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Agenda

• Community Master Plan
• Zoning Ordinance Update

• Project launch recap
• Consultant introduction
• Process preview
• Next steps
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Community Master Plan
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Community Master Plan

• Allow duplexes, triplexes, quadplexes, and ADUs by-
right

• Raise the maximum height of commercial buildings

• Require dense development to provide a
Transportation Demand Management Plan

• Expand the allowable uses in areas with commercial
and retail sites to include research and development
and light manufacturing

• Allow vehicle parking reductions or eliminations to
encourage infill development

• Set maximum sizes on parking lots and restrict the
creation of new surface parking

Bold Changes
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Zoning Ordinance Update – Project Launch Recap

• Commission Night Outs
• Neighborhood Summit
• Three ward-wide meetings
• Presentations to neighborhood associations and

other groups

Zoning Roadshow
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Zoning Ordinance Update – Project Launch Recap

• Technical Advisory Committee formation
• Zoning Ordinance user survey
• Consultant team hiring and on-boarding

Additional Work
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FUTURE LAND USE AND CHARACTER MAP

Downtown

Transitional Activity Center

Community Activity Center

Neighborhood Center

Compact Neighborhood

A DEVELOPMENT 
CHARACTER-BASED 
APPROACH
This plan takes a character-
based approach to shaping 
the future development of 
Grand Rapids. While the 
Future Character and Land 
Use Map includes land uses 
in each character type, it also 
describes the built form that 
is desired in each area. 

There are a number of 
advantages to this approach, 
including:

• Sets clear expectations about 
the physical characteristics of 
development

• Indicates key infrastructure in 
a particular area

• Establishes a foundation for 
zoning code updates

Suburban Neighborhood

Manufacturing & Logistics

Campus

Innovation Center

Parks and Open Space
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Introduction

December 17, 2024

ZONING ORDINANCE UPDATE
 for the

CITY OF GRAND RAPIDS

Codametrics
All Together

Clarion Associates
Future Land Use and Character Map in the City of Grand Rapid’s Bridge to Our Future Community Master Plan 7



Leslie Oberholtzer, AICP, PLA
PROJECT DIRECTOR

Elizabeth Garvin, Esq., AICP

Gabby Hart, Principal

GGaabbbbyy  HHaarrtt,,  AAIICCPP  
SS EE NN II OO RR   AA SS SS OO CC II AA TT EE

Gabby is a Senior Associate in Clarion's Denver office. After working in the
public sector for the first several years of her career, Gabby embraces her
self-appointed role as the "voice of development review," ensuring high-
quality work products that are both innovative and functional to 
administer. She is passionate about finding the unique solutions that best 
serve each community and strives to produce equitable outcomes. Gabby 
enjoys making zoning accessible, relevant, and fun (yes, fun!) to staff,
community members, and local/elected officials. She enjoys speaking at 
local and national conferences where she embraces the opportunity to
combine her sense of humor with her planning knowledge. 

KK EE YY   PP RR OO JJ EE CC TT SS

D e v e l o p m e n t  C o d e s  

⋅ Addison, TX Unified Development Code Update  
⋅ Boise, ID Zoning Code Rewrite 
⋅ Department of Local Affairs, CO Model Land Use Code Update 
⋅ El Paso County, CO Land Development Code Update
⋅ Grand Junction, CO Land Use and Development Code Update 
⋅ Lafayette, CO Land Use Code Update 
⋅ Larimer County, CO Land Use Code Update  
⋅ Lawrence, KS Land Development Code Update 
⋅ Parker, CO Land Development Ordinance Modernization 
⋅ Pueblo County, CO Unified Development Code 
⋅ Silverton, CO Land Use Code Update 

D e v e l o p m e n t  C o d e  A m e n d m e n t s  

⋅ Arapahoe County, CO Land Development Code Updates
⋅ Berkeley, CA Residential Objective Standards Code Updates 
⋅ Ketchum, ID Zoning Code Updates 

C o m p r e h e n s i v e  P l a n s

⋅ Shawnee, KS Achieve Shawnee: Comprehensive Plan Update 

R e p o r t s  &  S t u d i e s  

⋅ Centennial, CO Housing Study and Policy Development 
⋅ Sugar Land, TX Regional and Neighborhood Activity Center Mixed-Use 

Redevelopment Implementation 

EE DD UU CC AA TT II OO NN

Master of Urban and Regional Planning 
University of Colorado-Denver 

Graduate Certificate in Geographic 
Information Systems 
University of Denver 

Bachelor of Science in Sociology 
 Creighton University 

EE XX PP EE RR II EE NN CC EE

Associate & Senior Associate 
Clarion Associates, 5 years 

Planner I & Associate Planner 
City of Boulder, 2.5 years 

Planning Intern
City of Centennial, 1 year 

CC EE RR TT II FF II CC AA TT II OO NN SS //
AA FF FF II LL II AA TT II OO NN SS

American Institute of Certified Planners 
American Planning Association Colorado

PP UU BB LL II CC AA TT II OO NN SS

Equity in Zoning Policy Guide, APA 

SS PP EE EE CC HH EE SS

Women in Planning: Fresh Takes from the First 
Five Years - APA CO 2021

What is Equity in Commercial Zoning – RMLUI 
2022

The Trials and Tribulations of Sign Permit
Review – APA National 2022 

Time for a Rebrand: Selling the Most 
Contentious Planning Topics – APA CO 

2022/APA National 2023 

It Takes a (Suburban) Village: Raising
Affordable Housing – APA National 2024 

Navigating the Interim: Temporary Housing 
Solutions – APA CO 2024 

Engagement Lead

Zoning Expertise
Zoning Lead & Project Management

OUR TEAM 

Isra Fakhruddin, Engagement Lead

Abigail Rose, Project Manager

Marisa Schulz, Communications & 
Engagement Strategy 8



Community Engagement     Communications     Placemaking
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FROM PLANS TO PLACES

Implementing community vision through 
PLACE-BASED CODES

Our mission is to help communities create places that people love, 
places that inspire care and stewardship, places that will last.

■ 20 years of code-writing experience

■ 2020 Dreihaus Form-Based Code Award Winner,
2024 Award Jury Chair

■ Steering Committee, Center for Zoning Solutions (formerly FBCI)

10



CLARION 
33 Years
of effective land use 
solutions

20 Staff
to meet the needs of our 
client communities

600+
diverse community 
partnerships

249+
adopted 
development codes 

136+
adopted 
community plans
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3 MODULES

2026 2027
D J F M A M J J A S O N D J F M A M J J A

1  Orientation

2   Discovery & Direction

3   Initial Draft

4   Public Review 

5    Adoption
Planning Commission Meetings 
City Commission Meetings
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3 MODULES

PROCESS 
1   Orientation

• with City Commission & Planning Commission
2   Discovery & Direction

• Meetings with City Commission & Planning Commission
3   Initial Draft

• Work session with Planning Commission
• Joint meeting with City Commission & Planning Commission

4   Public Review
• Public Review draft posted & available for all
• Up to 4 Planning Commission meetings
• Up to 4 City Commission meetings

5   Adoption (formal process)
• Planning Commission meeting and public hearing
• City Commission public hearing & adoption meetings

13
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FUTURE LAND USE AND CHARACTER MAP
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A DEVELOPMENT 
CHARACTER-BASED 
APPROACH
This plan takes a character-
based approach to shaping 
the future development of 
Grand Rapids. While the 
Future Character and Land 
Use Map includes land uses 
in each character type, it also 
describes the built form that 
is desired in each area. 

There are a number of 
advantages to this approach, 
including:

• Sets clear expectations about 
the physical characteristics of 
development

• Indicates key infrastructure in 
a particular area

• Establishes a foundation for 
zoning code updates
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City of Grand Rapids
Planning Department

April 2024

±
0 0.5 1 Miles

DISCOVERY & DIRECTIONS

February 2025

■ Project Directions Deliverable

Future Land Use Current Zoning Survey & Analysis

14



■ Maintain hybrid form-
based code

■ Clean up revisions
that have occurred
over time

■ Reorganize the code
for user-friendliness

USES

ZONES

GENERAL 
DEVELOPMENT 

STANDARDS

ADMINISTERING 
THE CODE

TABLE OF CONTENTS
CHAPTER 1. INTRODUCTORY PROVISIONS �CHAPTER 1301

CHAPTER 2. RESIDENTIAL ZONES
CHAPTER 3. MIXED-USE ZONES
CHAPTER 4. SPECIAL PURPOSE ZONES
CHAPTER 5. PRINCIPAL USES
CHAPTER 6. ACCESSORY USES AND STRUCTURES
CHAPTER 7. BUILDING DESIGN 
CHAPTER 8. LANDSCAPE & SITE DESIGN 
CHAPTER 9. PARKING 
CHAPTER 10. OPERATIONAL STANDARDS
CHAPTER 11. PROCEDURES 
CHAPTER 12. NONCONFORMITIES
CHAPTER 13. ADMINISTRATION
CHAPTER 14. MEASUREMENTS & DEFINITIONS

CODE ORGANIZATION

15



3-5MOLINE CENTRE FORM FOR THE FUTURE

 35-3903 Building Types 
 3903(g) Storefront Building Type  

3903(g) STOREFRONT BUILDING TYPE 
3903(g)(1) DESCRIPTION AND INTENT
The Storefront Building type is intended for use along 
corridors to accommodate shopping, services, and eating 
establishments in a mixed-use building. Oriented to the 
street with narrow or no side setbacks, this building type's 
streetwalls help define the public space of the street. 
Ground-story storefront glass, entrances along the sidewalk, 
and windows in upper stories facing the street make these 
buildings interesting and inviting to pedestrians. Parking is 
located internally or in the rear yard. 

3903(g)(2) ILLUSTRATIVE IMAGES
The images shown in Figure 3903(g)-A are intended only 
to illustrate the general character of the building type. The 
buildings and sites in each image may not fulfill all of the 
building type regulations.

3903(g)(3) BUILDING REGULATIONS
The following tables and illustrations regulate this specific 
building type. See 3903(f) for general regulations for all 
building types. See 3903(m) and 3903(l) for definitions and 
measuring table regulations.

LINK SUBSECTION
3903(g)(04) Building Siting
3903(g)(05) Parking & Accessory Structures
3903(g)(06) Height
3903(g)(07) Roofs
3903(g)(08) Primary & Non-Primary Facades
3903(g)(9) Supplemental Regulations

Figure 3903(g)-A. Examples of Storefront Building 
Type

3-8  March 3, 2023 | DRAFT ZONING AND LAND DEVELOPMENT CODE UPDATE

 35-3903 Building Types 
 3903(g) Storefront Building Type  

upper storyupper story

roof typeroof type

upper storyupper story

upper storyupper story

ground storyground story

DISTRICTS

Additional/ReferencesSX-1 SX-2
3903(g)(06) HEIGHT. See Figure 3903(g)-D.

1$1$ Height 2 story min.
6 stories max. 

2 story min.
3 stories max.

See 3903(l)(9)a for minimum height of 
street facades.
See 3909(e) for the design 
adjustment process.Up to 8 stories max. 

with an approved design 
adjustment

_

When adding new stories onto an existing building, 
new stories must be set back along any street facade a 

minimum of 5 ft. from the existing top story facade

1%1% Ground-Story Height 12 ft. min.
16 ft. max.; 

Up to 20 ft. max. with an approved design adjustment

Measured floor to floor. See 3903(l)(9) 
for measuring height.
See 3909(e) for the design 
adjustment process.

1^1^ Upper-Story Height 9.5 ft. min.
14 ft. max.

9.5 ft. min.
14 ft. max.

3903(g)(07) ROOFS. See Figure 3903(g)-D and Figure 3903(g)-E.

1&1& Roof Types Flat, parapet Flat, parapet, pitched See 3906(b) for roof types and tower 
regulations

Tower Allowed Allowed

Figure 3903(g)-D. Storefront Building Height

1%1%

1^1^

1^1^

1^1^

1$1$

1&1&

2@2@
Primary StreetPrimary Street

oo
ee

3-9MOLINE CENTRE FORM FOR THE FUTURE

35-3903 Building Types 
 3903(g) Storefront Building Type  

Figure 3903(g)-E. Storefront Building Facade

DISTRICTS

Additional/ReferencesSX-1 SX-2

3903(g)(08) PRIMARY & NON-PRIMARY FACADES. See Figure 3903(g)-E.

1*1* Transparency: Ground Story on 
Primary Facades

70% min. 65% min. See 3903(l)(10) for measuring 
transparency.

Measured between 2 ft. and 10 ft. from sidewalk grade

Maximum blank-wall segments apply per 3903(l)(10).c.

Ground-story transparency must extend min. 15 ft. around 
the corner down any street-side facades

1(1( Transparency: Upper Stories on 
Primary Facades 

20% min. 18% min. Measured per story, includes any half 
stories, visible basement, or towers 
with full height stories. See 3903(l)(10) 
for measuring transparency.

Maximum blank-wall segments apply per 3903(l)(10).c.

Transparency: Non-Primary 
Facades

20% min. 

2)2) Building Entrance Location One per every 60 feet of primary facade, minimum See 3903(l)(11) for measuring building 
entrance location.

2!2! Entrance Type Storefront See 3906(c) for entrance types.
See 3906(c)(5) for locations in 
floodplains requiring elevated 
entrances.

2@2@ Ground-Story Elevation Within 24 in. of sidewalk elevation

2#2# Horizontal Divisions with Shadow 
Lines

Within 3 ft. of the top of the first story Horizontal shadow lines to run a min. 
80% of length of facade. See 3903(m) 
for definition of shadow lines.

2$2$ Vertical Divisions with Shadow 
Lines

One per every 60 ft. of ground-story street facade

2!2! 1*1*

1&1&

2@2@

1(1(
2#2#

2)2) 2$2$
Primary StreetPrimary Street

typicaltypical

upper storyupper story

roof typeroof type

upper storyupper story

upper storyupper story

ground storyground story

creating objective, well-tested standardsCODE CLARITY
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ADMINISTRATION

■ Application review speed
■ Flexibility and adjustments
■ Consistency and level of discretion

Clear and predictable development process

17



’

convene communicate cut

create capture

We bring it
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02
communicate

in a compelling way

19



04
create

a variety of scales & styles

print

public realm

digital

community connectors

pop-ups

youth discussions

large workshops
20



3 MODULES

NEXT STEPS

■ Development of brand and webpages
■ Recruitment of Community Connectors
■ Assessment current code
■ Drafting of project directions report

Thank you!
21
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