classification states, “While the Service Commercial Classification provides for limited 
commercial retail sales, the intent of this classification is to separate significant warehousing, distributing, and 
storage operations from traditional commercial uses and residential areas. These types of uses typically require 
higher volumes of semi-truck traffic and outdoor activity, which cause increased conflicts between motorists, 
pedestrians, and other site users than in sites that are primarily retail. Most uses in this classification will not 
require public water and sanitary sewer services.” 
 
Zoning Ordinance Considerations 
 
Text of the Zoning Ordinance 
 
As you know, your review of the ACTZO is limited to the surrounding uses and the potential uses that would be 
permitted on the subject property, in the instance the rezoning is recommended for adoption and subsequently 
approved by the Allendale Charter Township Board of Trustees. Below we highlight surrounding uses as well as 
permitted and special uses that could occur on the subject property within the C-3 Zoning District. Further below 
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we provide the permitted and special uses that could occur on the subject property as it is currently master 
planned (Agricultural) and zoned. 
 
Surrounding Uses 
 
As you can see in the aerial photo provided on page one of this memorandum, the subject property abuts and 
is generally surrounded by residential uses. As noted within the aerial photo of the site plan submission, 
industrial property is located on the south side of Lake Michigan Drive, east of the subject property.  
 
Permitted and Special Uses within the C-3 Zoning District 
 
While we would ordinarily provide a copy of the uses by right and special uses for the C-3 District below for your 
convenience, given that the C-3 Zoning District allows for uses within the C-1 and C-2 (GC) Districts, attached is 
a copy of the C-1, C-2, and C-3 Zoning District Articles for your review. As you know, these uses could be 
conducted on the subject property in the instance that the rezoning is granted, which the Planning Commission 
will need to consider during its deliberations.  

 
Permitted and Special Uses within the AG Zoning District 
 
For your convenience, below are the available permitted uses and special uses that could be conducted on the 
subject property as it is currently zoned and master planned, which the Planning Commission will need to 
consider during its deliberations.  
 

Sec. 470-5.02 PERMITTED USES. 
 
Land or buildings in the AG District may be used for the following purposes only: 
 
A. Farms for both general and specialized farm operations, including the following agricultural 

activities: 
1. crop production, including berry farms, row crops, orchards, field crops, grain, hay, 

pasturelands and vineyards. 
2. commercial animal raising, including kennels, rabbit farms, fur bearing animal ranches, 

hog farms, dairy farms and cattle farms. 
3. farm buildings designed and constructed to store implements, hay, grain, poultry, 

livestock, or other horticultural products. 
4. wholesale nurseries, including tree or sod farm and greenhouses. 
5. egg hatcheries. 
6. confined animal feeding operations and intensive animal raising. 

B. One single family residence on each lot. 
C. Conservation area for flora or fauna, forest preserve, game refuge. 
D. Parks or recreation areas owned or operated by a government agency. 
E. Permitted Accessory Uses. 

1. Uses customarily accessory to farm operations. 
2. Permitted accessory uses and buildings, as regulated in Section 470-3.11. 
3. Home occupation as an accessory to a permitted use, as regulated in Section 470-

23.07. 
F. Adult foster care small group home, licensed under Act 218 of the Public Acts of 1979, as 

regulated in Section 470-23.11. 
G. Farm Markets as regulated by 470-5.07.H. 
 



6 
 

Sec. 470-5.03 USES REQUIRING SPECIAL APPROVAL. 
 
The following uses may be authorized by the Planning Commission, subject to compliance with 
the procedures and standards established for special use permits in Article 20 of this ordinance: 
 
A. Agricultural related service establishments. 
B. Agricultural labor housing. 
C. Radio and television broadcasting buildings and towers. 
D. Removal and processing of top soil, sand, gravel, or other minerals – see Sec. 470-23.08. 
E. Recreational vehicle storage yard – see Sec. 470-23.13. 
F. Churches, synagogues and other buildings used for religious worship. – see Sec. 470-23.05 
G. Schools and colleges, government buildings - see Sec. 470-23.05. 
H. Golf courses, country clubs, athletic grounds, parks - see Sec. 470-23.10. 
I. Open Space development – see Sec. 470-23.18 
J. Establishments for the sale, rental or storage of farm equipment with incidental repair and 

service, subject to the standards of Section 470-23.03.D. 
K. Cemeteries. (See Section 470-23.05) 
L. (reserved) 
M. Marinas - see Sec. 470-23.10B. 
N. Airfields, heliports, and landing strips. 
O. Campgrounds. 
P. Guest or dude ranches, riding stables 
Q. Race Tracks. 
R. Hunting clubs, wildlife refuges, shooting ranges. 
S. Public utility buildings, including maintenance and repair shops, vehicle or equipment 

storage buildings, having a floor area greater than two hundred (200) square feet. 
T. Support Services Residence, see Section 470-3.17. 
U. Any use that is found by the Planning Commission to be similar to any special use listed 

under Section 470-5.03, provided that such use to be approved is not permitted by right 
or by special use in any Zoning District. 

 
Minimum Lot Area and Width – C-3 Zoning District 
 
The minimum lot area and width within the C-3 Zoning District is 30,000 square feet and 200 feet, respectively. 
As noted above, given the area of the subject property is approximately 4.24 acres (if combined) and it is 314 
feet in width on Lake Michigan Drive, the lot exceeds the minimum area and width requirements and is likely 
capable of supporting most of the uses by right and special uses of the District.  
 
Minimum Lot Area and Width – AG Zoning District 
 
The minimum lot area and width within the AG Zoning District is one acre and 150 feet, respectively. Given the 
area of the subject property is approximately 4.24 acres (if combined) and it is 314 feet in width on Lake Michigan 
Drive, the lot exceeds the minimum area and width requirements and is likely capable of supporting most of the 
uses by right and special uses of the District.  
 
Map of the Zoning Ordinance 
 
For your convenience, below is a snapshot of the Zoning Ordinance Map for the subject parcel and surrounding 
properties. (Legend: White = Agricultural and Rural (AG), Grey = Industrial (I), Blue Outline = Subject Property) 
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Rezoning Evaluation Factors 
 
In accordance with Section 470-29.01D – Rezoning Evaluation Factors of the ACTZO, the Planning Commission 
shall review the factors therein when considering an amendment to the Zoning Map. Below is a copy of said 
section with our responses to each factor in italic font to assist with your review. Given your favorable position 
during the preliminary review of the request, we have written our responses to support the same. 
 

Section 470-29.01D – REZONING EVALUATION FACTORS.  
 
In considering a request for a district change, the Planning Commission and Township Board 
should evaluate the extent that the request meets the following: 
 

1. Consistency with the Master Plan text and its maps. 
 

While the request is inconsistent with the Master Plan Map, the historic use of the 
property created an atmosphere similar to that provided by the C-3 Zoning District, 
where the purpose of said District, as provided by Section 470-15.01 – Description and 
Purpose of the ACTZO, is to provide for “selected commercial retail sales and services, 
including warehousing, distributing and storage and wholesale activities. It is desirable 
to separate these uses from other commercial and from residential areas because of 
the large lot size needed to accommodate many of these uses, and because they 
possess characteristics that would detract from the retail or residential environments 
of the other districts.” As you know, and even though the applicant could pursue any 
use allowed within the C-3 Zoning District if the request is approved, the applicant seeks 
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to conduct a major automobile repair garage. This use or any other use consistent with 
the purpose of the District would be consistent, in part, with the ACTMP. 
 

2. Compatibility with the existing zoning districts as well as existing and possible future 
uses in those zoning districts. 

 
As you will note within the aerial photo on page one of this memorandum, the property 
abuts existing residential and agricultural uses. As noted within our Zoning Ordinance 
Considerations section above, the all of the surrounding property is located within the 
Ag Zoning District. While Potluck Pickup existed on the property, we are unaware of 
any complaints regarding the use. Pending comments received at the public hearing, 
we anticipate that the request will be compatible with those districts, existing uses, and 
future uses, particularly when buffers or other mechanisms are used to protect the 
surrounding properties from future commercial improvements.   

 
3. The capability of the land to support the uses permitted by the requested zoning 

district and whether the uses permitted are capable of being adequately served by the 
following (a through e): 

 
Given the area and width of the parcel as aforementioned, we believe the land can 
support the uses of the district.   
 
a. The existing transportation network. 

 
The subject property abuts Lake Michigan Drive and has already established direct 
driveway connection to Lake Michigan Drive. As a result of this, we believe the 
property will be adequately served by the transportation network.  
 

b. Utilities. 
 

Public utilities are not available at the property. Despite this, we believe the subject 
property will be adequately served by utilities given the acreage of the properties 
in the instance a raised septic system is necessary. We are unaware of any issues 
related to well water on the properties.  

 
c. The environment. 

 
We are not aware of any characteristics of the environment that would prevent 
the subject property from supporting the permitted uses. As a result, we believe 
the property will be adequately served by the environment. 
 

d. Other public improvements. 
 

We believe the subject property will be adequately served by other public 
improvements such as electricity, cable, and etcetera, as it is currently served by 
the aforementioned.  

 
e. Relevant governmental agencies. 
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While the rezoning does not include a site plan, we anticipate that other 
governmental agencies, such as the Allendale Charter Township Fire Department, 
will be able to adequately serve the property after the rezoning, as they do today. 

 
Recommendation & Draft Motion 
 
Recommendation 
 
As aforementioned, pending comments received at the public hearing and as a result of the above Master Plan 
and Zoning Ordinance considerations, while the request is inconsistent with the ACTMP Map, in part, it appears 
to be reasonably consistent with the provisions of the ACTMP, it appears to be compatible with the ACTZO and 
surrounding uses, and it appears capable of supporting the permitted special uses of the C-3 Zoning District. 
Further, the request appears to meet your Rezoning Evaluation Factors, pending your review and deliberation 
regarding the same. Given your preliminary review in favor of the C-3 Zoning District and pending comments 
received at the public hearing, we believe a recommendation of adoption is appropriate.  
 
In the instance the Planning Commission agrees with our recommendation, the Planning Commission shall 
provide the same to the Allendale Charter Township Board of Trustees. 
 
Draft Motion 
 
In that regard, we offer the following motion for your consideration. In the event a motion is offered to 
recommend rejection of the proposed, we will gladly draft that motion for consideration at your next meeting 
based on your direction. 
 

Motion to recommend adoption of the rezoning request to the C-3 Zoning District finding that 
the request meets the Rezoning Evaluation Factors of Section 470-29.01D of the ACTZO, as 
outlined by the Township Planner [or including specifics of your own notation or combination 
thereof]. 

 
The application has been scheduled for a public hearing at your October 5, 2026 meeting. If you have any 
questions, please let us know. 
 
GLR 
Planner 
 
Attachments 
 
cc: Adam Elenbaas, Supervisor 
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ORDINANCE NO. __________ 
 

ZONING MAP AMENDMENT ORDINANCE 
 

AN ORDINANCE TO AMEND THE ALLENDALE CHARTER TOWNSHIP 
ZONING ORDINANCE BY REZONING CERTAIN LAND TO THE C-3 
SERVICE COMMERCIAL ZONING DISTRICT, TO PROIVDE FOR 
SEVERABILITY, TO PROVIDE FOR REPEAL AND, TO ESTABLISH AN 
EFFECTIVE DATE. 
 

THE CHARTER TOWNSHIP OF ALLENDALE, COUNTY OF OTTAWA, AND STATE OF 
MICHIGAN, ORDAINS: 
 

Section 1. Amendment. The Zoning Ordinance and Map of the Charter Township of 
Allendale, Ottawa County, Michigan, the map being incorporated by reference in the Zoning 
Ordinance for the Charter Township of Allendale pursuant to Article 4, shall be amended so the 
following land shall be rezoned to the C-3 Service Commercial Zoning District. The land is in the 
Charter Township of Allendale, Ottawa County, Michigan, and is described as follows: 
 

PART OF W 1/2 OF SW 1/4 COM SW SEC COR, TH S 88D 13M 59S E 316.2 FT, N 0D 
14M 12S W 316.3 FT, N 88D 35M 20S W 314.93 FT, TH S 314.31 FT TO BEG. SEC 
20 T7N R14W 70-09-20-300-005 and; 
 
PART OF SW 1/4 COM 314.31 FT N OF SW SEC COR, TH N 277.22 FT, S 88D 35M 
20S E 313.79 FT, S 0D 14M 12S E 277.25 FT, TH N 88D 35M 20S W 314.93 FT TO 
BEG. SEC 20 T7N R14W 70-09-20-300-022 
 
Section 2.  Severable Provisions. If any section, subsection, sentence, clause, phrase or 

portion of this Ordinance is for any reason held invalid or unconstitutional by any court of 
competent jurisdiction, such portion shall be deemed a separate, distinct, and independent 
provision and such holding shall not affect the validity of the remaining portions thereof.   
 

Section 3.  Repeal. All ordinances or parts of ordinances in conflict with this Ordinance 
are hereby expressly repealed.   

 
Section 4.  Effective Date. This amendment to the Allendale Charter Township Zoning 

Ordinance was approved and adopted by the Township Board of Allendale Charter Township, 
Ottawa County, Michigan on __________________, 2026, after a public hearing as required 
pursuant to Michigan Act 110 of 2006, as amended; after introduction and a first reading on 
________________, 2026, and after posting and publication following such first reading as 
required by Michigan Act 359 of 1947, as amended. This Ordinance shall be effective on 
______________________, 2026, which date is the eighth day after publication of a Notice of 
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Adoption and Posting of the Zoning Map Amendment Ordinance in the _____________ as 
required by Section 401 of Act 110, as amended. However, this effective date shall be extended 
as necessary to comply with the requirements of Section 402 of Act 110, as amended. 

 
 

____________________________    ______________________________ 
Adam Elenbaas      Jody Hansen 
Township Supervisor       Township Clerk 
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CERTIFICATE 
 

I, Jody Hansen, the Clerk for the Charter Township of Allendale, Ottawa County, 

Michigan, certify that the foregoing Allendale Charter Township Zoning Map Amendment 

Ordinance was adopted at a regular meeting of the Township Board held on 

__________________, 2026.  The following members of the Township Board were present at 

that meeting:  __________________________________________________________________ 

___________________________.  The following members of the Township Board were absent:  

_____________________________________________________________________________.  

The Ordinance was adopted by the Township Board with members of the Board ____________ 

_____________________________________________________________________________ 

voting in favor and members of the Board __________________________________________ 

______________________________________ voting in opposition.  Notice of Adoption of the 

Ordinance was published in the _______________ on ____________________, 2026.   

 

______________________________ 
Jody Hansen, Clerk 
Allendale Charter Township 



 

 

 

 

 

JMM (46th  Ave) – Annual Review 2026 

 

1. Progress made over the preceding year, including: 

For reference: 

Approved total proposed excavation = Approximately 806,490 C.Y. 

 

Amount and percent of material removed between July 2025 and July 2026: 

Approximately 61,294 C.Y. (8%) 

 

Amount and percent of material remaining: 

Approximately 10,000 C.Y. (1%) stockpiled 

 

2. Whether the mining will be completed within the time limit of permit: 

For reference: 

The total time indicated for the mining was eight (8) years, expiring January 2028. 

The extraction of material has been completed. The remaining material on site is stockpiled and 

ready for sale. 

 

3. List of complaints received and how they were addressed: 

A request for any received for complaints was submitted to Katie Glynn on 9/1/2026.  No 

complaints were provided to us for this project.  

 

4. Reclamation progress: 

Restoration has been complete excluding the current stockpile area which will be restored after 

the material is moved off site. 
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MEMORANDUM 
 

To: Allendale Charter Township Planning Commission  
From: Gregory L. Ransford, MPA 
Date: September 30, 2026 
Re: 5015 Warner Street Sand Mine Annual Report 
_________________________________________________________________________________________ 
 
Pursuant to Section 23.08G6 – Removal of Topsoil, Sand, Gravel, or Other Minerals, Annual Review of the 
Allendale Charter Township Zoning Ordinance (ACTZO), attached is a written report from Great Lakes Excavating 
Service, which outlines the progress of mining conducted on their property located at 5015 Warner Street, as 
authorized by the Township. As you will recall, Great Lakes Excavating Service is permitted to excavate two 
ponds, which includes a total of approximately 265,000 cubic yards of sand. 
 
Pursuant to Section 23.08G6, the applicant is required to provide the following: 
 

1. The amount and percent of material removed; 
2. The amount and percent of material remaining;  
3. Whether the mining will be completed within the time limit of the permit; 
4. A list of complaints received and how they were addressed; 
5. Reclamation progress and; 
6. Any other information as requested by the Planning Commission 

 
After reviewing the submitted materials, we believe the applicant has provided all of the required information.  
 
Coupled with the submission by the applicant, we inquired with the Township office regarding any complaints 
received directly by the Township. In response, we were provided the following: 
 

1. 02/12/26 – Torn snow fencing 
2. 03/16/26 – Flooding  
3. 03/26/26 – Water seeped through the topsoil berm and was running down the slope facing 

Bea’s 
4. 03/26/26 – Water was flowing from the field next to her house toward her house 
5. 07/31/26 – Mine is supposed to be wrapped up and it appears there is still activity on site 

 
We understand numbers one (1) through four (4) above have been resolved. In regards to number five (5), while 
the complainant is correct that the site was scheduled to be complete in August of this year, which is also 
acknowledged by the applicant in the Annual Report, the Township has been conducting site inspections to close 
the site, as also noted by the applicant in the Annual Report (in the next 30 days). Given this timing it seemed 
appropriate to continue inspections to complete the site rather than a new application to extend operations. 
 
This matter is scheduled as a New Business item at your October 5, 2026, meeting. If you have any questions, 
please let us know. 

Fresh Coast
Planning
Grand Haven, MI 49417
www.freshcoastplanning.com



2 
 

 
GLR  
Planner 
 
cc: Supervisor Elenbaas 
 
Attachment 
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70-10-19-200-020 & 70-10-19-200-021

PART OF NE 1/4 COM NE SEC COR, TH S 0D 21M 31S W 150 FT, N 88D 27M 02S W 525 FT, S 0D
21M 31S W 180 FT, N 88D 27M 02S W 2130.83 FT, N 0D 07M 43S W 330.07 FT, TH S 88D 27M 02S
E 2658.64 FT TO BEG.  SEC 19 T7N R13W.  18 AC.

PART OF NE 1/4 COM NE SEC COR, TH S 0D 21M 31S W 551 FT TO PT OF BEG, TH CONT S 0D
21M 31S W 151.04 FT, N 88D 26M 19S W 2652.68 FT, N 0D 07M 43S W 371.57 FT, S 88D 27M 02S
E 2130.83 FT, S 0D 21M 31S W 221 FT, TH S 88D 27M 02S E 525 FT TO BEG.  SEC 19 T7N R13W.
 20 AC.

AG Agriculture

Mining (sand and gravel)

N/A

N/A

N/A N/A

N/A

18 AC & 20AC 330' & 380'2650' & 2650'
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7885 Byron Center Avenue SW, Suite A, Byron Center, MI 49315    616-277-2185    www.VKcivil.com 

 

 

 

 

 

September 1, 2026 

1555 

 

RE: 40th Ave Mineral Extraction Project – Landscape Frontage Waiver 

 Allendale Charter Township, Ottawa County 

 

 

Dear Members of the Allendale Township Planning Commission: 

 

On behalf of Great Lakes Excavating Services, LLC, we respectfully request consideration of a 

waiver of the required frontyard landscape along PPN: 70-10-19-200-020 or 11963 40th Ave.  

While this property is part of the proposed operation, the front half of the property is currently 

residential use. There is an existing driveway and home that would screen the mineral extraction 

project from 40th, which we understand is the intent of the landscape requirement here. 

We respectfully request that the Planning Commission approve the waiver of the front landscape 

for 11963 40th Avenue with the understanding that the landscape requirement is met along the 

frontage of 11907 40th Ave.  

Thank you for your consideration of this request. We appreciate the Planning Commission’s 

review and are available to answer any questions or discuss appropriate conditions for the 

proposed deferment. 

Sincerely, 

VK Civil 

 

Zach Boeve, P.E. 

c.  Curtis Moran, Great Lakes Excavating Services, LLC 
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PARCEL #: 70-10-19-200-020
OWNER NAME: MOORHOUSE LISA TRUST

PROPERTY ADDRESS: 11963 40TH AVE

PARCEL #:
70-10-19-200-023

OWNER NAME: SELLNER
ANNA-SPENCER

PROPERTY ADDRESS:
11915 40TH AVE

70-10-19-100-026
OWNER NAME: A&R

BUN HOUSE LLC
PROPERTY ADDRESS:

4439 PINGREE ST

PARCEL #: 70-10-18-400-022
OWNER NAME: HUNTER

MICHAEL-DEANNA
PROPERTY ADDRESS: 4372 BLISS ST

PARCEL #: 70-10-18-400-023
OWNER NAME: IRWIN STEVEN-HEATHER

PROPERTY ADDRESS: 4334 BLISS ST
PARCEL #: 70-10-18-400-024

OWNER NAME: SNOW DANIEL-SUSAN
PROPERTY ADDRESS: 4278 BLISS ST

PARCEL #: 70-10-19-200-020
OWNER NAME: MOORHOUSE LISA TRUST

PROPERTY ADDRESS: 11963 40TH AVE
PARCEL #: 70-10-19-200-022

OWNER NAME: CONVERSE ZACHARIAH
PROPERTY ADDRESS: 11919 40TH AVE

PARCEL #:
70-10-19-200-023

OWNER NAME: SELLNER
ANNA-SPENCER

PROPERTY ADDRESS:
11915 40TH AVE

PARCEL #: 70-10-19-200-021
OWNER NAME: SIETSEMA

FARMS FEEDS LLC
PROPERTY ADDRESS: 11907

40TH AVE

PARCEL #: 70-10-19-200-019
OWNER NAME: BOULDER

RIDGE PARTNERS LLC
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August 3rd, 2026 

1555 – GLES 

40th Avenue Mine 

 

Project Narrative 

 

Great Lakes Excavating Services Inc. is proposing to construct a mine for the purpose of 

extracting sand and gravel from two adjoining parcels within Allendale Charter Township. The 

two parcels for the proposed project are located at 11963 40th Avenue and 11907 40th Avenue; 

and are located within the agriculture zoning district. Great Lakes Excavating Services Inc is 

under contract for the south parcel (PID: 70-10-19-200-021) and the north parcel (PID: 70-10-

19-200-020) is owned by Lisa D Moorhouse.  

It is estimated that approximately 650,000 cubic yards of material is available for 

extraction on these two properties based on soil borings collected by Soils and Structures in April 

of 2021 and test pits conducted by Great Lakes Excavating Services Inc. in June 2026. The 

project duration is projected for 5 years, however, completion may be sooner based on market 

demand.  

The site plan depicts proposed excavation to elevation 652.00 which is approximately 

12.0’ below existing grade. The existing groundwater elevation is approximately 642.00 based on 

the completed soil borings and test pits, this is approximately 10.0’ below the bottom of the 

excavation. Based on this data, the bottom of the proposed mine will remain dry without impact 

to the existing groundwater table.  

Mineral processing is intended to take place onsite within the 250.0’ setback required by 

the zoning ordinance. Machinery used for mineral processing will include but is not limited to: 

excavator, loader, three deck dry screen and rinse deck, conveyors and stackers, tractor and pan, 

off-road haul truck, and skid steer. The intended haul route will utilize 40th Avenue south to Lake 

Michigan Drive. This route has been analyzed and found to be the shortest path to a paved road 

and will provide the least impact to residential properties in the area. 

 

 

The following information has been provided in accordance with the Allendale Township 

Zoning Ordinance: 

 

Section 470-23.08 – F1g:  

Single dump trucks will be used to haul mined material from the site. 

 

Section 470-23.08 – F1k:  

Machinery used for mineral processing will include but is not limited to: excavator, loader, three 

deck dry screen and rinse deck, conveyors and stackers, tractor and pan, off-road haul truck, and 

skid steer.  

 

Section 470-23.08 – F1o:  

Following completion of the mine, side slopes will be reclaimed to 1:4 (V:H) in accordance with 

the requirements of the zoning ordinance. As previously stated, the bottom of the mine is 
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intended to be dry, with the final floor being approximately 10.0’ above the expected 

groundwater table. For this reason, the land will be suitable to host a buildable lot. A possible 

future building envelope has been depicted on sheet 4 of the site plan.  
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April 30th, 2026 

1555 – GLES 

40th Avenue Mine 

 

Site Plan Review – Application Requirements 

 

Application requirements as listed in section 23-15.F.1 are listed below.   

 

e. A description of the type of mineral to be removed and an estimate of the total quantity to be 

removed. This estimate shall be verified by a registered civil engineer or land surveyor. 

Approximately 650,000 CYDS of material (sand and gravel) will be excavated based on the 

excavation as shown on the grading plan.  

 

f. If over 100,000 cyds of material is to be removed provide evidence to reasonably demonstrate 

that the amount of material proposed to be removed actually exists on site.  

Two soil borings were completed in April 2021 which revealed sand and gravel to a depth of 20’ 

below existing grade. Additionally, the mine directly west of the property has shown sand and 

gravel exist at the depths shown on the plans.   

 

g. A description of the trucks to be used to transport the minerals described in cubic yard 

capacity and single or double bottom.  

Rear dump trucks will be utilized to transport material leaving the site (approx. capacity of 13 

cyds per load) 

 

h. Estimated number of truck trips per day. (A truck going in and coming out is two truck 

trips)  

40 individual trips per day or 80 round trips (assumes no trips when frost restrictions are in place, 

Sundays, and holidays.) 

 

i. The roads which will primarily be used to transport the minerals. (Haul route)  

The onsite haul road will connect to 40th Avenue (gravel) where trucks will turn south on 40th 

Avenue to Lake Michigan Drive.   

 

j. The proposed hours and days of operation.  

Monday – Friday: 7AM-6PM 

Saturday: 8AM-1PM 

Sunday and legal holidays: Closed  

 

k. A description of the types of equipment to be used in the mining operation.  

Excavator, loader, dump truck, dozer  
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l. A description of the methods to be used for dust control.  

The mine operator (Great Lakes Excavating Services Inc) will wet the proposed gravel haul road 

on site during dry weather to provide dust control.  

 

m. State if materials such as asphalt and concrete will be brought into the site for crushing 

and mixing with on-site mining minerals. If so, describe the extent of this activity, the 

equipment to be used, and if additional permits are required from stater of federal agencies.  

Asphalt and concrete will not be brought onto this site for material processing, crushing, or 

mixing 

 

n. The estimated number of years to complete operations and number of phases. 

5 years, but will ultimately be market driven. The mining will begin on the east side of the site 

and progressively move west.  

 

o. A description of the proposed use of the land following completion of mining activities. 

The land will be reclaimed in accordance with the reclamation plan provided in the civil drawing 

package. Topsoil will be respread on all areas disturbed onsite to a minimum depth 4 inches (if 

less than 4” of topsoil is present in the existing condition, the existing average depth will be 

matched in the proposed condition)   

 

p. Proof of liability insurance with at least one million dollars of coverage.  

The applicant’s proof of liability insurance coverage is provided as part of this application 

package.   
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September 1, 2026 

1555 

 

RE: 40th Mineral Extraction Project 

 Allendale Charter Township, Ottawa County 

 

 

Dear Members of the Allendale Township Planning Commission: 

 

On behalf of Great Lakes Excavating Services, LLC, we respectfully request consideration of a 

deferment of the required sidewalk construction associated with the proposed development at the 

proposed 40th mineral extraction site. 

The applicant understands the Township’s intent in requiring sidewalk improvements and 

supports providing safe and accessible pedestrian facilities as part of the overall development. 

However, based on the current site conditions and surrounding development, we believe it would 

be appropriate to defer construction of the sidewalk until a later date when the adjacent area is 

more fully developed and the pedestrian network can be constructed in a coordinated manner. 

The current site does note have a sidewalk to connect to north or south of the site with the 

nearest existing walkway being over 2,800ft away and that walkway is also an isolated walkway. 

The next closest active walkway is along M-45 over 5,000 ft away. 

Constructing the sidewalk at this time may result in the improvement being isolated from other 

existing or future pedestrian facilities and could also subject the sidewalk to potential damage 

from future construction activities on adjacent properties. Deferring the improvement would 

allow the sidewalk to ultimately be constructed in conjunction with surrounding development 

and/or future pedestrian improvements, providing a more continuous and functional system. 

We respectfully request that the Planning Commission approve the deferment of sidewalk 

construction, subject to any conditions the Township determines appropriate. The developer 

remains committed to providing the required pedestrian improvements when they can be most 

effectively integrated with the surrounding area. 

Thank you for your consideration of this request. We appreciate the Planning Commission’s 

review and are available to answer any questions or discuss appropriate conditions for the 

proposed deferment. 

Sincerely, 

VK Civil 

 

Zach Boeve, P.E. 

c.  Curtis Moran, Great Lakes Excavating Services, LLC 
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August 5, 2026 

1555 

 

Gregory L. Ransford, MPA 

Fresh Coast Planning 

119 ½ Washington Avenue, Studio B 

Grand Haven, MI 49417 

 

RE: 40th Avenue Mine Trip Generation Analysis 

 

VK Civil has completed a trip generation analysis for the proposed 40th Avenue Mine located on 

40th Avenue, north of Lake Michigan Drive in Allendale Charter Township, Ottawa County. 

 

This analysis was based on the proposed five (5) years of operation and the proposed 650,000 

CYD of material to be mined. We have assumed an average rear dump truck volume of thirteen 

(13) CYD per load. We have assumed no operation on weekends, legal holidays, and during the 

period of annual spring weight restrictions. The average period of spring weight restriction was 

obtained from MDOT historical data from 2021-2026. Additionally, the number of employees 

required to operate the mine will range from 2 to 4. Based on these factors, we estimate the 40th 

Avenue Mine to generate the following trips: 

 

Truck Trips: 

Proposed 

Mining 

Period (yrs) 

Days of 

Operation per 

Year 

Volume to 

be Mined 

(cyd) 

Average 

Dump Truck 

Volume (cyd) 

Total 

Truck 

Loads 

Entry/Exit 

Trips 

Trips Generated 

per Day 

5 237 650,000 13 50,000 43 86 

 

Employee Trips: 
Number of Employee’s Entry/Exit Trips Trips Generated Per Day 

4 4 8 

 

Total Entry/Exit Trips: 43 + 4 = 47 Trips 

Total Trips Generated Per Day: = 86 + 8 = 94 Trips 

 

These values are below the threshold of fifty (50) peak hour directional trips or seven hundred 

fifty (750) trips during a typical day as set forth in Section 24.06L(1) of Allendale Charter 

Township’s Zoning Ordinance. Based on this, a traffic impact study should not be required. 

 

Thank you for your consideration in this matter. If you have any questions or concerns, please do 

not hesitate to call. 

 

Sincerely, 

Zach Boeve, P.E. 



1 
 

MEMORANDUM 
 

To: Allendale Charter Township Planning Commission  
From: Gregory L. Ransford, MPA 

Date: September 2, 2026  
Re: GLES Mining Special Use Application – Preliminary Review 
__________________________________________________________________________ 
 
In accordance with Section 470-23.08 – Removal of Topsoil, Sand, Gravel, or Other Minerals 
of the Allendale Charter Township Zoning Ordinance (ACTZO), attached is a Special Use 
Application from Allegan Sand and Gravel, LLC to excavate approximately 650.000 cubic yards 
of sand and gravel from 11907 40th Avenue and 11963 40th Avenue, parcel numbers 70-10-
19-200-021 and 70-10-19-200-020, respectively.  
 
The proposed excavation will not result in a body of water. Both properties are located within 
the Agricultural and Rural Zoning District. The property located 11963 40th Avenue is owned 
by another party and contains a single-family dwelling. The owner of that property has signed 
the application and provided a copy of their agreement to allow Allegan Sand and Gravel, LLC 
to excavate from that property. Allegan Sand and Gravel, LLC is the owner of the second 
property, 11907 40th Avenue. The applicant indicates that they intend to complete the 
excavation within the required five year period pursuant to the ACTZO. 
 
Preliminary Review Comments 
 
Pursuant to your longstanding direction, we reviewed the proposed site plan and related 
documents as a preliminary plan review. While our review was comprehensive related to the 
ACTZO, our notations within this memorandum are not composed of the traditional final 
review format (i.e. site plan review standards, inclusion of all staff recommendations, and 
etcetera). Subsequent to our initial review, we provided our review comments to the applicant 
and received the attached in response. Below are our remaining observations for the Planning 
Commission and applicant to consider prior to final site plan review as well as other relevant 
notations regarding the proposed.  
 
Section 470-23.08F(4)(d)(3) – Operating and Site Reclamation Conditions, Setbacks 
 
Pursuant to Section 470-23.08(F)4(d)(3) of the ACTZO, storage or stockpile areas, equipment 
used for mining or processing, and interior truck access drives shall not be closer than 250 
feet to a dwelling on an adjoining property. As you will note within Sheet 3 of 7 of the site plan 
submission, the proposed interior truck access drive is within 250 feet of the residence located 
at 11915 40th Avenue at approximately 179.8 feet (the applicant shows a dimension to the 
centerline of the drive at 191.8 feet, thus we subtract 12 feet for half of the drive). While a 
setback of 250 feet is required, the aforementioned section allows the Planning Commission 
to permit a “lesser setback based upon evidence that such lesser distance will not result in 
adverse effect upon nearby residents or properties.” 
 
The Planning Commission will need to determine if the evidence provided warrants a lesser 
setback. Although no direct “evidence” was provided by the applicant, they are proposing the 
proposed berm and fence to justify a lesser setback, the details of which we elaborate on 
further below. During your deliberations, it is important to note that the Township Legal 
Counsel has advised that the required setback provision is a legitimate regulation that would 
not be preempted by the Michigan Zoning Enabling Act regarding mineral rights in the State.  
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Section 470-23.08F(4)(o) – Requirements for Mining Permitted by the Planning Commission, Screening 
 
Related to the aforementioned setback, the Planning Commission possesses the authority to require earth berms, 
landscaping, or both along all boundaries of the site which lack natural screening conditions through existing 
contours or evergreen growth. As a result, and in combination with Section 470-24.06D of the ACTZO, which we 
outline further below, the Planning Commission will need to determine if additional earth berms and/or 
landscaping is appropriate throughout the site, but particularly adjacent to the dwelling located at 11915 40th 
Avenue, in the instance you allow a lesser setback for the proposed entry drive (in the event you do not, the 
applicant cannot access the site at this location).  

 
In regards to the adjacent dwelling located at 11915 40th Avenue, coupled with Township staff, we have 
emphasized the importance of limiting negative impacts to the dwelling along the proposed entrance and internal 
drive. In response, the applicant proposes a berm of five feet in height along with an eight foot solid fence on top 
of that berm, as you will note on Sheet 7 of 7 of the site plan set. This berm and fence, however, is proposed to 
transition to a four foot tall berm with no solid fence as it continues west from the adjacent dwelling.  
 
Section 470-24.06D – Landscaping and Buffering  
 
As noted above, pursuant to your site plan standards for approval the applicant is required to provide reasonable 
visual and sound privacy for adjacent dwelling units. 

 
Section 470-23.08F(4)(e) – Requirements for Mining Permitted by the Planning Commission, Fencing and Signs 

 
In accordance with Section 470-23.08F(4)(e) of the ACTZO, all phases in which excavation is taking place shall be 
fenced. Such fencing shall be plastic or a similar visible material as may be approved by the Planning Commission. 
The applicant proposes wire fencing, which requires your review and approval, if appropriate.  
 
Article 21-A Landscaping Requirements 

 
In the same regard as Section 470-23.08F(4)(o) above, the applicant is subject to the front yard landscaping 
requirements of Article 21-A of the ACTZO. As you know, the Planning Commission possesses the authority to 
increase, decrease, or otherwise modify the landscaping requirements of Article 21-A, pursuant to certain criteria. 
While the applicant is proposing compliant landscaping at the proposed site entrance on the southern property, 
the applicant is requesting a waiver from the front yard landscaping requirement for the north property. The 
Planning Commission will need to determine if the request is appropriate and to what extent. 
 
Section 470-24.06C – Sidewalks and Pedestrian Circulation  
 
Pursuant to your site plan standards for approval, the applicant is required to either install a sidewalk along the 
40th Avenue property frontage or receive deferment from the Planning Commission. The applicant does not 
propose any sidewalk along 40th Avenue and requests deferment of their installation. As a result, a deferment of 
the sidewalk would be necessary in the instance the Planning Commission agrees with their proposal. As you 
know, when granted in the past the Planning Commission typically defers their installation until such time that 
sidewalks are provided to the site from adjacent properties. 

 
Section 470- 23.08F3 – Requirements for Mining Permitted by the Planning Commission  

 
The Planning Commission possesses the authority to require studies or information concerning the need for and 
the consequences of the mineral extraction. Studies may include, but are not necessarily limited to, an 
environmental impact, hydro-geological, engineering, traffic impact, and economic analysis impact on adjacent 
property values. The Planning Commission will need to determine if any studies are appropriate.  
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General Notations 
 

• Stockpiles are proposed at a height of 35 feet 

• The details of the proposed solid fence have not been provided (i.e. wood, vinyl, etc.) 
 

Township Department Reviews 
 
Review comments are attached from the Township Engineer. No concerns have been received from the 
Superintended of Public Utilities or the Township Fire Department. 
 
Public Hearing 
 
Following your review of the proposed, a public hearing is required to be scheduled for final site plan 
consideration.  
 
Planning Commission Considerations 
 
As the Planning Commission performs their preliminary review of this request, the following warrant your review 
and consideration. They are listed in no particular order.  
 

• Entry drive location – whether the evidence provided is sufficient to prove that its location will not result 
in adverse effect upon nearby residents or properties, and as a result the Commission can permit a lesser 
setback 

• The type of proposed solid fence (i.e. wood, vinyl, etc) 

• Whether additional berms and or trees are necessary along the site perimeter 

• Whether the proposed wire fencing is acceptable as similar visible fencing to plastic 

• Whether the front yard landscaping waiver request is appropriate 

• Whether the sidewalk deferment is appropriate 

• Whether additional studies are necessary to determine the need for and consequences of the proposed 
excavation 
 

The application has been scheduled for preliminary review at your September 8, 2026 meeting. We expect the 
applicant to be in attendance. If you have any questions, please let us know. 
 
GLR 
Planner 
 
Attachments 
 
cc: Adam Elenbaas, Supervisor 

Grant Braun, VK Civil 
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MEMORANDUM 
 

To: Allendale Charter Township Planning Commission  
From: Gregory L. Ransford, MPA 
Date: September 30, 2026 
Re: 12084 46th Avenue Mining Site Annual Report 
_________________________________________________________________________________________ 
 
Pursuant to Section 23.08G6 – Removal of Topsoil, Sand, Gravel, or Other Minerals, Annual Review of the 
Allendale Charter Township Zoning Ordinance (ACTZO), attached is a written report from Great Lakes Excavating 
Service, which outlines the progress of mining conducted on their property located at 12084 46th Avenue, as 
authorized by the Township. As you will recall, Great Lakes Excavating Service is permitted to excavate 
approximately 806,490 cubic yards of sand and gravel. 
 
Pursuant to Section 23.08G6, the applicant is required to provide the following: 
 

1. The amount and percent of material removed; 
2. The amount and percent of material remaining;  
3. Whether the mining will be completed within the time limit of the permit; 
4. A list of complaints received and how they were addressed; 
5. Reclamation progress and; 
6. Any other information as requested by the Planning Commission 

 
After reviewing the submitted materials, we believe the applicant has provided all of the required information.  
 
Coupled with the submission by the applicant, we inquired with the Township office regarding any complaints 
received directly by the Township since the last Annual Report. No complaints have been received. 
 
This matter is scheduled as a New Business item at your October 5, 2026, meeting. If you have any questions, 
please let us know. 
 
GLR  
Planner 
 
cc: Supervisor Elenbaas 
 
Attachment 
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Warner Ponds – Annual Review 2026 

 

1. Progress made over the preceding year, including: 

For reference, the following totals were approved: 
 

Pond A Total = 107,709 C.Y. 

Topsoil = 6,165 C.Y. 

Sand = 101,544 C.Y. 

 

Pond B Total = 157,320 C.Y. 

Topsoil = 6,858 C.Y. 

Sand = 150,462 C.Y. 

 

Amount and percent of material removed between July 2025 and July 2026: 

Pond A Total = Approximately 52,294 C.Y. (52%) 

Pond B Total = Approximately 68,012 C.Y. (45%) 

 

Amount and percent of material remaining: 

Pond A Total = Approximately 1,250 C.Y. (1%) 

Pond B Total = Approximately 1,250 C.Y. (>1%) 

 

2. Whether the mining will be completed within the time limit of permit 

For reference, the total time approved for the mining was five (5) years, expiring August 2, 2026. 

The extraction of the pond has been completed, and it is anticipated that fine grading will be 

completed in the next 30 days.  

 

3. List of complaints received and how they were addressed 

A request for any received for complaints was submitted to Katie Glynn on 9/1/2026.  No 

complaints were provided to us for this project.  

 

4. Reclamation progress 

Restoration will begin from the west to the east and be completed before winter. Small 

stockpiles of sand will be strategically left on site for construction of the future homes. 
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