
CITY OF PORTAGE PLANNING COMMISSION 
 

AGENDA  
 

Thursday, October 17, 2024 
7:00 PM 

 
Portage City Hall Council Chambers 

 

  
CALL TO ORDER 
  
PLEDGE OF ALLEGIANCE 
  
ROLL CALL 
  
APPROVAL OF MINUTES:  

1. Minutes dated September 19, 2024 
  
PUBLIC HEARINGS 
* 1. Parking reduction request for 6400 S Westnedge Avenue 
* 2. Rezoning #24/25-3 to create new mixed use zoning districts with development standards in 

the Lake Center Commercial Corridor on Portage Road. 
  
SITE/FINAL PLANS: 
  
OLD BUSINESS:  
  
NEW BUSINESS: 
  
STATEMENT OF CITIZENS: 
  
ADJOURNMENT:  
 

 
 

 
Star (*) indicates printed material within the agenda packet. 

(1)          



CITY OF PORTAGE PLANNING COMMISSION

 Thursday, September 19, 2024 
7:00 PM Portage 

Portage City Hall Council Chamber

The City of Portage Planning Commission Workshop meeting of September 19, 2024, was called to order 
by Chair Corradini at 6:00 p.m. The meeting notes of the workshop are provided below under New 
Business. 

 
The City of Portage Regular Planning Commission meeting of September 19, 2024, was called to order 
by Chair Corradini at 7:00 p.m.  

 
IN ATTENDANCE
• Peter Dame, Chief Development Officer
• Biqi Zhao, Deputy Director of Planning and Zoning
• Eric Feldt, Senior City Planner
• Alex Johnson, City Planner
• Catherine Kaufman, City Attorney

ROLL CALL

Staff called the roll: Chairman Corradini (yes); Vice Chair Baldwin (yes); Secretary Freiman (yes), Adams 
(yes); Copp (yes); Joshi (arrived 7pm); Fries (yes); Youngs (yes); and Longjohn (arrived 6:30pm). 
9-Present; 0-Absent.

APPROVAL OF MINUTES

1. Minutes dated September 5, 2024

Motion by Vice Chair Baldwin, seconded by Commissioner Copp to approve the September 5, 2024, as 
submitted. Upon a voice vote, motion carried 9-0.

PUBLIC HEARINGS

1. A PD Tentative Plan Amendment and Preliminary Condominium Plan request for McConley Cove 
Planned Development at 1075 Bacon Avenue:

Mr. Feldt provided a presentation outlining project details and review process, showed various site 
pictures and project images, compared previous approved planned development vs. new proposal 
elements, explained applicable zoning and Master Plan elements, and shared public comments.

He concluded the presentation by providing two separate voting recommendations: 
1. Planning Commission recommend to City Council the approval of the proposed Tentative Plan 

Amendment for McConley Cove residential development at 1075 Bacon Road.
2. Planning Commission recommend to City Council the approval of the Preliminary Condominium Plan 

for McConley Cove residential development at 1075 Bacon Road.

Some commissioners were concerned about impacts to neighborhood harmony due to the proposed street 
design of curb/ gutter and sidewalks, smaller lot sizes and houses, and general appearance. However, Mr. 
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Feldt clarified the that the proposed houses are larger than what the applicant previously stated in the 
packet. 

Commissioner Copp was concerned with construction traffic nuisance to the surrounding neighborhoods. 
Mr. Feldt stated that the City will have a pre-construction meeting with the applicant to discuss 
construction access and the need for possibly temporarily closing roads. 

Vice Chair Baldwin questioned the side setback being only five feet due to the worry of fires spreading 
and wondered if the Fire Marshal had been consulted. 
Mr. Feldt stated that there is a higher degree of fire material required for buildings that are in close 
proximity, and the building department ensures compliance with code, including fire, during the 
permitting process. And that the Fire Department did review the project.

Chair Corradini raised concerns about the transition from public to private stormwater in the planned 
development, including potential issues with a neighboring retention pond. He also inquired about the 
maintenance of roads, if they are public, and if this development will have a looped water main. 
Mr. Feldt stated that the stormwater is private due to the development being a site condo, citing successful 
private stormwater developments like Oakland Farms and The Oaks. The roads will be City maintained. 
Further details on the water main will be reviewed at a later date by the City Transportation and Utilities 
Department.

Commissioner Copp wondered if it was possible to eliminate the cul-de-sac islands so kids can play sports 
in road.
Mr. Feldt indicated that they are proposed by the developer and will be maintained by the future 
Homeowners Association. 

Commissioners Youngs and Fries stated that the Commission’s support of smaller lots, houses, setbacks, 
and resulting less maintenance for future homeowners. This idea is similar to the proposal. 

Commissioner Longjohn wondered if there’s a formal assessment for the water table and flow for this 
planned development available now. 
Mr. Feldt stated that it will be addressed in next phase, and the developer must submit a Soil Erosion 
permit during the permitting phase. 

Jack Gesmundo, applicant and representative from AVB, highlighted the importance of an increase and 
balance of housing in the market, which allows room for first-time buyers and allows current homeowners 
to move within the housing market. He described the previous McConley Cove planned development 
designs, described the project’s harmony with adjacent neighborhoods, and described the project’s overall 
design, unique street and cul-de-sac landscape, and layouts. He stated the street and cul-de-sac sizes cannot 
be changed due to fire department regulations. He also summarized the neighborhood meeting, where he 
addressed a single complaint and resolved it with the citizen, who was present at the Planning Commission 
meeting.

Chair Corradini inquired as to why this development consist of public street and utility infrastructure when 
many nearby are private. 
Mr. Gesmundo specified the reasons of higher cost to maintain private roads, the lack of common 
elements/areas, and that it’s a way to be more cost sensitive without cutting development. 
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Commissioner Fries asked about basement height for future houses. 
Mr. Gesmundo stated eight or nine feet, as preferred by the homeowner. 

Commissioner Longjohn inquired about engineering studies addressing ponding, flooding, or stormwater 
impacts affecting adjacent property. 
Mr. Gesmundo stated that McConley Cove will have a leeching system, and the lots/houses will direct 
water toward the streets. He emphasized stormwater is always a big concern of his company.

Chair Corradini opened the public hearing. 

No one spoke for or against the request, motion by Commissioner Joshi, seconded by Vice Chair Baldwin 
to close the public hearing. Upon a voice vote, motion carried 9-0.

Commissioner Joshi expressed her support and asked if the increase in density was due to the type of 
homes or resulting COVID impacts to the housing/ construction industry. 
Mr. Gesmundo stated it was a little of both. 

Motion by Commissioner Copp, supported by Commissioner Youngs, to recommend to City Council the 
approval of the proposed Tentative Plan Amendment for McConley Cove residential development at 1075 
Bacon Road. Upon roll call vote, motion carried 9-0. 

Motion by Commissioner Copp, supported by Vice Chair Baldwin, to recommend to City Council the 
approval of the Preliminary Condominium Plan for McConley Cove residential development at 1075 
Bacon Road. Upon roll call vote, motion carried 9-0.

SITE/FINAL PLANS
None.

OLD BUSINESS
None.

NEW BUSINESS

6pm Workshop: Lake Center/Portage Road Commercial Corridor Rezoning 
Mr. Feldt presented the proposed zoning standards for the Lake Center/ Portage Road Commercial 
Corridor rezoning by prefacing its support from the 2021 Lake Center District Corridor and 
Placemaking Plan (‘Lake Center Plan’). He showed various images and maps from the Lake Center Plan 
envisioning a future walkable, mixed use village corridor. He showed a proposed map of three zoning 
districts (Edge, Core, and Business) along Portage Road stretching from the intersection of E. Centre 
Avenue & Portage Road to the intersection of E. Osterhout Avenue and Portage Road. Mr. Feldt 
indicated that future development and redevelopment would need to meet various building and site 
standards to achieve the vision of the future of the corridor. Mr. Feldt underlined the importance of 
building design standards by showing various Google views of downtown Marshall, Midland, Chelsea 
and other areas. He concluded his presentation by stating the next steps of this rezone process to 
continue with either another workshop or a future public hearing back in front of the Commission. 

Overall, the Commission was supportive of the zoning standards. 
Mr. Feldt indicated that these standards will be presented at the next meeting as a public hearing item. 
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Planning Commission FY23-24 Work Program Report and Proposed FY24-25 Work Program

Mr. Feldt summarized the work program report indicating the Council’s FY 24-25 goals, highlighted 
FY23-24 projects such as Rezones and Special Land Use Permits voted on by the Planning Commission, 
mentioned future Commission training opportunities, and summarized some new Planning Commission 
work program items for FY 24-25.

Commissioner Fries inquired about the number of accessory dwelling units (ADU) built, and if any 
previously-existing ADU owners came forward to get theirs approved and legal. 
Mr. Feldt stated that there has been one issued, one in the permitting process now, and one inquiry. No 
one has come forward with a previously built ADU. 

Motion by Commissioner Adams, supported by Vice Chair Baldwin, to accept the FY 23/24 work program 
report and approve the proposed FY24/25 work program. Upon voice vote, motion carried 9-0.

STATEMENT OF CITIZENS
None.

STATEMENT OF COMMISSIONERS/ STAFF
None.

ADJOURNMENT
There being no further business to come before the Commission, Chair Corradini adjourned the meeting 
at 8:38 p.m.

Respectfully submitted,

Eric Feldt
Senior City Planner 
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TO:  Planning Commission     DATE:  October 17, 2024 
 
FROM: Peter Dame, Chief Development Officer  
 
SUBJECT: Parking reduction request for 6400 S Westnedge Ave 

 
 
I. INTRODUCTION: 
 
The applicant and property owner, Crossroads Galleria LLC, has submitted a Parking Reduction 
Request for 6400 S. Westnedge Avenue to facilitate a proposed development on 6460 S. Westnedge 
Avenue pursuant to Sec 42-520(O). Both properties are owned by Crossroads Galleria LLC and located 
along the west side of S. Westnedge Avenue near the Crossroads Mall.  
  
The requested parking reduction is to eliminate 40 parking spaces (24%) associated with the multi-
tenant commercial development on 6400 S. Westnedge Avenue to allow for a new Chase Bank on 6460 
S. Westnedge Avenue. Further details of the proposed development are provided later in this memo.  
  
Per the City’s Public Participation Plan, the applicant has discussed this Parking Reduction Request with 
adjacent property owners. No opposition was received. The landowner to the west (Village Green 
Properties LTD) is associated with a parking easement (attached) related to the parking reduction 
request.  
 
 
II. BACKGROUND INFORMATION: 
 
The subject site (6400 S. Westnedge Avenue) and the location of the proposed Chase Bank (6460 S. 
Westnedge Avenue) are both owned by Crossroads Galleria LLC. The former property contains an 
existing multi-tenant commercial development with businesses such as Plato’s Closet, Hot Work, Style 
Encore, Kumo Hirachi & Sushi, and more. The latter property is vacant but contains approximately 84 
parking spaces and is occasionally used for outdoor seasonal sales.  
 
Existing Parking Requirement - 6400 S. Westnedge Avenue 
The parking requirement for 6400 S. Westnedge Avenue is 164 spaces, consisting of 113 on-site spaces 
and 51 off-site spaces located at 6460 S. Westnedge Avenue. These 51 spaces are the subject of the 
parking reduction request and would be removed for the proposed Chase Bank.  
 

Proposed Chase Bank – 6460 S. Westnedge Avenue 

A submitted Site Plan for a new Chase Bank is under review by City staff and attached to this memo. 
This development will remove all 84 existing parking spaces (including the aforementioned 51 spaces), 
leaving 113 on-site spaces for 6400 S. Westnedge Avenue. The 33 additional spaces (84 minus 51 
spaces) on this site are a surplus and can be removed. Removing 51 of the overall 164 required spaces 
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results in a 31% parking reduction for 6400 S. Westnedge Avenue. To allow for this parking reduction 
and to facilitate the new Chase Bank, the owner has filed the subject Parking Reduction Request per Sec 
42-520(O). However, only up to 25% parking reduction can be removed for a parking reduction 
request.  
  
Proposed Parking Easement, Agreement - 6430 S. Westnedge Avenue 
To lessen the requested parking reduction, the applicant has entered into a parking easement with the 
adjacent landowner at 6430 S. Westnedge Avenue (Village Green Properties LTD), who will allow 
sharing of 11 spaces. These spaces are shown on the Chase Bank Site Plan but are located at 6430 S. 
Westnedge Avenue immediately west of 6460 S. Westnedge Avenue. Village Green Properties LTD has 
provided a draft parking easement agreement to allow these 11 spaces to be shared with and counted 
towards the 6400 S. Westnedge Avenue parking requirement. Therefore, these 11 spaces are added to 
113 for a new total of 124 spaces. This results in a new 40-space reduction (24%) of the 164-space 
parking requirement and it is within the parking reduction allowance.        
 
 
III. ANALYSIS: 
 
The following sections of Chapter 42. Division 5. Division 6 Subdivision 1- Off-Street Parking & 
Loading, Reduction in Parking Requirements procedures and regulations apply and addressed further in 
this report: Parking Reduction Request: Sec 42-520 (O).  
Sec 42-520 (O) Parking Reduction Request  
The applicant shall meet standards addressing reduction in parking, impacts on neighbors and adjacent 
streets. All requests shall be voted by the Planning Commission during a public hearing.  
Pursuant to Sec 42-523, the parking requirement for a multi-tenant commercial is calculated either as a 
single use large shopping center (>100,000 gross lease area) or a smaller shopping center calculated per 
each individual business (retail, restaurant, office, etc.). When a mix of proposed businesses have 
different hours of parking demand, staff may provide flexibility, recognizing that some businesses’ 
parking demands do not overlap and, therefore, not require full parking for each tenant. Additionally, the 
applicant may pursue a parking reduction request if they find that the overall parking demand is lower 
than the parking requirement. Further, due to the leasing periods of these tenants, there tends to be 
higher business turnover compared to a detached or owner-occupied business. When turnover occurs, 
the applicant generally informs staff of where parking is available for the new tenant. Generally, onsite 
management/ property owner(s) ensures their tenants’ customers' parking is available. 
 

The applicant provided a parking analysis (see attachment) performed by Kimley-Horn who calculated 
the parking demand for the multi-tenant commercial center at 6400 S. Westnedge Avenue and 
recognized the parking agreement with 6430 S. Westnedge Avenue. This analysis concluded that this 
parking reduction is not expected to have spillover parking demand. Therefore, the removal of 40 spaces 
is not expected to be detrimental to the subject property nor adjacent properties or abutting streets/ 
internal drives.  
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Staff has prepared a parking agreement acknowledging the proposed parking reduction calculation, 
location and the private parking easement. The recording of this agreement is recommended as a 
condition of this parking reduction request to ensure the parking as outlined in this report is followed in 
the future.  
 
Staff finds that the applicant’s parking analysis together with the City’s parking agreement and private 
parking easement agreement with 6430 S. Westnedge Avenue meets Parking Reduction Request Sec 42-
520 (O).  
 
PUBLIC NOTICING REQUIREMENTS 

Public notice was published in the Kalamazoo Gazette and a notice was sent to all property 
owners/occupants within 300 feet of the subject property on October 1, 2024. As of the date of this 
report (Wednesday, October 9), no public comments have been received. 

 
 
 
IV. RECOMMENDATION: 
 
Based on the above analysis and subject to any additional information brought before the Planning 
Commission during the public hearing, staff recommends the Parking Reduction for 6400 S. Westnedge 
Avenue be approved with the following condition: 

1. Prior to issuance of a Building Permit for developing 6460 S. Westnedge Avenue, the attached 
City Parking Agreement shall be recorded. 

 
 
Attachments:   
1. Proposed Site Plan for Chase Bank 
2. Parking Reduction Map 
3. Galleria Parking Easement Agreement 
4. Application 
5. 7.24.24 Chase Bank Portage, MI - Parking Reduction Memo 
6. Draft City Parking Agreement 
7. Vicinity Map 
8. Staff's Site Pictures; 10.3.24 
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6400 S. Westnedge Ave. 
Owner: Crossroads Galleria LLC 
Preserve 113 Parking Spaces 

6460 S. Westnedge Ave. 
Owner: Crossroads Galleria LLC 
Remove 84 spaces for Proposed 
Chase Bank 

 

6430 S. Westnedge Ave. 
Owner: Village Green Properties LLC 

Share these 11 spaces 
between 6430 & 6400 S. 
Westnedge Ave. 
Owner: Village Green 
Properties LLC 
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PARKING EASEMENT AGREEMENT 
 
 This Parking Easement Agreement (“Agreement”), dated this ___ day of ___________ 2024 
(“Effective Date”), is between Village Green Properties, LLC, which address is 700 Mall Drive, Portage, 
Michigan, 49024 (“Grantor”), and Crossroads Galleria, LLC, a Michigan limited liability company, which 
address is 4668 Vintage Ranch Lane, Santa Barbara, California 93110 (“Grantee”). 
 

Background 
 
 Grantor is the owner of a retail shopping center located in City of Portage, Kalamazoo County, 
Michigan, the legal description of which is set forth on Exhibit A (the “Grantor Parcel”). 
 
 Grantee is the owner of a parcel adjacent to the Grantor Parcel located at 6386 South Westnedge 
in Portage, the legal description of which is set forth on attached Exhibit B (“Grantee Parcel”).  Grantee 
has constructed a large retail building on the Grantee Parcel called the Crossroads Galleria Shopping 
Center and leases space in the Shopping Center to retail tenants.  The tenants’ employees, customers, and 
other invitees and guests (collectively the “Galleria Parties”) park their vehicles on the Grantee Parcel 
and, in addition, also park on a separate vacant parcel owned by Grantee located within the Shopping 
Center and south of the Grantee Parcel (the “Ground Lease Parcel”).  The legal description of the Ground 
Lease Parcel is set forth on attached Exhibit C. 
 
 The Grantee has entered into a Ground Lease (the “Ground Lease”) with JPMorgan Chase Bank, 
N.A. (“JPMC”) for the Ground Lease Parcel, on which JPMC proposes to construct a bank branch. 
Notwithstanding the construction of improvements on the Ground Lease Parcel, the Galleria Parties will 
continue to park vehicles on the Ground Lease Parcel in the future. However, because of this construction, 
the City of Portage requires Grantee to obtain from Grantor an easement for eleven (11) additional parking 
spaces on the Grantor Parcel.   
 
 Grantor has agreed to provide an easement to Grantee for these eleven (11) parking spaces under 
the terms of this Agreement. 
 
 This conveyance of easement by Grantor to Grantee, being for consideration less than $100.00, is 
exempt from state and county real estate transfer taxes pursuant to MCL §207.526(a) and MCL 
§207.505(a), respectively.   
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Agreement 

 
 In consideration of the mutual promises and covenants contained herein, the parties agree as 
follows: 
 

1. Easement Grant.  Grantor hereby grants to Grantee (and for all purposes hereunder, the 
term Grantee shall include all of the Galleria Parties) an exclusive easement (subject to Grantor’s existing 
rights) over the 11 parking spaces located on the Grantor Parcel as shown on the site plan attached hereto 
as Exhibit D (collectively the land on which the parking spaces are located shall be referred to as the 
“Easement Parcel”)   Grantee shall only have the right to use the Easement Parcel for the temporary 
parking of vehicles and for no other use. The easement rights hereunder shall include Grantee’s right to 
use the access drives and other portions of the Grantor Parcel necessary to reasonably exercise the parking 
rights hereunder.  Grantor agrees that it shall not interfere with Grantee’s easement rights set forth herein. 
The initial improvements to be made within the Easement Parcel as shown on Exhibit D are approved by 
Grantor and shall be constructed (including all curbing and stripping) by JPMC, at its sole cost.  

2. Parking Fee.  As consideration of use of the Easement Parcel and exercise of its easement 
rights hereunder, Grantee shall pay to Grantor an annual parking fee equal to the amount set forth on 
attached Exhibit E (“Parking Fee”).  The Parking Fee shall be paid on or before the first anniversary of 
the date of the Rent Commencement Date under the Ground Lease and annually thereafter, on or before 
all successive anniversary dates.   

3. Grantor’s Termination Rights.  At such time that the Ground Lease expires or is otherwise 
terminated, Grantee shall have the right to terminate this Agreement at any time by delivering written 
notice to Grantor, in which case the Parking Fee shall be prorated to the date of termination and all prepaid 
Parking Fee, if any, which is allocable to periods after termination shall be returned to Grantee within 
thirty (30) days of such termination notice. Grantee shall not terminate this Easement during the term of 
the Ground Lease without the prior written consent of JPMC. Notwithstanding anything to the contrary 
under this Agreement, Grantor shall not have the right to terminate this Agreement upon expiration of the 
Ground Lease; Grantee shall have the right to continue to use the Easement Parcel under this Agreement, 
provided it continues to pay Grantor the Parking Fee as set forth on Exhibit E, which shall include during 
any period which the Ground Lease Parcel is leased to another tenant for any purpose.  At such time that 
the Ground Lease and all renewals has expired, the parties agree that the Parking Fee will increase by 10% 
every five (5) years.  Thus, for illustration purposes, and assuming this Agreement has not been terminated, 
the Parking Fee for years 51 through 55 will be $42,796.74. 

4. Maintenance of Easement Parcel.   The parties agree that Grantor shall have the sole 
responsibility to reasonably maintain, repair, and replace (collectively “Maintain” or “Maintenance”) the 
Easement Parcel in good order and repair and at Grantor’s sole cost and expense.  Maintenance shall 
include, but not be limited to, the obligation to resurface the paved area; patch holes in the paved areas; 
Maintain all curbs, gutters, or drains, if any; reasonably restripe the parking spaces; remove snow and ice 
from the Easement Parcel; and otherwise reasonably Maintain the Easement Parcel for its intended use.  
Grantor shall have the right to hire third party contractors to assist with the Maintenance of the Easement 
Parcel and shall have the right to cover the surface of the Easement Parcel with concrete, asphalt, or a 
reasonable substitute whenever reasonably necessary.   
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Maintenance shall be completed in a manner which is consistent with sound construction practices 

and all applicable laws governing the same, including all ordinances of the City of Portage.  In addition, 
Maintenance shall be taken by Grantor with all reasonable speed and not unreasonably interfere with the 
Grantee’s use of the Easement Parcel.  If Grantor fails to properly Maintain the Easement Parcel, then 
Grantee may (and in the absence of action by Grantee, JPMC may) exercise such rights, provided that 
prior to taking such action, Grantor has been provided written notice that Grantee and/or JPMC will take 
such action, and Grantor has failed to fully cure the default within thirty (30) days of the delivery to 
Grantor of such notice.  All reasonable costs incurred by Grantee and/or JPMC in performing such 
Maintenance shall be paid by Grantor or it may be offset by Grantee against the Parking Fee. 
 

5. Insurance.  Each party shall, at all times, have in place public liability insurance to 
reasonably cover all losses, damages, expenses, and costs related to any property damage, personal injury, 
and death occurring on the Easement Parcel, in amounts of not less than one million ($1,000,000) single 
limit coverage.  Each party shall list the other party as an additional insured on said policy, provided the 
same is commercially reasonable.  Each party further hereby releases and discharges the other party of 
and from all claims and causes of action relating to or arising from all losses or damages which are covered 
by the parties’ insurance policies.  All insurance policies obtained by the parties shall contain a waiver of 
subrogation by the insurance company and the parties shall obtain such waiver of subrogation 
endorsements if necessary.  Each party shall provide a copy of such insurance policy or policies, or 
certificates of the same, to the other party upon request of the other party. 

6. Default.    If Grantee fails to timely pay the Parking Fee under this Agreement, then Grantor 
may send written notice to Grantee of such default. Until Grantor receives written notice from JPMC that 
the Ground Lease has been terminated, all such notices of non-payment or other default by Grantee 
hereunder from Grantor shall be sent to JPMC at the address listed in Section 12 below at the same time 
and in the same manner, as such notices are sent to Grantee.  If Grantee fails to pay Parking Fee within 
thirty (30) days thereafter, Grantor may terminate this Agreement and all of Grantee’s rights hereunder, 
provided that Grantor delivers another written notice to Grantee and JPMC of the default and Grantee and 
JPMC have failed to fully cure such default within fourteen (14) days after delivery of such notice. 

7. Permanent Easement.  The easement rights granted under this Agreement shall run with 
the Grantor Parcel and the Grantee Parcel and shall permanently bind and benefit all successors of the 
parties to this Agreement, unless this Agreement is terminated by its terms or under Michigan law.  

8. Attorney Fees.  Notwithstanding anything to the contrary in this Agreement, in the event 
that either party shall bring a lawsuit against the other party for breach of such party’s obligations under 
this Agreement, the losing party shall pay the prevailing party’s costs and expenses incurred in connection 
with such litigation, including without limitation reasonable attorney fees.  The “prevailing party”, if any, 
shall be determined by the court hearing such matter. 

9. Entire Agreement.  This Agreement constitutes the entire agreement between the parties 
with respect to the matters set forth herein, and there are no representations, warranties, covenants, or 
obligations except as set forth herein.  This Agreement supersedes all prior and contemporaneous 
agreements, understandings, negotiations, statements and discussions, written or oral, of the parties hereto, 
relating to the matters contemplated by this Agreement. 
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10. Amendments.  The terms of this Agreement may be amended or modified, provided such 
amendments or modifications are made in writing and signed by both parties. 

11. Governing Law.  This Agreement shall be governed by the laws of the State of Michigan. 

12. Notice.  Any written notice hereunder shall be deemed delivered on the date the same is 
mailed to such party, or on the date the same is personally delivered upon any such party or an officer, 
member, shareholder, or other principal of a party if the party is a corporation, limited liability company, 
or other entity.  Notice shall also be deemed delivered on the date notice is sent by email to a party or 
representative as set forth above, provided the same is sent to a then working email address of such person, 
party or representative.  Notice shall be deemed properly addressed if sent to the following addresses: 

 
To Grantor:   
 
 

Village Green Properties, LLC 
Attn: Jenny R. Gately  
700 Mall Drive 
Portage, Michigan 49024  

  
To Grantee:  
 
 

Crossroads Galleria, LLC 
Attn: Salim Harik  
4668 Vintage Ranch Lane 
Santa Barbara, California 93110 

  
With a copy to: Jeffrey D. Swenarton 

Kreis, Enderle, Hudgins & Borsos, P.C. 
750 Trade Centre Way 
Suite 250 
Portage, Michigan 49002 

  
If to JPMC: JPMorgan Chase Bank, National Association 

1111 Polaris Parkway 
Mail Code OH1-0241 
Columbus, Ohio 43240-2050 
Attn:  Property Administration Manager 

  
 Either party may change the name of its contact person at any time by notifying the other party in 
writing. 
 

IN WITNESS WHEREOF, the parties below have executed or caused this Agreement to be 
executed by its duly authorized representatives on the date first set forth above. 
 
 

[Signatures on Following Pages] 
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       GRANTOR: 

 
Village Green Properties, LLC, a Michigan 
limited liability company 

 
 
Date: _____________, 2024           
       By:  Joshua T. Weiner  
       Its: Manager  
 
STATE OF MICHIGAN  ) 
     ) ss. 
COUNTY OF _______________ ) 
 
 The foregoing instrument was acknowledged before me this ___ day of ____________, 2024, by 
Joshua T. Weiner, as Manager of Village Green Properties, LLC, a Michigan limited liability company. 
              

       
    , Notary Public 
    County,    
Acting in __________ County,    
My commission expires:     

 
 

[Signature Page Continued]  
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       GRANTEE: 
 
       Crossroads Galleria, LLC,  
       a Michigan limited liability company 
 
 
Date: _____________, 2024           
       By:  Salim Harik      
       Its:  Member  
     
STATE OF ________________ ) 
     ) ss. 
COUNTY OF _______________ ) 
 
 The foregoing instrument was acknowledged before me this ___ day of ___________, 2024, by 
Salim Harik, as Member of Crossroads Galleria, LLC, a Michigan limited liability company. 
 

       
    , Notary Public 
    County,    
Acting in __________ County,    
My commission expires:     

   
 
 
 
 
 
 
 
 
 
 
 
 
Drafted by and when recorded return to: 
Jeffrey D. Swenarton 
KREIS, ENDERLE, HUDGINS & BORSOS, P.C. 
750 Trade Centre Way, Suite 250  
Portage, Michigan 49002   
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EXHIBIT A 
 

GRANTOR’S PARCEL LEGAL DESCRIPTION 
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EXHIBIT B 
 

GRANTEE PARCEL LEGAL DESCRIPTION 
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EXHIBIT C 
 

GROUND LEASE PARCEL LEGAL DESCRIPTION  
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EXHIBIT D 
 

SITE PLAN 
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EXHIBIT E 
 

ANNUAL PARKING FEE PAYMENTS 
 

Lease Year Annual Payment 
  
1-5 (Initial Term) $16,500.00 
6-10 (Initial Term) $18,150.00 
11-15 (Initial Term) $19,965.00 
16-20 (First Renewal Term) $21,961.50 
21-25 (Second Renewal Term) $24,157.65 
26-30 (Third Renewal Term) $26,573.42 
31-35 (Forth Renewal Term) $29,230.76 
36-40 (Fifth Renewal Term) $32,153.83 
41-45 (Sixth Renewal Term) $35,369.21 
46-50 (Seventh Renewal Term) $38,906.13 
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APPLICATION
Department of Community Development 

Applicant must complete all items in sections 1-9 (if applicable). 

Please note: Separate applications must be submitted for Plumbing, Mechanical and Electrical Work Permits 

No Work is to Start Prior to the Issuance of Building Permit 

1) PROJECT INFORMATION
Project Address

2) IDENTIF C TION (OWNER)
Name Address 

City State Zip       Phone

4) BUILDING CONTRACTOR
Company name Address City 

State Zip Phone

Email Federal Employer ID 

Builder License Number Expiration Date 

Workers Comp Insurance Carrier MESC Employer Number 

5) TYPE OF DEVELOPMENT PROJECT

Site Plan Building Plan Final Plan in Planned Development

Subdivision Condominium Land Division Requiring Public Improvements

Landscape Plans Public Water Main Public Sanitary Sewer Main

Other:________________ (Note: Please provide a Portable Document Format (PDF) of the plans for the project at time of 
document submittal. The submitted format shall be CD/DVD or USB. If a PDF is not submitted, 
an additional $25 fee plus $1 for each plan sheet after 20 sheets will apply.)

6) TYPE OF IMPROV MENT

New Building Alteration Addition  Repair Demolition  Foundation Only

Relocation Special Inspection Solar Other:_____________________

7) DESCRIPTION OF WORK
_______________________________________________________________________
_______________________________________________________________________
_______________________________________________________________________
Valuation of Project: $ ___________________________________________________

3) ARCHITECT OR ENGINEER
Name Address City

State ZIp Phone

License Number Expiration Date Email

Please refer to project narrative
attached to submittal package.

6460 S Westnedge Avenue, Portage, MI 49002

PO BOX 715 Portage MI

John M. Halleran 200 S Michigan Ave. Suite 1020 Chicago

Illinois 60604 312-583-9800

halleran@tapchicago.com

Parking Reduction Request

Please refer to project narrative in the submittal package

2.5 million

CROSSROADS GALLERIA LLC PO BOX 715 Portage

49081

1301066023 08/01/2025
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MEMORANDUM 

 To: Terron Wright – The Architects Partnership, Ltd 

 From: Rory Fancler, AICP, PTP – Kimley-Horn 
  Matt Hadar, P.E. – Kimley-Horn 
 
 Date: July 23, 2024 

 RE: Crossroads Galleria Outlot Development – Parking Review 
  Portage, Michigan 
 

Kimley-Horn of Michigan, Inc. (Kimley-Horn) was retained by The Architects Partnership, Ltd to 
perform a parking review for the proposed outlot development at Crossroads Galleria, located on 
the southwest quadrant of the intersection of S. Westnedge Avenue/Mall Drive-Gladys Street in 
Portage, Michigan. The proposed development would provide a 4,342 square-foot bank fronting 
S. Westnedge Avenue. This review was completed in order to assess future parking conditions 
with development of the outlot. 

Executive Summary 
Crossroads Galleria is an approximately 30,400 square-foot shopping center located on the 
southwest quadrant of S. Westnedge Avenue/Mall Drive-Gladys Street. A total of 211 parking 
spaces are currently provided for Crossroads Galleria, which exceeds the 164 spaces required 
per the City of Portage.  

The proposed 3,432 square-foot bank with drive-up ATM would provide a total of 30 spaces (28 
standard spaces, 2 accessible spaces), which exceeds City of Portage requirements. In order to 
accommodate the bank, 98 spaces would be removed, and 11 new spaces would be provided for 
Crossroads Galleria (net reduction 87 spaces). The new spaces would be located along the 
western boundary of the subject site and would comply with the requirements outlined in Section 
42-520(C) of the City of Portage Code of Ordinances. Crossroads Galleria would provide a total 
of 124 parking spaces, which is 40 spaces (24%) less than the 164 spaces required by the City. 
The proposed parking reduction is less than 25 percent of the required parking. Consistent with 
Section 42-520(O) of the City of Portage Code of Ordinances, the proposed parking supply is 
expected to support peak demand based on a review of empirical data. 

Based on a review of Crossroads Galleria parking conditions on a typical weekday and Saturday, 
peak parking demand would be accommodated within the 124 spaces. During the weekday, peak 
parking demand occurred at 4:00PM with 68 occupied spaces. On a typical Saturday, peak 
parking demand occurred at 12:00PM with 48 occupied spaces.  

Based on parking conditions at Crossroads Galleria, spillover parking demand is not anticipated. 
However, based on a review of parking conditions at Village Green shopping center (i.e., 
Harding’s Marketplace, Planet Fitness, Dollar Tree, CSL Plasma), located immediately to the 
west, more than 395 vacant spaces were observed during peak weekday and Saturday 
conditions. Therefore, a shared parking agreement should be considered between Crossroads 
Galleria, Village Green, and the bank outlot in order to provide parking flexibility during peak 
conditions, and to support unique parking demand characteristics for existing and future tenants. 
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This also allows customers visiting multiple destinations to park once and walk between various 
destinations within the shopping centers.  

Existing and Proposed Site Development 
Crossroads Galleria is a multi-tenant shopping center totaling approximately 30,400 square feet. 
A total of 211 parking spaces are currently provided for Crossroads Galleria, including 113 spaces 
on the north lot and 98 spaces on the south lot (outlot development site). To accommodate the 
proposed 3,432 square-foot bank with drive-up ATM, the 98 spaces on the south lot would be 
removed. The proposed bank development would provide a total of 30 parking spaces. An 
additional 11 parking spaces would be constructed along the western property boundary and 
dedicated to Crossroads Galleria. Crossroads Galleria would provide a total of 124 parking 
spaces.  

Access to Crossroads Galleria is provided via two full-access driveways to Mall Drive, a right-
in/right/out driveway to S. Westnedge Avenue, and two full-access driveways to Crossroads 
Drive. These driveways are shared with the adjacent Village Green shopping center. No changes 
to overall site access are planned with the proposed bank outlot development. The proposed site 
plan is provided as Attachment 1.  

City Code Review 

Table 1 summarizes the parking required for the proposed outlot development and adjacent 
Crossroads Galleria and Village Green per Section 42-523 (Schedule of off-street parking 
requirements) of the City of Portage Code of Ordinances.  

As shown in the table, the proposed 3,432 square-foot bank is required to provide a total of 27 
spaces, which assumes an employee headcount of 10. A total of 30 parking spaces would be 
provided, which exceeds the minimum requirement.  

Crossroads Galleria currently provides a total of 211 parking spaces, which exceeds the 164 
spaces required by the City. With removal of the south lot to accommodate the bank outlot 
development, a total of 113 spaces would be provided onsite. In addition, 11 spaces would be 
constructed along the western boundary of the bank development. These new spaces would 
comply with the requirements outlined in Section 42-520(C) of the City of Portage Code of 
Ordinances and would be dedicated to Crossroads Galleria. As a result, a total of 124 spaces 
would be provided for Crossroads Galleria, which is 40 spaces (24%) less than the 164 spaces 
required by the City. The proposed parking reduction is less than 25 percent of the required 
parking. Consistent with Section 42-520(O) of the City of Portage Code of Ordinances, the 
proposed parking supply is expected to support peak demand based on a review of empirical 
data. 

The adjacent Village Green shopping center currently provides a total of 597 parking spaces, 
which exceeds City requirements. 
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Table 1. City of Portage Required Parking 

Land Use 
Square 
Footage 
(GFA) 

Land Use Parking Ratio 
Code 

Required 
Spaces5 

Parking Supply 

Existing Surplus / 
Deficit Future Surplus / 

Deficit 

Proposed 
Bank   3,432 SF Shopping 

Center 
1 / 200 SF2 +  
1 / employee 27 -- -- 30 +3 

Crossroads 
Galleria 30,400 SF 

Retail  1 / 200 SF2  
1643 2116 +47 1248 -40 

Restaurant1 1 / 60 SF2 
Village 
Green 106,100 SF Shopping 

Center 4 / 1,000 SF4 424 591 +167 591 +167 

Total 6157 802 +187 745 +130 
1Assumed 4,985 GFA restaurant (Kumo Hibachi & Sushi) and 25,415 GFA retail for other tenants. 
2Usable floor area 
3Per City of Portage 

4Gross floor area 
5Calculated based on GFA; UFA not readily available. 
6Includes 113 onsite spaces and 98 spaces in adjacent outlot property. With the proposed bank development, a total of 113 spaces would be 
provided for Crossroads Galleria. 
7Reflects Code-required parking for existing development only; excludes Code-required parking for existing bank. 
8In addition to the 113 spaces provided onsite, an additional 11 spaces would be provided along the western boundary of the bank development 
and dedicated to Crossroads Galleria for a total of 124 spaces 
 

Existing Parking Demand 

To evaluate parking demand for Crossroads Galleria and the adjacent Village Green shopping 
center, Kimley-Horn conducted hourly parking occupancy counts during one typical weekday and 
one typical Saturday as summarized below. The count periods capture peak periods for the 
proposed bank and existing commercial development. 

• Wednesday, May 29, 2024, from 11:00AM to 5:00PM 
• Saturday, June 1, 2024, from 11:00AM to 1:00PM 

The parking occupancy counts are summarized for three areas: 1) Crossroads Galleria; 2) Village 
Green; 3) subject outlot. Table 2 summarizes the observed parking occupancy on a typical 
weekday. Table 3 summarizes the observed parking occupancy on a typical Saturday.  

During the weekday, peak parking demand for Crossroads Galleria occurred at 4:00PM with a 
total of 68 occupied spaces, including 50 spaces in the north lot and 18 spaces in the south lot. 
On Saturday, the peak occurred at 12:00PM with 48 occupied spaces, including 32 spaces in the 
north lot and 16 spaces in the south lot. Therefore, peak parking demand for Crossroads Galleria 
would be accommodated within the 124 spaces proposed. 
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Table 2. Observed Parking Occupancy - Weekday 

Time of Day 

Wednesday, May 29, 2024 

Village Green Crossroads Galleria Outlot Total 
Occupied 
Spaces 

Percent 
Occupied 

Occupied 
Spaces 

Percent 
Occupied 

Occupied 
Spaces 

Percent 
Occupied 

Occupied 
Spaces 

Percent 
Occupied 

11:00AM 191 32% 35 31% 11 11% 237 30% 
12:00PM 195 33% 37 33% 11 11% 243 30% 
1:00PM 196 33% 37 33% 13 13% 246 31% 
2:00PM 188 32% 37 33% 15 15% 240 30% 
3:00PM 184 31% 37 33% 12 12% 233 29% 
4:00PM 181 31% 50 44% 18 18% 249 31% 
5:00PM 184 31% 47 42% 15 15% 246 31% 
Average 188 32% 40 35% 14 14% 242 30% 

As shown in Table 2, parking demand for the adjacent Village Green is lower than the existing 
parking supply (591 spaces). Combined, Crossroads Galleria (north lot only) and Village Green 
had a total of 458 to 488 vacant spaces during the observation period. This vacancy does not 
include the Crossroads Galleria south lot (outlot development site). 

Table 3. Observed Parking Occupancy - Saturday 

Time of Day 

Saturday, June 1, 2024 

Village Green Crossroads Galleria Outlot Total 
Occupied 
Spaces 

Percent 
Occupied 

Occupied 
Spaces 

Percent 
Occupied 

Occupied 
Spaces 

Percent 
Occupied 

Occupied 
Spaces 

Percent 
Occupied 

11:00AM 151 26% 26 23% 11 11% 188 23% 
12:00PM 154 26% 32 28% 16 16% 202 25% 
1:00PM 138 23% 30 27% 14 14% 182 23% 
Average 148 25% 29 26% 14 14% 191 24% 

As shown in Table 3, Saturday midday parking demand is lower than the parking supply. 
Combined, Crossroads Galleria (north lot only) and Village Green had a total of 518 to 540 vacant 
spaces during the observation period. This vacancy does not include the Crossroads Galleria 
south lot (outlot development site). 

Future Parking Demand 

Parking demand for the proposed bank was estimated using empirical data provided in the 
Institute of Transportation Engineers (ITE) Parking Generation Manual, 5th Edition. Data provided 
for Drive-In Bank (Land Use Code 912) was selected as most closely representative of the 
proposed development. A summary of the ITE data is provided in Table 4. 
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Table 4. ITE Peak Parking Demand – Drive-In Bank (LUC 912)  

Period 
Peak Period Parking Demand per 1,000 SF GFA 

Average Rate 85th Percentile  

Weekday 3.72 6.00 

Saturday 3.05 4.77 
 
Based on ITE data, the average peak parking demand for the proposed 3,432 square-foot bank 
is 13 spaces on a weekday and 10 spaces on a Saturday. According to the 85th percentile data, 
peak parking demand for the 3,432 square-foot bank is 21 spaces on a weekday and 16 spaces 
on a Saturday. Parking demand would be accommodated within the 30 parking spaces proposed 
for the outlot development. Should parking demand may exceed the proposed supply, additional 
spaces would be available immediately adjacent to the outlot within the Crossroads Galleria and 
Village Green parking lots.  

As existing demand within the outlot parking lot would be accommodated within the adjacent 
Crossroads Galleria and Village Green parking lots, and peak parking demand for the proposed 
bank is expected to be accommodated onsite, the proposed outlot development is not expected 
to materially change parking conditions for the adjacent shopping centers. 

Conclusion 

The proposed bank redevelopment would provide 30 parking spaces, which exceeds City of 
Portage requirements. The proposed parking supply is expected to accommodate average and 
85th percentile peak parking demand for the 3,432 square-foot bank. Spillover parking demand is 
not anticipated; and therefore, the proposed bank redevelopment is not expected to materially 
impact parking for Crossroads Galleria and Village Green.  

With development of the bank outlot, Crossroads Galleria would provide a total of 124 parking 
spaces which is 40 spaces (24%) less than the 164 spaces required by the City of Portage Code 
of Ordinances. Based on a review of weekday and Saturday parking conditions, the 124 parking 
spaces are expected to support peak demand. Spillover parking demand is not anticipated. A 
shared parking agreement is underway between Crossroads Galleria, Village Green, and the 
bank outlot in order to provide flexibility to accommodate peak parking conditions, to support 
unique parking demand characteristics for existing and future tenants, and to encourage a “park 
once” approach for customers visiting multiple destinations within the shopping centers. A copy 
of the shared parking agreement will be provided to the City as it becomes available. 

The shared parking agreement would meet the requirements of Section 42-520 (General 
requirements) of the City of Portage Code of Ordinances, which stipulates off-street parking to be 
located within 500 feet of the building entrances with a minimum 4-foot sidewalk to the building. 
Further, the off-site parking for Crossroads Galleria would represent 7 percent of the 164 spaces 
required by Code, which is less 25 percent per City requirements.  

Please do not hesitate to contact us with any questions related to the information in this 
memorandum. 
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Parking Agreement 
 

This Parking Agreement (‘Agreement’) entered into this _______ day of ______, 
2024 by and between Crossroads Galleria LLC, whose address is 6400 S. Westnedge Avenue, 
Portage, MI, and Village Green Properties LTD, whose address is 6430 S. Westnedge Avenue, 
Portage, MI, and Parcel Identification Number (PIN) is 00009-017-A. 
 
WHEREAS on [DATE] the City of Portage approved a Site Plan (Exhibit ‘A’) for the development 
of Chase Bank financial institution located at 6460 S. Westnedge Avenue. Site Plan approval was 
conditioned upon the approval of a Parking Reduction Request consisting of a parking analyses, 
Parking Easement Agreement (Exhibit ‘B’), and the subject Parking Agreement by the City 
Planning Commission as described herein.  
 
WHEREAS the City of Portage requires off-street parking for development per Sec 42-520. The 
Chase Bank development requires 27 parking spaces but voluntarily will provide 30 parking 
spaces, resulting in a surplus of three spaces.  
 
WHEREAS the Chase Bank development will displace 51 parking spaces associated with the 
adjacent existing multitenant development at 6400 S. Westnedge Avenue. 6460 and 6400 S. 
Westnedge Avenue are both owned by Crossroads Galleria LLC. This multitenant development 
requires a minimum of 164 parking spaces. There are 113 existing parking spaces on 6400 S. 
Westnedge Avenue, which will be unaffected by the Chase Bank development. With approval by 
the Planning Commission, a parking requirement can be reduced via an approved parking 
reduction request.  
 
WHEREAS 11 surplus parking spaces on 6430 S. Westnedge Avenue (owned by Village Green 
Properties LTD) and located immediately located west of 6460 S. Westnedge Avenue will be 
shared with 6400 S. Westnedge Avenue (between Village Green Properties LTD and Crossroads 
Galleria LLC) through a Parking Easement Agreement (Exhibit ‘B’). Therefore, these 11 spaces 
are added to the existing 113 spaces for use for 6400 S. Westnedge Avenue. This provides 124 
spaces, and reduces the required spaces by 40, representing a 24% reduction from the original 164 
spaces parking requirement.  
 
WHEREAS approval of the Parking Reduction Request and associated Parking Easement 
Agreement and the subject Parking Agreement meets the intent of the parking requirement of the 
City. Further, the Site Plan condition of approval and an executed copy hereof shall be provided 
to the City of Portage be included in Chase Bank Site Plan record of approval.    
 
NOW THEREFORE it is agreed as follows:  
 
Village Green Properties LTD and Crossroads Galleria LLC agrees to the operations of the parking 
agreement as addressed herein.  
 
TERM 
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This Agreement shall be effective upon execution by both parties and shall be accepted by the 
City’s Chief Development Officer or his/her designee and shall not be amended and/or terminated 
without written consent of both parties and the City’s Chief Development Officer or his/her 
designee.   
 
The terms of this agreement shall be in perpetuity and shall be automatically revoked upon the 
removal, discontinuation, or change in use of Chase Bank development from the property.    
 
COOPERATION 
 
The parties agree to cooperate and work together in good faith to effectuate the purpose of this 
Agreement. 
 
SUPPLEMENTAL COVENANTS 
 
No private agreement shall be entered into that overrides this agreement. 
 
IN WITNESS WHEREOF, the parties have executed this Agreement as of the Effective Site 
Plan approval date of __________. 
forth at the outset hereof. 

Village Green Properties LTD.:  

_____________                Date:_____________________ 

Witness:        By:  

_______________________     _____________________________ 

 

Crossroads Galleria LLC:  

Witness:        By:  

_______________________     ______________________________ 

 

Acceptance by the City of Portage 

Witness:        By:  

______________________________   ______________________________ 
       Peter J. Dame, Chief Development Officer 
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Staff’s Site Picture – October 3, 2024 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 1. Look north at the Crossroads Galleria (6400 S. Westnedge Ave.) 
multi-tenant commercial building. South Westnedge Ave. is located to the 
right (outside of picture). 

Figure 2. Look northeast across an interior private drive toward Crossroads 
Galleria commercial building. Eleven spaces (not striped) will be provided near 
red van and located along drive access on 6430 S. Westnedge Ave. 
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Figure 3. Look south along S. Westnedge Avenue toward site of proposed Chase 
Bank (6460 S. Westnedge Ave.) with 81 existing parking spaces.  

Figure 4. Look west toward site of proposed Chase Bank and Crossroads Galleria.  
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TO:  Planning Commission     DATE:  October 17, 2024 
 
FROM: Peter Dame, Chief Development Officer  
 
SUBJECT: Rezoning to create new mixed use zoning districts in the Lake Center Commercial 
Corridor on Portage Road 

 
 
I. INTRODUCTION: 
 
The City of Portage seeks to amend Article 4 Zoning of Chapter 42 by rezoning and creating new mixed 
use zoning districts with development standards for parcels abutting Portage Road between E. Centre 
Avenue and E. Osterhout Avenue. The 172 subject parcels are shown in the attached proposed zoning 
map.  This area comprises the commercial properties in what is known as the Lake Center commercial 
district.  The proposed development standards are attached as the ‘Lake Center District Zoning 
Amendment’. The purpose of this rezone and development standards is to implement the City’s Master 
Plan and one of the recommendations of the Lake Center District Corridor & Placemaking Plan (aka 
‘Lake Center District’) both of which envision the area as a mixed-use traditional physical form of a 
neighborhood corridor with safe streets, wide sidewalks, buildings close to the sidewalks, and parking 
lots behind buildings, and more compatible physical form and uses to encourage a pedestrian friendly 
and walkable character. The proposed zoning and development standards will guide future development 
towards this vision.  

The existing development along Portage Road is a mix of residential and commercial uses consisting of 
a general suburban design, with a mix of mulitiple existing zoning districts. Buildings are located behind 
front parking lots. Portage Road consists of a multi-lane road with fast and high-volume traffic. Older 
and renovated single family homes are scattered in and among and between commercial uses even 
within commercially zoned areas.  Overall, the current mix and design of land use do not form a well-
planned cohesive corridor. More descriptions of the existing zoning districts are provided in detail later 
in this memo. By rezoning these parcels and requiring design standards, the overall suburban 
development setting will change toward a more walkable traditional physical form of a neighborhood 
commercial corridor setting.  

 
 
II. BACKGROUND INFORMATION: 
 
For over 20 years, various City’s plans have envisioned Portage Road near West Lake and Austin Lake 
as a traditional physical form of a neighborhood commercial corridor with a unique sense of place 
within the community that connects to lakes, residential neighborhoods, commercial places, parks, 
schools, and more unique assets. The following sections address this vision:  
 
MASTER PLAN 
The City’s new  Forward Together 2045 Master Plan and previous 2014 Comprehensive Plan 
highlighted the unique location and local interest in creating a lake center district consisting of a future 
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‘main street’ character with a narrower road, wide sidewalks, street trees, and overall more walkable as 
well as buildings located close to the street and parking behind. The Master Plan has an entire section 
dedicated to the Lake Center Subarea recommends key policies such as updating land use standards, 
promoting a redesign of Portage Road to increase safety, establishing a walkable mixed-use center, and 
more. Further, the Plan’s Future Land Use Map classifies large areas in this area for ‘Mixed 
Residential’, ‘Mixed-Use’, ‘Local Commercial’, and ‘Single Family Residential’.    
 
LAKE CENTER PLAN 
The Lake Center Subarea in the Master Plan draws from the 2021  Lake Center District Corridor and 
Placemaking Plan (Lake Center Plan) adopted by City Council.  It provides a more detailed vision by 
illustrating a redesign of Portage Road from 5 lanes to 3 lanes, future pedestrian crosswalks, future 
building improvements, future code regulations and design guidelines, future traffic lights at Forest 
Drive & Portage Road intersection, future connecting alleys and more. This plan recommended zoning 
changes to achieve this redesign as it applies to private properties.  
 
DRAFTING PROPOSED REZONING; PLANNING PROCESS 
To direct future private and public development towards this vision, in late 2023 the Council approved a 
contract with McKenna Associates (planning consultants) to assist city staff in a planning process to 
establish future code regulations and design guidelines for the Lake Center area. Starting in January of 
this year, staff and McKenna held three public meetings inviting all Portage Road residents, businesses 
and property owners to provide feedback on various village-like illustrations of building designs, 
parking lot and landscaping designs, multi-story residential and mixed-use buildings, and more. Also, a 
Steering Committee made of neighborhood interests was formed to provide a more local-based 
representation for further review. Based on public meeting feedback and guidance from the adopted City 
plans for the area, McKenna provided drafts of the rezoning districts and development guidelines for 
Steering Committee review.  Development concepts and ordinance drafts were reviewed in depth over 
the course of six public Steering Committee meetings.  The Steering Committee unanimously supported 
the draft rezoning and development standards on August 14, 2024 and recommended Planning 
Commission consideration and adoption. 
  
PLANNING COMMISSION MEETINGS 
On September 5, 2024, McKenna provided a presentation in summary of the draft zoning regulations 
and guidelines to the Planning Commission. On September 19, staff provided a workshop on this draft to 
the Commission for a more detailed discussion. The Commission was generally supportive of continued 
consideration of the draft zoning regulations and guidelines and did not suggest any changes.  
  
The draft zoning regulations and guidelines are the subject of this memo and are discussed in detail later 
in this memo. In short, the proposed ordinance establishes and replaces the existing mix of commercial 
zones with a new zoning district for the Lake Center area. The new district has three sections based on 
location within the district referred to as the Edge, Core or Business.  The three sections have some 
variations and in heights and uses for new or significantly expanded buildings, but all three sections 
would allow mixed-use buildings with commercial on the ground floor and residential above. New or 
significantly expanding buildings would also be subject to development standards intended to create an 
enhanced and more walkable district. 
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III. ANALYSIS: 
 
The following sections of Chapter 42. Division 8. Subsection 651 Amendments to this Article. 
procedures and regulations apply and addressed further in this report:  

• Sec. 42-651. Amendments to this Article 

Under this article, the rezoning request shall file a rezoning application, fee and to be scheduled for 
review during public hearings for the Planning Commission and City Council. The Planning 
Commission shall determine if the rezoning is appropriate based on the Comprehensive Plan, 
surrounding development patterns, and general land use considerations. Issues to be analyzed include 
consistency with the Future Land Use Map, suitability of the existing zoning classification, 
neighborhood harmony, impacts of the proposed zoning classification, and impacts to adjacent streets 
and utilities.  

ANALYSIS 

The area of proposed rezoning is along Portage Road between E. Centre Avenue (north point) and E 
Osterhout Avenue (south point). The subject parcels are those abutting Portage Road. See attached map. 
Some parcels that do not have any street frontage but are connected to development fronting Portage 
Road are also included. Parcels along Portage Road which are currently zoned One-Family Residential 
area are not included (except for a small City-owned parcel).  

Existing Zoning Districts  
There are a total of 172 parcels considered in the proposed rezoned. The following provides the number 
of parcels in their associated existing district.  

• 104 zoned B-3 General Business  
• 53 zoned I-1 Light Industrial 
• 8 zoned RM-1 Multifamily Residential 
• 2 zoned OS-1 Office Service 
• 2 zoned B-1 Local Business 
• 1 zoned B-2 Community Business 
• 1 zoned P-1 Parking  
• 1 zoned R-1C One Family Residential (City-Owned) 

 

Due to the mix of zoning districts and permitted uses within these districts, there is a wide variety of 
allowed land uses, yard setbacks, parking requirements, and other elements which resulted in a non-
cohesive development pattern having a more suburban setting. This mix of standards can be seen in 
Table 1. Without any overall direction or vision, these districts cannot create a well-planned cohesive 
mixed-use village setting. 
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Table 1. Summary of development standards in existing zoning districts along Portage Rd. 
 
Proposed Zoning Districts  
Three new zoning districts  are proposed to direct future development to achieve the cohesive village 
goal: 1) Lake Center Edge (LC-E), 2) Lake Centre – Core (LC-C), and 3) Lake Center-Business (LC-B). 
See the proposed zoning map for the general locations of these new districts.  
  
All 172 parcels would fall into one of these new districts (See Parcel List of Existing, Proposed Zoning 
District). Below provides the total number of parcels in each of the three proposed districts.  

• 78 rezoned to LC- Edge 
• 19 rezoned to LC – Core 
• 75 rezoned to LC – Business 
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Table 2. Summary of development standards of proposed zoning districts along Portage Rd. 
 

The LC-Edge (northern district) starts at the intersection of E. Center Ave and stretches south near 
Forest Drive intersection, is the largest district, and generally allows larger buildings. The LC-Core 
(Forest Drive to Clarence Drive) is the smallest district, is located in the ‘isthmus’ between Austin and 
West Lakes, and consists of the most specific site and building standards as being the most critical area 
for creating a walkable village. And, the LC-Business (southern district) is located in three separate 
areas: 1) Woodbine Avenue to Bacon Avenue; 2) area just north of Wetherbee Avenue; and 3) between 
Lancelot Court and E. Osterhout Avenue. This district allows the greatest amount of commercial/ 
industrial uses and is separated by existing single family zoning districts.  
  
Proposed Building Standards 
In addition to new site development standards in Table 2, all three proposed districts require all future 
buildings and additions to meet specific exterior building material, window sizing, and overall façade 
design. Further, new buildings and major additions would need to meet specific frontage types. Details 
of these standards are included in the attached Lake Center District Zoning Amendments. These new 
building standards will ensure future development creates a mixed-use, walkable village.  

Future Portage Road Construction 

Though not part of the subject rezoning but within the scope area, the City is pursuing redesigning and 
narrowing Portage Road to improve vehicular and pedestrian/ bicycle safety. Another goal is to 
transform the road into a ‘main street’ setting with wide sidewalks, street trees, street lighting, and more. 
This critical improvement will greatly link the public sidewalks to private businesses and land uses 
along Portage Road. The City will provide a public planning process in the future for the Portage Road 
redesign.  
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Overall, the proposed rezoning will achieve the goals of the Master Plan and Lake Center Plan to guide 
future development along Portage Road toward a mixed-use walkable village setting.  
  
PUBLIC NOTICING REQUIREMENTS 

Public notice was published in the Kalamazoo Gazette and a notice was sent to all property owners of 
the 172 subject parcels on October 1, 2024. As of the date of this report (Wednesday, October 9, 2024), 
no public comments have been received. 
  
 
 
IV. RECOMMENDATION: 
 
If no additional public comment is requested by and the Commission is supportive of the proposed 
rezoning, staff recommend the Planning Commission to City Council the approval of the 
Rezoning #24/25-3 to rezone and create new mixed use zoning districts with development standards of 
Lake Center Commercial Corridor on Portage Road. 
 
 
Attachments:   
1. Parcel List of Existing, Proposed zoning Districts 
2. Proposed Lake Center District Zoning Amendments 
3. Proposed Zoning Map 
4. Public Comment 10 09 2024 
5. Public Comment 10 15 2024 
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Address Parcel Number
Existing 
Zoning

Proposed 
Zoning

10429 PORTAGE RD 00520-011-O
RM-1;R-1A;R-
1B LC-B 

10420 PORTAGE RD 05760-009-O B-3 LC-B 
10496 PORTAGE RD 05760-006-A B-3 LC-B 
10412 PORTAGE RD 05760-010-O B-3 LC-B 
10406 PORTAGE RD 05760-012-O B-3 LC-B 
10336 PORTAGE RD 05760-013-O B-3 LC-B 
10334 PORTAGE RD 05760-014-O B-3 LC-B 
10371 PORTAGE RD 00520-001-O RM-1 LC-B 
10341 PORTAGE RD 00035-045-O RM-1 LC-B 
10351 PORTAGE RD 00035-050-O RM-1;R-1B LC-B 
10331 PORTAGE RD 00035-040-O RM-1 LC-B 
10332 PORTAGE RD 05760-015-A B-3 LC-B 
10244 PORTAGE RD 05760-019-O R-1C LC-B 
10145 PORTAGE RD 00035-012-O RM-1 LC-B 
10143 PORTAGE RD 00035-011-O RM-1 LC-B 
10131 PORTAGE RD 00035-010-H RM-1 LC-B 
9950 PORTAGE RD 00026-041-O I-1 LC-B 
9918 PORTAGE RD 00026-045-O I-1 LC-B 
9945 PORTAGE RD 00026-155-V I-1 LC-B 
9848 PORTAGE RD 00026-040-O I-1 LC-B 
9879 PORTAGE RD 00026-155-Y I-1 LC-B 
9830 PORTAGE RD 00026-050-O I-1 LC-B 
9835 PORTAGE RD 00026-156-O I-1 LC-B 
9820 PORTAGE RD 00026-055-O I-1 LC-B 
9810 PORTAGE RD 00026-056-O I-1 LC-B 
9801 PORTAGE RD 00026-159-O I-1 LC-B 
9782 PORTAGE RD 00026-057-O I-1 LC-B 
9764 PORTAGE RD 00026-058-O I-1 LC-B 
9741 PORTAGE RD 00026-165-O I-1 LC-B 
9735 PORTAGE RD 00026-160-O B-2 LC-B 
9717 PORTAGE RD 00026-095-O I-1 LC-B 
9711 PORTAGE RD 00026-090-O I-1 LC-B 
9718 PORTAGE RD 00026-060-O I-1 LC-B 
9702 PORTAGE RD 00026-065-O I-1 LC-B 
9650 PORTAGE RD 00026-066-O I-1 LC-B 
9651 PORTAGE RD 00026-085-B B-3 LC-B 
9599 PORTAGE RD 00026-085-A B-3 LC-B 
9617 PORTAGE RD 00026-070-J B-3 LC-B 
9616 PORTAGE RD 00026-070-B OS-1 LC-B 
9551 PORTAGE RD 00026-080-O B-3 LC-B 
CONDO BARN COMMON AREA I-1 LC-B 
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9917 PORTAGE RD UNIT 18 01630-018-O I-1 LC-B 
9917 PORTAGE RD UNIT 28 01630-028-O I-1 LC-B 
9917 PORTAGE RD UNIT 19 01630-019-O I-1 LC-B 
9917 PORTAGE RD UNIT 29 01630-029-O I-1 LC-B 
9917 PORTAGE RD UNIT 20 01630-020-O I-1 LC-B 
9917 PORTAGE RD UNIT 30 01630-030-O I-1 LC-B 
9917 PORTAGE RD UNIT 1 01630-001-O I-1 LC-B 
9917 PORTAGE RD UNIT 21 01630-021-O I-1 LC-B 
9917 PORTAGE RD UNIT 17 01630-017-O I-1 LC-B 
9917 PORTAGE RD UNIT 27 01630-027-O I-1 LC-B 
9917 PORTAGE RD UNIT 2 01630-002-O I-1 LC-B 
9917 PORTAGE RD UNIT 22 01630-022-O I-1 LC-B 
9917 PORTAGE RD UNIT 16 01630-016-O I-1 LC-B 
9917 PORTAGE RD UNIT 3 01630-003-O I-1 LC-B 
9917 PORTAGE RD UNIT 26 01630-026-O I-1 LC-B 
9917 PORTAGE RD UNIT 23 01630-023-O I-1 LC-B 
9917 PORTAGE RD UNIT 15 01630-015-O I-1 LC-B 
9917 PORTAGE RD UNIT 4 01630-004-O I-1 LC-B 
9917 PORTAGE RD UNIT 25 01630-025-O I-1 LC-B 
9917 PORTAGE RD UNIT 24 01630-024-O I-1 LC-B 
9917 PORTAGE RD UNIT 14 01630-014-O I-1 LC-B 
9917 PORTAGE RD UNIT 5 01630-005-O I-1 LC-B 
9917 PORTAGE RD UNIT 13 01630-013-O I-1 LC-B 
9917 PORTAGE RD UNIT 6 01630-006-O I-1 LC-B 
9917 PORTAGE RD UNIT 12 01630-012-O I-1 LC-B 
9917 PORTAGE RD UNIT 7 01630-007-O I-1 LC-B 
9917 PORTAGE RD UNIT 11 01630-011-O I-1 LC-B 
9917 PORTAGE RD UNIT 10 01630-010-O I-1 LC-B 
9917 PORTAGE RD UNIT 9 01630-009-O I-1 LC-B 
9917 PORTAGE RD UNIT 8 01630-008-O I-1 LC-B 
9830 NAVY PIER ST 00605-130-R I-1 LC-B 
2050 STANLEY AVE 00026-157-O I-1 LC-B 
2020 STANLEY AVE 00026-155-T I-1 LC-B 
9138 PORTAGE RD 02140-005-O B-3 LC-C
9125 PORTAGE RD 02140-083-O B-3 LC-C
9113 PORTAGE RD 02140-081-A B-3 LC-C
9110 PORTAGE RD 02140-001-A B-3 LC-C
9029 PORTAGE RD 00026-001-B B-3;R-1A LC-C
9009 PORTAGE RD 00026-005-O B-3 LC-C
9001 PORTAGE RD 00026-003-O B-3;R-1A LC-C
9008 PORTAGE RD 00340-058-O B-3 LC-C
8948 PORTAGE RD 00340-061-O B-3 LC-C
8991 PORTAGE RD 00023-364-O B-3 LC-C
8944 PORTAGE RD 00340-062-O B-3 LC-C
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8969 PORTAGE RD 00023-360-O B-3 LC-C
8928 PORTAGE RD 00340-066-O B-3 LC-C
8901 PORTAGE RD 00023-356-B B-3 LC-C
8910 PORTAGE RD 00340-069-O B-3 LC-C
8847 PORTAGE RD 00023-355-A B-3 LC-C
8842 PORTAGE RD 00340-087-A B-3 LC-C
8827 PORTAGE RD 00023-350-O B-3 LC-C
8915 PORTAGE RD 00023-356-C B-3 LC-C
8817 PORTAGE RD 00023-345-O B-3 LC-E
8822 PORTAGE RD 00340-089-A B-3 LC-E
8811 PORTAGE RD 00023-347-O B-3 LC-E
8818 PORTAGE RD 00340-091-O B-3 LC-E
8810 PORTAGE RD 00340-093-A B-3 LC-E
8801 PORTAGE RD 00023-348-O B-3 LC-E
8748 PORTAGE RD 00340-094-A B-3 LC-E
8736 PORTAGE RD 00340-096-A B-3 LC-E
8726 PORTAGE RD 00340-098-O B-3;R-1B LC-E
8725 PORTAGE RD 00023-336-O B-3 LC-E
8715 PORTAGE RD 00023-340-O B-3 LC-E
8724 PORTAGE RD 00340-099-A B-3 LC-E
8712 PORTAGE RD 00340-101-O B-3;R-1B LC-E
8705 PORTAGE RD 00023-337-D B-3 LC-E
8710 PORTAGE RD 00340-102-O B-3;R-1B LC-E
8648 PORTAGE RD 00340-104-O B-3;R-1B LC-E
8642 PORTAGE RD 00340-105-O B-3;R-1B LC-E
8636 PORTAGE RD 00340-106-O B-3;R-1B LC-E
8675 PORTAGE RD 00023-337-C B-3 LC-E
8632 PORTAGE RD 00340-107-O B-3;R-1B LC-E
8626 PORTAGE RD 00340-108-O B-3;R-1B LC-E
8639 PORTAGE RD 00023-337-B B-3 LC-E
8620 PORTAGE RD 00340-109-O B-3;R-1B LC-E
8606 PORTAGE RD 00340-111-O B-3 LC-E
8542 PORTAGE RD 00340-112-A B-3 LC-E
8585 PORTAGE RD 00023-337-A B-3 LC-E
8534 PORTAGE RD 00340-113-A B-3 LC-E
8524 PORTAGE RD 00340-115-O B-3 LC-E
8516 PORTAGE RD 00340-116-O B-3 LC-E
8509 PORTAGE RD 00023-346-O B-3 LC-E
8502 PORTAGE RD 00340-117-O B-3;R-1B LC-E
8444 PORTAGE RD 00340-120-O B-3 LC-E
2485 ZYLMAN AVE 00023-126-O I-1 LC-E
8441 PORTAGE RD 00023-135-O B-3 LC-E
8434 PORTAGE RD 00340-122-O B-3 LC-E
8435 PORTAGE RD 00023-130-O B-3 LC-E
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8430 PORTAGE RD 00340-123-O B-3;R-1B LC-E
8415 PORTAGE RD 00023-125-A B-3;I-1 LC-E
8418 PORTAGE RD 00340-125-O B-3;R-1B LC-E
8414 PORTAGE RD 00340-126-O B-3;R-1B LC-E
8405 PORTAGE RD 00023-120-A B-3 LC-E
8404 PORTAGE RD 00340-127-O B-3;R-1B LC-E
8344 PORTAGE RD 00340-129-O B-3;R-1B LC-E
8379 PORTAGE RD 00023-115-D B-3 LC-E
8340 PORTAGE RD 00340-130-O B-3;R-1B LC-E
8328 PORTAGE RD 00340-132-O B-3;R-1B LC-E
8387 PORTAGE RD 00023-115-C B-3 LC-E
8324 PORTAGE RD 00340-133-O B-3;R-1B LC-E
8318 PORTAGE RD 00340-134-O B-3;R-1B LC-E
8314 PORTAGE RD 00340-135-O B-3;R-1B LC-E
8312 PORTAGE RD 00340-136-O B-3;R-1B LC-E
8302 PORTAGE RD 00340-137-O B-3;R-1B LC-E
8229 PORTAGE RD 00023-110-O B-3;I-2 LC-E
8232 PORTAGE RD 00340-140-O B-3;R-1B LC-E
8222 PORTAGE RD 06780-001-O B-3 LC-E
8211 PORTAGE RD 00023-100-A B-3 LC-E
8204 PORTAGE RD 06780-026-O B-3 LC-E
8131 PORTAGE RD 00023-075-O B-3 LC-E
8136 PORTAGE RD 00023-195-O B-3 LC-E
8139 PORTAGE RD 00023-080-A B-3;I-2 LC-E
8127 PORTAGE RD 00023-065-O B-3 LC-E
8118 PORTAGE RD 00023-200-O B-3 LC-E
8119 PORTAGE RD 00023-060-O B-3;I-2 LC-E
8111 PORTAGE RD 00023-055-O B-3 LC-E
8043 PORTAGE RD 00023-504-O B-3 LC-E
8037 PORTAGE RD 00023-045-A B-3 LC-E
8086 PORTAGE RD 00023-205-E B-3;R-1B LC-E
8015 PORTAGE RD 00023-501-O B-3 LC-E
8050 PORTAGE RD 00023-140-O B-3 LC-E
7920 PORTAGE RD 00014-080-A OS-1 LC-E
7908 PORTAGE RD 00014-015-O B-1;1-2 LC-E
CENTREPORT COMMONS COMMON AREA B-3 LC-E
8722 PORTAGE RD 00340-099-B B-3;R-1B LC-E
2327 PROSPERITY DR 06780-025-O B-3 LC-E
2404 PLEASANT DR 06780-027-O P-1 LC-E
8061 PORTAGE RD 00023-505-O B-3 LC-E
2700 E CENTRE AVE 00023-503-A B-3 LC-E
7171 PORTAGE RD 00014-001-C B-1 LC-E
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Rezoning 24/25-03
Lake Center Zoning Districts

East Centre Avenue to East Osterhout Avenue

Proposed Rezoning to LC-E

Proposed Rezoning to LC-C

Proposed Rezoning to LC-B

Legend
Proposed Zoning

LC-E - Lake Center Edge
LC-B - Lake Center Business
LC-C - Lake Center Core

B-1 Local Business
B-2 Community Business
B-3 General Business
CPD Commercial Planned Development
I-1 Light Industry
I-2 Heavy Industry
OS-1 Office Service
OTR Office Technology and Research
P-1 Vehicular Parking
PD Planned Development
R-1A One Family Residential
R-1B One Family Residential
R-1C One Family Residential
R-1D One Family Residential
R-1E Estate Residential
R-1T Attached Residential
RM-1 Multiple Family Residential
RM-2 Multiple Family Residential
MHC Mobile Home Community
<all other values>

Existing Zoning
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1

Eric Feldt

From: Compliance Osprey <compliance@osprey-management.com>
Sent: Wednesday, October 9, 2024 1:32 PM
To: Eric Feldt
Subject: Fw: Portage,MI - Stowaway Storage (Portage) - Rezoning proposal
Attachments: Portage rezone.pdf

Follow Up Flag: Follow up
Flag Status: Completed

CAUTION: THIS EMAIL IS FROM AN EXTERNAL SENDER 
Do not click on links or open attachments unless this is from a sender you know and trust. 

Eric, 
 
Thank you for taking my call. I appreciate you explaining the changes to me in details. 
There is no objection on our side for this re-zoning.  

Dalton Manley 
Compliance Coordinator 

702-472-7877 
www.osprey-management.com 
 
 
 
 

From: Tyra Al Mujadidi  
Sent: Wednesday, October 9, 2024 10:26 AM 
To: Compliance Osprey <compliance@osprey-management.com> 
Subject: Portage,MI - Stowaway Storage (Portage) - Rezoning proposal 
  
 
 
  
Tyra Al Mujadidi 
Support Specialist 
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4th Floor KALAMAZOO BUILDING

107 W. MICHIGAN AVENUE

KALAMAZOO, MICHIGAN 49007

CROCKER LAW FIRM II, PLLC
A T T O R N E Y S  A T  L A W

BLAKE D. CROCKER, JD, LL.M.
blake@crockerlawfirm.com

October 16, 2024
City of Portage Planning Commission
Council Chambers
Portage City Hall
Portage Michigan 49002

Re: Proposed Zoning Amendments for the Lake Center District
October 17, 2024 Meeting of the City Planning Commission

Dear Planning Commission:

We are the attorneys for Crystal Car Wash II, PLLC. Our Client has owned and operated a
car wash business at 8387 Portage Road, Portage, Michigan for over 18 years; Mr. Kothawala, the
owner, has been a car wash owner and operator for over 30 years. He designed and built his car wash
in a location where the Portage zoning ordinance permitted its operation. Our client’s car wash
business is a small enclosed automatic car wash, located North of Zylman Avenue and South of
Centre Street. It is not located near the two lakes which are the focus of the plan and the revision of
the zoning ordinance. As the name of the zone indicates, it is on the “edge”. In reliance upon his
rights to operate his business in that location, our client has invested hundreds of thousands of
dollars in his business over the past 18 years. The value of this business represents a lifetime
investment of our client’s time, money and skill.

Currently, our client’s business is a Permitted Use under Section B-3, General Business
District, of the current zoning ordinance. The proposed amendments to the City of Portage Zoning
Ordinance changing the zone in which our client is located to LC-E would arbitrarily remove car
washes from the list of “permitted uses”, irreparably damaging our client’s business value,
potentially causing his business to close. The entire focus of the re-zoning appears designed to
unfairly target our client’s legitimate family-owned small business which utilizes drive through
vehicles as a means of generating revenue and devaluing that business, potentially putting him out of
business.

Zone B-3 is currently defined as follows:

“Sec. 42-262. - B-3 general business district.

A. Intent: The B-3 general business district is designed to provide sites for more diversified
businesses and are often located to serve pass by traffic. Locations for the B-3 district are thus
typically mapped along major traffic arteries and/or adjacent to B-2 community business districts.

B. Principal permitted uses: In a B-3 general business district, no building or land shall be
used, and no building shall be erected, except for one or more of the following specified uses, unless
otherwise provided in this article:

1. Any principal permitted use in the B-1 local business district, or uses permitted subject to
special conditions.
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CROCKER LAW FIRM II, PLLC
Attorneys at law

City of Portage Planning Commission
October 16, 2024
Page 2

2. Any principal permitted use in the B-2 community business district, or uses permitted
subject to special conditions.

3. Automatic and self-service carwashes, when completely enclosed in a building.”
It appears the proposed zoning amendment will re-zone our client’s property to Lake Center

Edge (LC-E), which is promoted as Mixed Use, and that this zone does not permit drive through car
washes.

Furthermore, the proposed Lake District Plan reduces the number of vehicle lanes, among
other things, to reduce the number of vehicles utilizing Portage Road right in front of our client’s
business.  This unfairly and specifically damages his drive through car wash business; therefore,
unfairly and arbitrarily targeting our client’s legitimate and lawful business, damaging its value,
threatening to reduce his revenues, and potentially killing his business.

We are writing in order to communicate our client’s serious concerns and strong objections to
the proposed amendments and the overall plan for the LC-E zone which incorporates his business,
as follows:

1. It is unfair to remove our client’s business from “permitted uses” thereby converting
his legitimate business into a non-conforming use, specifically damaging our client’s business.

2. Reducing the number of vehicle lanes in the “edge”, the LC-E zone, in which our
client is located will specially damage our client because his business is directly reliant upon drive
through vehicle traffic which passes in front of its business.

3. Shutting down traffic during the lengthy period of construction of the “edge” zone
(the LC-E) will directly damage our client, causing him to suffer significant monetary losses as a
direct result of closing off the road for lengthy construction.

Our client respectfully requests the Commission consider the inordinate and extraordinary
impact the reduction of vehicle lanes and removal of car washes as a permitted use will have on our
client’s long time business.

Given the above, our client requests the Commission simply revise the plan and proposed
zoning ordinance amendments as follows:

1. Keep the road a 5 lane road between Centre and Zylman; and,

2. Retain our client’s car wash as a permitted use under the new ordinance.

Thank you for your prompt attention to this matter.

Yours truly,

CROCKER LAW FIRM II, PLLC

Blake D. Crocker
Direct;  (269) 501-4516
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