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BACKGROUND
• Past work with building owners, investors and developers has informed 

these recommendations. 

• Ensure alignment between development interests and the Master Plan; 
understand how those interests are affected by the community’s needs, 
market conditions and code requirements. 

• Alignment between these elements is critical for the community to realize 
its vision while providing for its needs. 

• Recognize when strategic adjustments are necessary: 
• Current health crisis has exacerbated an already challenged commercial. 
• Demand for commercial space has lessened, the amount of available space has not 

changed.
• Need for housing units. 
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TN-TBA Zone District

• The Traditional Neighborhood –Traditional Business Area 
(TN-TBA) Zone District is designed to reinforce a 
pedestrian and transit friendly environment in a compact 
area characterized by a mix of uses. New development 
on primary and secondary street frontages shall be 
compatible in use and scale with surrounding, existing 
uses and structures.
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ZONING – PURPOSE AND INTENT
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ZONING – PURPOSE AND INTENT
MCN and MON-C Zone District

• The Mid 20th - Century Neighborhood – Commercial 
(MCN-C) Zone District is intended to accommodate 
vehicles at an appropriate level, while still emphasizing 
the importance of pedestrians and public 
transportation in the built environment. 

• The Modern Era Neighborhood – Commercial (MON-C) 
Zone District is to accommodate a broad range of 
business, service and commercial uses. Development in 
this District is generally more destination-oriented; with 
a greater dependence upon vehicles.
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ORDINANCE COMPARISON
Current Ordinance Proposed Ordinance
TBA Zone District C Zone District TBA Zone District C Zone District

Ground Floor 

Residential 

Not Permitted - unless 

affordable housing bonus is 

utilized

Not Permitted - unless 

affordable housing bonus is 

utilized or the parcel fronts on 

certain streets, including Clyde 

Park Ave., Grandville Ave., 28th

St., Lake Michigan Dr. or 

Plainfield Ave.

Permitted Permitted

Office Uses Requires Special Land Use Permitted Permitted Use when located at 

rear of building and when 

fronting on secondary/side 

streets 

Special Land Use when 

fronting on a primary street 

frontage

Permitted 

Building 

Height

3 story maximum, 4 stories 

with bonus (urban open space, 

affordable housing, mixed-

income housing)

No changes proposed 4 stories maximum No changes proposed
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PROPOSED AMENDMENTS 
Ground Floor Use Requirements
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1. Within the TBA and C zone districts, 
allow ground floor residential 
dwellings as a permitted use.

2. Within the TBA zone district, allow 
ground floor office as a permitted
use when building does not front on 
a Neighborhood Business or Urban 
Center Street.

3. Within the TBA zone district, allow 
ground floor office as a Special Land 
Use when use is within 20 feet back 
from a Neighborhood Business or 
Urban Center Street.



PROPOSED AMENDMENTS
TBA Height Requirements 

Current Ordinance

• Maximum permitted building 
height – 3 stories

• Maximum permitted building 
height with bonus – 4 stories

• Mixed-income housing

• Affordable housing

• Urban open space

Proposed Ordinance

Within the TBA zone district, 
eliminate height bonus structure and 
allow four (4) story buildings
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Potential Impact?
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WHY?
• Housing needs

• Imbalance of market demand 
and supply of commercial 
zoned parcels 

• Economic recovery from COVID 
impacts

• Conversations with 
development/business 
community

• Support transit

• ADU requirements vs 
construction costs

9

Community 
Need

Market 
Conditions

Code 
Requirements

Community Vision – Master Plan



2002 Master Plan

2018 Southtown BASP 

2017 Grandville ASP

2015 WestSide ASP
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PAST PLANNING WORK



TIMELINE
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01/26/21 
Ordinance 
Adoption

01/12/21 

City 
Commission -
Public Hearing

12/15/20

City 
Commission -

Set Public 
Hearing

11/12/20 
Planning 

Commission -
Public Hearing


