
CITY OF PORTAGE PLANNING COMMISSION

AGENDA 

Thursday, October 7, 2021
7:00 PM

Portage City Hall Council Chambers
 

CALL TO ORDER
 

PLEDGE OF ALLEGIANCE
 

ROLL CALL
 

APPROVAL OF MINUTES:
* 1. July 22, 2021
* 2. September 16, 2021
 

PUBLIC HEARINGS
* 1. Special Land Use Permit: RNR Tire Express, 6929 S Westnedge Ave. (Auto Repair)
 

SITE/FINAL PLANS:
* 1. Final Plan for Pennridge Trail Planned Development (Ph. 2 North); 1800 W. Osterhout 

Avenue
 

OLD BUSINESS: 
* 1. Zoning Amendment for VCA Veterinary Animal Hospital, 5348 S. Westnedge Ave.
 

NEW BUSINESS:
 

STATEMENT OF CITIZENS:
 

ADJOURNMENT: 

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

 July 22, 2021 Meeting

The City of Portage Planning Commission meeting of July 22, 2021 was called to order by Chairman 
Corradini at 7:00 p.m.  

IN REMOTE ATTENDANCE

Christopher Forth, Deputy Director of Planning, Development and Neighborhood Services; Kelly Peterson, 
Director of Community Development; and Seth Koches, Assistant City Attorney.

ROLL CALL

Mr. Forth called the role:  Fries (yes); Pezzoli (yes); Youngs (yes); Freiman (yes); and Corradini (yes).  A 
motion was offered by Commissioner Pezzoli, seconded by Commissioner Freiman, to approve the roll and 
excuse Commissioners Baldwin and Joshi.  The motion was unanimously approved.  Commissioner Adams 
arrived at 7:10 p.m.

APPROVAL OF MINUTES:

A motion was made by Commissioner Fries, supported by Commissioner Pezzoli to approve the June 17, 
2021 meeting minutes.  The motion was unanimously approved. 

PUBLIC HEARINGS:

1. Special land Use Permit for Alpha Motorcar Used Car Sales, 8811 Portage Road.  Mr. Forth summarized 
the Special Land Use Permit request submitted by Alpha Motorcars to establish a vehicle dealership for the sale 
of used automobiles.  The property is zoned B-3, general business and is occupied by a vacant 3,300 square foot 
commercial building and associated site improvements.  A small sales office will be established in the front 
portion of the building and the rear of the building for detailing/minor repair work.  The site can accommodate 
up to 27 vehicles for sale on the existing asphalt surface five spaces for customers and three for employees.   Mr. 
Forth indicated several areas of the asphalt are in deteriorated condition and the applicant plans to complete 
repairs to the asphalt including seal coating and striping.  Finally, Mr. Forth stated the proposed automobile 
dealership fulfills the requirements for issuance of a Special Land Use Permit.     

Chairman Corradini opened the public hearing.  The applicant, Matthew Bosker, 2925 Rolling Hill Avenue, 
was present to speak in support the Special Land Use Permit request.  Chairman Corradini asked Mr. Bosker if 
site improvements, such as landscaping, were planned to be completed.  Mr. Bosker responded that those types 
of improvements were not anticipated at this time.   No other citizens were present to speak in support or 
opposition to the Special Land Use permit request.  A motion was offered by Commissioner Pezzoli, seconded 
by Commissioner Fries to close the public hearing.  The motion was unanimously approved.  There being no 
further discussion, a motion was offered by Commissioner Pezzoli, seconded by Commissioner Freiman, to 
approve the Special Land Use Permit for Alpha Motorcar Used Car Sales, 8811 Portage Road.  The motion was 
unanimously approved. 

SITE/FINAL PLANS:
 

1. Site plan for Stryker Medical, 6501 Portage Road.  Mr. Forth summarized the staff report to construct a 
199,280 square foot building addition and associated improvements to the existing 300,793 square foot Stryker 
facility located at 6501Portage Road.  The building expansion project will occur on the north side of the building.  
In conjunction with the building expansion an additional 204 off-street parking stalls are also proposed.  

The applicant’s representative, Mr. Jeff Paulson, Hurley & Stewart, was present to speak in support of the 
site plan.  Commissioner Reed asked Mr. Paulson when Styrker plans to break ground,  Mr. Paulson responded 
ground breaking is expected to occur in August 2021.  Commissioner Pezzoli asked Mr. Paulson if the design of 
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the storm water system will be completed before construction begins. Mr. Paulson responded that the design 
would be completed before construction commences.  Chairman Corradini asked about impacts on the existing 
water main.  Mr. Paulson indicated the building will be located ten feet south of the water main and about 70 feet 
of main will need to be lowered to maintain adequate ground cover over the main.

 There being no further discussion, a motion was offered by Commissioner Pezzoli, seconded by 
Commissioner Fries, to approve the site plan for Stryker Medical, 6501 Portage Road.  The motion was 
unanimously approved.

 
NEW BUSINESS:

1. FY2020-21 Planning Commission Work Program Final Update and Proposed FY2021-22 Work 
Program.  Mr. Forth provided a brief overview of the completed FY2020-21 work program and the proposed 
FY2021-22 work program.  With regard to the proposed FY2020-21 work program, Mr. Forth noted new activities 
include the Lake Center Overlay Zoning District, enhanced Planning Commission continuing education program 
student represen6tation on the Commission and an update to the Planning Commission Rules of Procedure.  
Commissioner Fries asked about the role of the Planning Commission during the Comprehensive Master Plan 
Update.  Director Peterson stated the Commission will have a very active role and will also act as the stewards of 
the planning process.  Director Peterson also indicated there will be an extensive outreach program.  The 
commission and Director Peterson discussed various methods to engage the public including conducting 
charrettes, scheduling public input session at various locations around the city, and utilizing technology to better 
solicit public input.  Commissioner Fries asked the update process will commence.  Director Peterson indicated 
new staff members are being hired who will be needed to assist with this project.  

2.  Election of Officers.   Mr. Forth indicated the Commission can accept nominations for officers or, as 
an alternative, re-elect the current slate of officers.  Chairman Corradini indicated he would like to continue to 
serve as the chairman of the Planning Commission.  Commissioner Pezzoli offered a motion to re-elect the 
current Planning Commissioner officers (Chairman Dan Corradini, Vice-chairperson Sarah Joshi, and Secretary 
Becky Baldwin for another year in those positions.   The motion was unanimously approved.

STATEMENT OF CITIZENS/COMMISSIONERS

Commissioner Fries thanked Director Peterson for information regarding the Master Plan update process and 
the Planning Commissions role in that process.  Chairman Corradini welcomed everyone back to in-person 
meetings.  

ADJOURNMENT:

There being no further business to come before the Commission, Chairman Corradini adjourned the meeting 
at 8:10 p.m.

Respectfully submitted,

 
Christopher Forth, AICP
Deputy Director

T:\COMMDEV\2021 2022 Department Files\Board Files\Planning Commission\Minutes\PCMin07222021.docx
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 PLANNING COMMISSION

 September 16, 2021 

The City of Portage Planning Commission meeting of September 16, 2021 was called to order by Chairman 
Corradini at 7:00 p.m.  

IN ATTENDANCE

Christopher Forth, Deputy Director of Planning and Development Services; Eric Feldt, City Planner; 
Daniel Harrington, City Planner; and Catherine Kaufman, City Attorney.

ROLL CALL

Mr. Feldt called the role:  Joshi (yes); Fries (yes); Corradini (yes); Pezzoli (yes); Baldwin (yes); Adams 
(yes); Youngs (yes); and Freiman (yes).  

APPROVAL OF MINUTES:

A motion was made by Commissioner Baldwin, supported by Commissioner Frieman to approve the 
August 5, 2021 meeting minutes.  The motion was unanimously approved. 

SITE/FINAL PLANS:

1. Site Buffer for Proposed Self-Storage Development, 6741/ 6809 Lovers Lane. 
 Mr. Feldt explained that the applicant seeks Planning Commission approval to provide additional 

landscaping at 6741/6809 Lovers Lane in-lieu of a berm to meet Sec 42-573(E) along a property line between 
a proposed self-storage development and existing residences. Per Sec 42-573, the Planning Commission may 
approve this request upon finding that the proposed landscaping (or other proposed alternative screening 
features) is equivalent to the required berm. The applicant’s proposed landscaping consists of two rows of 
staggered evergreen trees which will form a year-round screening feature. Staff finds that the proposed 
landscaping results in a natural screening feature that will buffer views of the proposed storage buildings from 
adjacent residents. Therefore, staff finds the proposal meets the intent of and is equivalent to the requirements 
under Sec 42-573 (E), and recommends approval of the subject request. 

 Commissioner Youngs asked about issues with storm water retention and the system for the site. Mr. Feldt 
responded that it is addressed during the site plan review process but not addressed in the report. Commissioner 
Adams asks whether there is a maintenance plan for the ‘living berm’. Mr. Feldt responded that maintenance 
is required in the zoning code. Vice Chairman Joshi asked about the speed of growth of trees and when 
significant screening will be achieved. Commissioner Pezzoli commented about the required tree size for 
planting which will contribute to screening. Mr. Feldt confirmed that screening will be achieved through 
elevation and the size of planted trees. Commissioner Adams asked the applicant why an earthen berm is not 
applied in the site plan. Applicant, Mr. Brookes, responded that the property is sloped toward the back of the 
property creating a ‘reverse berm’. 

Commissioner Fries motioned to approve applicant request. Commissioner Pezzoli supported the motion. 
The motion was unanimously approved.

PUBLIC HEARINGS:

1. Zoning amendment for animal hospital. Mr. Feldt recommend delaying public hearing and public 
comment to the next available meeting on October 7th, 2021. Attorney Kaufman mentions that another public 
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notice will need to be mailed if rezoning will occur. Chairman Corrandini makes a motion to adjourn the public 
hearing until October 7th, 2021. Commissioner Adams seconds. The motion passes unanimously.

New Business:

1. Master Planning Workshop. Chairman Corrandini confirms the master planning workshop on 
September 23rd.

     
STATEMENT OF CITIZENS/COMMISSIONERS

Commissioner Fries asks for clarification on who is sending emails from the city. Mr. Feldt clarifies that a 
previous email had been sent by the city clerk. Commissioner Baldwin asks if everyone [on the board] will be 
attending the Master Planning Workshop. Mr. Feldt states that the organizer for the workshop has included all board 
members emails and that commissioners do not need to sign-up for the event.

ADJOURNMENT:

There being no further business to come before the Commission, Chairman Corradini adjourned the 
meeting at 7:30 p.m.

Respectfully submitted,

 

T:\COMMDEV\2021 2022 Department Files\Board Files\Planning Commission\Minutes\PCMin09162021.docx
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TO: Planning Commission DATE:  October 7, 2021

FROM: Kelly Peterson, Director of Community Development 

SUBJECT: Special Land Use Permit: RNR Tire Express,  6929 S Westnedge Ave. (Auto Repair)

I. INTRODUCTION:

A Special Land Use Permit application has been submitted by BCP Development LP to establish an 
automobile repair business at 6929 S. Westnedge Avenue. The 1.2-acre subject property is zoned B-2 
Community Business and contains a 12,460 square foot two tenant commercial building and associated 
site improvements. As of the date of this memorandum (September 30, 2021), both tenant spaces are 
vacant and the applicant is proposing to occupy one tenant space with a tire repair business with three 
new service garage bays.

According to City of Portage Assessor’s data, the subject site was developed in 1992 for a Walgreens retail 
building, on-site parking, landscaping, and new access driveways along S. Westnedge Avenue and 
Romence Road Parkway. See attached pictures taken by staff on September 9, 2021. Various commercial 
businesses have occupied the site, such as O-Reilly Auto Parts, Spirit Halloween, Med Express, and 
others. 

PROJECT DESCRIPTION

The proposal consists of an automobile tire servicing business occupying the southern tenant space and 
using the existing parking lot and access drives. The business generally consists of providing various tire 
services such as tire rotation, repair, and installation, and other associated items as indicated in the 
application. No major repairs or body work is proposed. The hours of operation consist of 9 am to 6 pm, 
Monday – Friday; 9 am to 5 pm Saturday; and closed Sundays. Approximately seven employees are 
expected during a typical shift. The applicant is forecasting three to five customer cars per day. The 
applicant indicated that the subject company’s business model typically has lower traffic demand than 
other tire service businesses which may have a high traffic demand. The only proposed exterior 
improvement is the installation of three new garage service bays along the southeast wall of the building 
(see attached pictures), a new sign (separate permit review), and new landscaping (see attached site 
plan). Interior renovations are also expected. Interior plans have not been included in the subject Special 
Land Use Permit, but will be required during the subsequent Building permitting review process.

II. BACKGROUND INFORMATION:

Existing Land 
Use/Zoning

Subject Site:  A 12,460 square foot vacant building and related site 
improvements; Zoned B-2 Community Business.
North:  Commercial building (McDonalds); Zoned B-3 General Business
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South: (across Romence Rd Pkwy) Commercial building (Climax Solar); 
Zoned B-3 General Business
West (across S. Westnedge Ave.) Commercial building (PNC Bank); Zoned 
B-3 General Business
East:  Vacant; Zoned B-2 Community Business and R-1A Single Family 
Residential
 

Access
 

Existing full service driveways from S. Westnedge Ave. and Romence Rd 
Pkwy.  No new access drives are proposed with the project.  
 

Public Street S. Westnedge Avenue is designated as a 5-lane Other Principal Arterial 
roadway with 23,605 vehicles per day (2020). Romence Road Parkway is 
designated as a 4-lane Urban Minor Arterial roadway with 13,599 vehicles 
per day (2019).
 

Historic District/ 
Structures

The subject site is not located within a historic district, nor contains any 
historic structures.
 

Environmental The subject property is not encumbered by wetlands, floodplains or other 
environmentally sensitive areas/ features.  
 

Public Utilities Municipal water and sewer are available.
 

Land Development 
Regulations
 

The Special Land Use permit application has been submitted under Sec. 42-
261 (C)(2) “Auto Repair” meeting conditions (a-i) and subject to standards 
under Section 42-462, General Standards for Review of Special Land 
Uses which sets forth the criteria for evaluating a special land use and allows 
conditions to be established. 

 

III. ANALYSIS:

As noted earlier, staff finds the proposed use is considered an ‘auto repair’ business under the zoning 
code and is permitted on the subject site with an approved Special Land Use Permit pursuant to Division 
5 Special Land Use. Special Land Use proposals shall consist of a complete application, detailed 
description of the proposed use, fee, and statement describing compliance with applicable regulations. 
The application shall be transmitted to the Planning Commission for review for consideration during a 
public hearing. Staff finds a complete application for the subject proposal has been received and is 
attached to the subject memorandum.
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Pursuant to Sec 42-462 ‘General standards for review of special land use’, the planning 
commission shall take the following standards into consideration in its review of any special land 
use application:
A. Promote the intent and purpose of this article;
The intent and purpose of the zoning code is to generally implement the Comprehensive Plan and 
regulate land use development in a way that promotes public health, safety, and general welfare. The 
intent and purpose of the underlying B-2 Community Business zoning district is to generally permit a 
mix of commercial uses such as restaurants, offices, schools, retail, etc. and special land uses which 
might also be appropriate. Further, this district is designed to cater to the needs of a large consumer 
population, and characterized by a clustering of establishments served by common parking areas and 
which generate large volumes of traffic.
 
Staff finds that the subject proposal meets the intent and purpose of the zoning code and B-2 
Community Business for the following reasons. The project consists of re-occupying a commercial 
tenant space with a commercial business which provides a community need; the site is developed with 
an existing building, parking lot, and multiple access drives; the proposal is not anticipated to increase 
traffic demands beyond existing levels; will result in low  public utility demands; will not result in high 
demands of emergency services; and will not produce off-site noxious odors, gases, dust, or other 
deleterious impacts. Staff notes that the business is expected to frequently use impact guns, air impact 
wrenches, or other similar tools emitting loud noises when servicing tires. This noise will be heard on-
site during typical hours of business but will not occur in the early morning or late hours of the day. To 
ensure periods of high noise levels are limited, staff recommends the listed hours and days of operation 
to be a condition of approval.
 
B. Be compatible with adjacent uses of land and the natural environment;
Staff finds that the proposed use of an automotive tire service business is compatible with the mix of 
existing commercial uses in the area. There is a fast-food restaurant to the north, retail and office uses to 
the west, various-sized retail and restaurants to the south, and vacant land to the east.
 
C. Not unduly affect the capacities of public services or facilities;
Staff finds that the proposed use will not unduly affect the capacities of public service or facilities for 
the following reasons. The proposed business will not result in high demands in public water or sewer 
usage, nor increase stormwater demands since the site is already developed. Traffic demands are 
expected to be low, with a forecast of 3-5 cars serviced per day. Staff had found this number of serviced 
cars to be unusually low for the type of business, as compared to similar businesses in the region, and 
asked the applicant to clarify this concern. The applicant indicated that the subject business uses a 
different operational model compared to similar businesses. Nonetheless, the site's large parking area 
exceeds the parking requirement for this use. The site’s two existing access points are expected to 
accommodate future traffic and parking needs of the project.
 
D. Be consistent with the public health, safety and welfare;
The proposal will be consistent with public health, safety, and welfare for the following reasons. The 
project will not substantially increase traffic volume or intensity. Building renovations will be reviewed 
and inspected to ensure compliance with all applicable building codes. The building is connected to 
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existing public water and sewer utilities, and the site is connected to existing public stormwater utilities. 
And the site can be easily reached by police, fire, and other emergency response agencies.
 
E. Be harmonious with and in accordance with the general objectives or with any specific 
objective of the comprehensive plan; and
Staff finds the proposal to be harmonious with and in accordance with the general objectives of the 
comprehensive plan for the reasons provided in this section. In general, the purpose of the City of 
Portage Comprehensive Plan is to identify and analyze the city’s physical elements to create goals to 
guide future growth and development of the city; preserve and enhance the quality of residents, 
businesses, and property owners; ensure appropriate levels of density and intensities; ensure adequate 
provisions of public utilities and services; establish strategies for key areas of the city; and other land 
use matters. The Comprehensive Plan also establishes a Future Land Use Map that categories land into 
various categories that help guide zoning districts and allowable land uses. The subject property is 
located in the ‘Regional Business’ category, which promotes a mix of commercial uses such as retail, 
restaurants, hotels, recreation facilities, offices, and other commercial uses that have a regional scale. 
Further, this category covers areas along primary commercial nodes, thoroughfares, and intersections, 
such as S. Westnedge Avenue and Romence Road Parkway. The subject proposal of a tire service 
business can be considered regional due to the large market area of customer base and, therefore, staff 
finds it consistent with the Regional Business Future Land Use category. Further, staff finds the 
following goal of the Plan relevant to the proposal: Retain South Westnedge as a regional business 
anchor but continue efforts to improve traffic flow and safety. Again, the business is located along S. 
Westnedge Avenue, provides a regional business need, re-occupies a vacant tenant space, will not 
increase traffic demands beyond existing traffic levels in the area, and will utilize existing access 
driveways. Lastly, staff finds the following guideline of the Plan relevant to the proposal: Guideline C-8 
Encourage innovativecommercial/ office design to (d) provide trees and landscaping along the street 
and within the site. The project involves adding more landscaping (see attached site plan) beyond what 
exists today, as required under Sec 42-261(C)(2).
 
F. Be planned and designed to ensure that the nature and intensity of the principal use and all 
accessory uses, and the site layout and its relation to the streets giving access to it, shall not be 
hazardous or otherwise detrimental to the area or unduly conflict with normal traffic to and from 
the use.
As stated earlier, the subject proposal will re-occupy a vacant tenant space on a developed site 
consisting of existing parking and circulation areas and multiple access driveways. Although the parking 
lot will be reduced to ensure compliance with Sec 42-261(2)(d), no other changes to the parking lot or 
access drives are proposed.

 Staff finds criterion 'A' - 'F' met.
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Figure 1. Section of zoning map showing subject site at the NE corner of S. Westnedge Ave. & 
Romence Rd Pkwy in the B-2 Community Business district. The more intense B-3 General Business 
district in red is located north, west, and south of the site.

Also, Sec 42-261 (C)(2) requires Auto Repair land uses to meet specific criteria, as provided below.
Sec 42-261(C)(2) Auto repair.
a. The minimum lot size shall be 30,000 square feet, with a minimum width of 150 feet. 
Subject lot size is 54,718 square feet, and has a minimum width of 192 feet. Therefore, this item is met.

b. All services shall be performed within a completely enclosed building. 
The applicant indicates that all services will be performed inside the existing building. To ensure all 
services continue to occur inside, staff recommends this as a condition of approval.

c. No service bay shall open to or face any public street.
Although this is not met because three new garage service bays will face Romence Road Parkway, a 
recently approved Variance (case no. ZBA 21-01; see attached approval letter) will allow this design. 
This variance was approved with a condition that up to three garage service bay doors are permitted. 
Staff recommends this condition be carried over to the subject request.

d. Not less than 20 percent of the ground area of the site shall be landscaped as a green area pursuant 
to an approved site plan. 
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Currently, the existing landscaped areas do not total 20%. However, the applicant will comply with this 
item by removing 13 parking spaces along the western parking area (closest to S. Westnedge Avenue) 
and one interior-located space for new landscaping consisting of a mix of deciduous and coniferous 
shrubs. See attached landscape plan.
 
e.  In locations where the use abuts a residential district, the planning commission may require 
additional screening or landscaping to minimize any potential adverse effects, such as noise, dust, 
odor, etc. 
Not applicable because the site does not abut a residential district. A zoning map is provided in the 
subject report.
 
f. No auto collision/body shop activities shall be permitted. 
These activities are not proposed. However, to ensure these activities do not occur, staff recommends 
this as a condition of approval.
 
g. When located within an integrated or planned cluster of establishments served by a common 
parking area, the use shall be located on the periphery in such a manner as not to create vehicular 
circulation obstructions or pedestrian movement conflicts and shall be designed so as to integrate the 
use with the site plan and architecture of the cluster of establishments. No additional curb openings 
onto a public street shall be permitted. 
The proposed use will share a common parking area with a future tenant in the subject building. This 
tenant has not been identified at this time. The existing parking lot was built to accommodate multiple 
tenants and is expected to do so in the future. Staff does not find any site circulation issues with the 
proposed tire repair business based on the existing pedestrian entrances, future garage service bays, 
revised parking layout, and site entrances.
 
h. No outside storage of parts and/or materials shall be allowed. 
No outside storage is proposed. However, to ensure this does not occur in the future, staff recommends 
this as a condition of approval.
 
i. No overnight outdoor storage/parking of automobiles that have been or are awaiting service or 
parts is permitted. 
This is not proposed with the subject request, however, staff recommends this as a condition of approval 
to ensure this activity does not occur.
 
Staff finds all nine criteria are met or recommended as conditions of approval.
 
Lastly, pursuant to Division 6 Site Development Requirements, the proposal shall provide certain 
exterior site improvements such as off-street parking & loading, signage, landscaping & screening, 
and lighting. As stated earlier, the site is developed with an existing building, parking areas, 
landscaping, lighting, signage, and two points of ingress/ egress. The existing parking layout will be 
reduced from 55 spaces to 42 spaces to accommodate the additional required landscaping, as described 
earlier. The proposed parking plan is attached. The proposed tire repair business requires 13 parking 
spaces (Sec 42-523), including one van-accessible space. Staff’s calculation: Two spaces per service bay 
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+ One space per employee (Proposal: Three service bays (6 spaces) + Seven employees (7 spaces) = 13 
parking spaces required). The parking plan shows a total of 42 spaces, including three accessible spaces. 
Therefore, the parking requirement is met. Staff notes that the proposed business would occupy 13 of 42 
spaces, leaving 29 spaces for the second tenant space on the site, which is unoccupied at this time. Staff 
notes that if the second tenant space were to be occupied by a retail business (common in the area), the 
remaining parking spaces would accommodate the future retail parking requirement. There is an existing 
vacant sign that is expected to be used by the proposed and future commercial tenants. Per Sec 42-540, a 
sign permit will be required for a new sign face or sign structure, which is a separate administrative 
review. The landscaped areas will be increased, as described earlier. The exterior lighting is expected to 
be adequate. No new exterior lighting is proposed at this time.

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 Special Land Use Permit for BCP 
Development LP, 6929 South Westnedge Avenue, be approved with the following conditions.
 
Conditions

1. Hours of operation shall be limited to 9am to 6pm, Monday – Friday, 9am to 5pm Saturday, and 
closed Sundays, as provided in the application, to limit times of expected high noise levels 
produced during certain tire services. 

2. All services shall be performed within a completely enclosed building.
3. No auto collision/body shop activities shall be permitted.
4. No overnight outdoor storage/parking of automobiles that have been or are awaiting service or 

parts is permitted.
5. Per approved ZBA 21-01 Condition: A maximum of three garage service bay doors are permitted 

for this proposed use.

Attachments:
1. 6929 S Westnedge; Map
2. Special Land Use Permit Application - Portage MI
3. Latest Site Plan; 9.23.21
4. 9.21.21 Staff Pictures of Site
5. 2021 09 13 KP ZBA 21-01; SWA, 6929 (decision ltr)
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BCP	Development	LP	-	Robert	A.	Behar,	MD	MBA

Attached	on	separate	page

Installation	and	service	of	tires,	wheels	and	alignments.

See	attached	for	more	detail.

September	15,	2021

(346)	247-7000

5555	San	Felipe	#1135 TX 77056Houston

National	Surety	Trust	No.	M-922	c/o	National	Shopping	Plazas,	Inc. (312)	332-4172

200	West	Madison	Street	#4200 IL 60606Chicago

1.256	acres6929	S.	Westnedge	Ave.,	Portage,	MI	49002 B-2
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Legal Description: 
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PROPOSED USE DESCRIPTION: 

RNR Tire Express is a national franchise that provides safe, quality Tires and Custom Wheels with 
affordable payment options! Founded in 2000 in Tampa, FL by Larry Sutton, RNR has expanded 
across the nation with over 150 locations in 26 states. RNR is your local one stop shop for Tires, 
Wheels and Alignments with a mission to become “The Best Tire and Wheel Concept in 
America!” When you step into an RNR, you’ll feel right at home as each team member strives to 
SERVE our customers and not just provide them customer service.  

RNR Tire Express offers weekly, bi-weekly and monthly payment options to fit every budget. 
Everyone is approved and there is no credit needed or third party involved. The customer simply 
chooses the Tires and Wheels they want and pays them off on their schedule.  

Together with our franchisees and local team members, we are committed to building lifelong 
relationships with our communities and strive to live by our motto “Changed Lives, Changing 
Lives.” At RNR, we want to give back in every way we can. Our annual donations have risen to 
over a million dollars nationwide to local non-profit organizations and we always look for ways to 
honor those in our community whether that be essential workers, moms, dads, cancer survivors 
and fighters. Please visit RNRTires.com for more information if needed. 

We feel our use will be an added benefit to the City of Portage as we will be serve the 
community with job stimulation and facilitate the consumer needs with our high end tire 
products and great customer service.   
 
Services include: 

• Alignment 
• Tire Rotation 
• Wheel Balance 
• Flat Tire Repair 
• Installation 
• Maintenance 
• Caliper Painting 
• Nitrogen 

 
Hours of Operation: 
Monday-Friday  9am to 6pm 
Saturday  9am to 5pm 
Sunday   Closed 
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PROPOSED RNR TIRE EXPRESS ELEVATION6929 SOUTH WESTNEDGE AVE., PORTAGE, MI

Elevation facing
S. Westnedge

Elevation facing
Romence Rd.
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Adjacent Existing
Tenant Space

Proposed Tire
Changing Space

PROPOSED RNR TIRE EXPRESS
EXISTING SITE

6929 SOUTH WESTNEDGE AVE.
PORTAGE, MI

Proposed three (3) new
overhead service doors.
Refer to rendering
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PROPOSED RNR TIRE EXPRESS LOCATION
6929 SOUTH SESTNEDGE AVE., PORTAGE, MI

EXISTING SITE STREET VIEW FROM
CORNER OF ROMENCE RD. & S. WESTNEDGE

EXISTING SITE AERIAL VIEW

Proposed three (3) new overhead service doors.
Refer to elevation rendering.

Adjacent existing tenant space

Proposed tire service space

Existing retaining wall, earth berm, and trees
provide screening of building elevation

Existing retaining wall, earth berm, and trees
provide screening of building elevation

(20)          



PROPERTY LINE
286.00'

PR
O

PE
R

TY
 L

IN
E

19
2.

96
'

RNR STORAGE

RNR GARAGE

RR'S

SHOWROOM AND
CUSTOMER WAITING

OFFICE

OFFICE

VACANT RETAIL SPACE

1210

10 10

EXISTING RETAINING WALL

M
LH

PL
O

T 
SC

AL
E:

D
AT

E:

C
H

EC
KE

D
 B

Y:

D
R

AW
N

 B
Y:

SHEET NO.

JOB NO.

SCOPE DOCUMENT
THE DRAWINGS INDICATE THE GENERAL
SCOPE OF THE PROJECT IN TERMS OF

ARCHITECTURAL DESIGN CONCEPT, THE
DIMENSIONS OF THE BUILDING, THE

MAJOR ARCHITECTURAL ELEMENTS AND
THE TYPE OF STRUCTURAL,

MECHANICAL AND ELECTRICAL
SYSTEMS. AS SCOPE DOCUMENTS, THE

DRAWINGS DO NOT NECESSARILY
INDICATE OR DESCRIBE ALL WORK THAT
IS REQUIRED FOR FULL PERFORMANCE

AND COMPLETION OF THE
REQUIREMENTS OF THE CONTRACT
DOCUMENTS.  ON THE BASIS OF THE

GENERAL SCOPE INDICATED OR
DESCRIBED, THE TRADE CONTRACTORS

SHALL FURNISH ALL ITEMS REQUIRED
FOR THE PROPER EXECUTION AND

COMPLETION OF THE WORK.

AS
 N

O
TE

D

09
.2

2.
20

21

THE SEAL(S) AND SIGNATURE(S) APPLY
ONLY TO THE DOCUMENT TO WHICH

THEY ARE AFFIXED AND WE EXPRESSLY
DISCLAIM ANY RESPONSIBILITY FOR ALL

OTHER PLANS, SPECIFICATIONS,
ESTIMATES, REPORTS, OR OTHER

DOCUMENTS OR INSTRUMENTS
RELATING TO OR INTENDED TO BE USED

FOR ANY PART OR PARTS OF THE
PROJECT.

COPYRIGHT 2021 HOLDER DESIGN, INC.

REVISIONS

A21-039

SH
EE

T 
D

ES
C

R
IP

TI
O

N
:

-

R
N

R
 T

IR
E 

EX
PR

ES
S

PO
R

TA
G

E,
 M

IC
H

IG
AN

PR
O

PO
SE

D
 R

EN
O

VA
TI

O
N

 IN
ST

R
U

C
TI

O
N

S 
FO

R
:

24 South 5th Street
Terre Haute, Indiana

47807
ph. 812.235.1300

www.holderdesign.net

HOLDERDESIGN, INC.

AR
C

H
IT

EC
TU

R
AL

 S
IT

E 
PL

AN

A1.0

A1.0 SCALE: 1/16" = 1'-0"

1 ARCHITECTURAL SITE PLAN

N

AM

GENERAL NOTES

OVERALL SITE SQUARE FOOTAGE = 55,209 SF
55,209 @ 20% = 11,041 SF

GREEN SPACE ON SITE = 11,324 SF
11,324 >11,041 = 20% MIN. GREEN SPACE
COVERAGE PASS

GREEN SPACE DIRECTLY ADJACENT TO SITE BUT
NOT ON SITE

EXISTING STRUCTURE = 5,386 SF

SHRUBS
KEY COMMON NAME

Chicagoland Green Boxwood
Midwinter Fire Dogwood
Little Quick Fire Hydrangea
Henry's Garnet Virginia Sweetspire
Red Sprite Wintererry
Dwarf Meyer Lilac

SIZE
18" Ht.
36" Ht.
24" Ht.
24" Ht.
24" Ht.
36" Ht.

SPACING
36" O.C.
60" O.C.
48" O.C.
60" O.C.
48" O.C.
60" O.C.

ELITR

EXISTING STRUCTURE = 5,386 SF

EXISTING LANDSCAPE ELEMENT TO REMAIN

NEW LANDSCAPE ELEMENT

1
2
3
4
5
6

1

1

1

1

11
1

1

1

2

2

2

3

3

3

3

3

3

4

5

5

5

5

5

6

6

5

55

5

6

5

6
5

4

2

(21)          



Staff’s pictures of site taken September 21, 2021 
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September 21, 2021

Robert Behar, MD
BCP Development, LP
5555 San Filipe St., Suite 1135
Houston, TX 77056

Dear Dr. Behar:

This letter and the attached draft meeting minutes are to confirm the decision of the City of Portage 
Zoning Board of Appeals meeting on September 13, 2021 with regard to the request for 6929 South 
Westnedge Avenue.

The Board voted 7-0, to grant a variance to orient service bay doors facing Romence Road, conditioned 
upon the number of doors not exceed the three shown in the application materials.

Please note the variance will expire on September 13, 2022 if a building permit is not obtained and 
work begun by that time.

If you have any questions, feel free to contact me or Jeff Mais at (269) 329-4477. 

Sincerely,

Kelly Peterson, Director
Department of Community Development

Attachment – Draft September 13, 2021 Zoning Board of Appeals meeting minutes 
     

c: Jeff Mais, Zoning & Codes Administrator 
 

T:\COMMDEV\2021 2022 Department Files\Board Files\ZBA\ZBA #21-01; 6929 SWA\2021 09 13 KP ZBA 21-01; SWA, 6929 (decision ltr).docx
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TO: Planning Commission DATE:  October 7, 2021

FROM: Kelly Peterson, Director of Community Development 

SUBJECT: Final Plan for Pennridge Trail Planned Development (Ph. 2 North); 1800 W. Osterhout 
Avenue

I. INTRODUCTION:

The developer seeks Planning Commission approval of a Final Plan for the northern portion of Phase 2 
(units 23-74, duplex attached housing) of Pennridge Trail Planned Development. As mentioned under 
Background Information, previous phases of this development are currently under construction as being 
consistent with the initial 2018 plan development plan (see attached 2018 plan). The subject phase under 
consideration is shown in the vicinity map. Also, the final drawing of this phase is attached. Pictures of 
this subject, undeveloped area are attached as well.  

II. BACKGROUND INFORMATION:

The multiphased Pennridge Trail Planned Development condominium was approved by Council in 
2018. To facilitate this residential development, the land was rezoned from Light Industrial to Planned 
Development (PD) (case # 17/18-3) to allow a total of 137 homes on 46.54 acres consisting of a mix of 
single family detached and attached housing units served by new roads and utilities, new internal 
sidewalks, new emergency access drive, and other various site improvements such as stormwater 
facilities.   The phases of development are shown on the attached site drawing. However, Phases 1 & 2 
were approved as subphases with Phase 1 (units 1-22) consisting of 22 detached single family homes 
(currently fully developed), followed by Phase 1 north (units 1-22 attached units) consisting of 22 
attached units (nearly fully developed). Then, Phase 2 was divided into units 23-45 (23 single family 
detached homes) along Alder Avenue and Schrier Lane (several home foundations in place; new road 
and public utilities constructed); and Phase 2 North (subject project) consisting of 52 attached homes 
(units 23-74) along Pennridge Drive and Kearns Court. The next and last phase is labeled 'Future Phase' 
on the attached site drawing.  I would suggest the 

The following is an excerpt from the 4/27/18 Planning Commission report of the Final Rezoning Report 
describing the overall development, consistency with adopted City plans, and specific items such as 
pedestrian access, traffic, etc.
 

"As indicated by the applicant, the objective of the Pennridge Trail PD is to create an attractive 
community with a clustered residential development of high quality, energy efficient homes, that 
preserves large trees/natural areas and incorporates additional open space and landscaping features 
for families, couples and single individuals.  The project is proposed to be developed as both a site 
condominium subdivision with public streets and single family detached homes, and a condominium 
with private streets and two-family attached (duplex) dwellings for a total of 137 units on the 46.54 
acre tract of land.  The site condominium subdivision portion of the development is proposed along 

(29)          



Final Plan for Pennridge Trail Planned Development (Ph. 2 North); 1800 W. Osterhout Avenue
Page 2

the southern portion of the property and will involve a total of 63 single family detached units on 
20.6 acres in three phases (Phase 1, 4 and 5).  The condominium portion of the development is 
proposed along the northern portion of the property and will involve a total of 37 attached duplex 
buildings (74 units) on 25.9 acres in three phases (Phase 2, 3 and 6).  Open space areas totaling 
approximately 16 acres, or 34% of the overall land area, are also proposed across the planned 
development with particular emphasis along the western perimeter of the property (where adjacent to 
the Penn-Central railroad tracks) and the northern portion of the site.  To provide this additional open 
space, the applicant is proposing a smaller lot “clustered” form of residential development with 
reduced lot sizes and building setbacks and increased building lot coverage within the site 
condominium subdivision portion of the development.  The overall development density for the 
residential community will be 2.9 units per acre (137 units on 46.54 acres).
 
As identified in the attached materials, a variety of floor plans are planned for the mixed 
detached/attached residential community.  Single family detached homes within the site 
condominium subdivision portion of the development will range between 1,400-2,800 square feet of 
living area (excluding any basement area) with an attached two-car garage and deck or patio, while 
dwellings within the duplex condominium portion of the development will range between 1,040-
2,800 square feet of living area (excluding any basement area) with an attached two-car garage and 
deck or patio.  The PD narrative and proposed concept portfolio also indicates the homes will 
incorporate variations in architectural design and construction materials and range in price from 
$220,000-$300,000+.  Other features of the proposed planned development project include:
 

 Pedestrian Walkway/Trailway – An internal pedestrian circulation network consisting of 
concrete sidewalks and asphalt trails will be provided throughout the development.   Four-
foot wide concrete sidewalks will be provided along both sides of the public streets within the 
site condominium subdivision and along one side of the private streets within the 
condominium portion of the development.  Additionally, a 6-8 foot wide asphalt path will be 
constructed within open space areas along the northeastern portion of the development, 
providing a connection from Schrier Lane (public street cul-de-sac) and Pennridge Drive 
(private street cul-de-sac) to the Eliason Nature Preserve located immediately to the 
east.  Where located within the site condominium subdivision, sidewalks will be located 
within the public street right-of-way and maintained by the individual lot owners.   Where 
located with the condominium portion of the development, along the private streets and 
within open space areas, the sidewalks and paths will be owned and maintained by the 
condominium association.  

 

 Storm Water Management - Storm water runoff associated with the public and private streets 
will be collected and conveyed to infiltration basins and/or natural low areas situated along 
the northern and central portions of the subject property:  Possible locations are identified on 
the tentative plan.   While the storm water piping located within the public streets will be 
owned and maintained by the city, the storm water piping located within the private streets 
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along with storm water disposal areas situated within common open spaces will be owned and 
maintained by the condominium association with appropriate easements and indemnification 
provided to the city.   

 Vehicular Access – Access to the Pennridge Trail PD will be provided through a new public 
street from West Osterhout Avenue (along the eastern portion of the property) and an internal 
public/private street network.  This new public street access will include a boulevard entrance 
with one lane of ingress and two lanes of egress.  A dedicated left-turn lane will be 
constructed within West Osterhout Avenue. Since there are more than 20 residential lots with 
only one formal access point, the developer is requesting a variance from this provision.

 
During administrative review of the tentative plan, a second public street access to West Osterhout 
Avenue, along the western portion of the property, was also considered.  However, due to safety 
concerns related to the close proximity of this public street intersection to the Penn-Central railroad 
tracks, this second West Osterhout Avenue public access point is not recommended.  A future 
connection to the east was also considered but with the acquisition of the abutting by the City of 
Portage and development of the Eliason Nature Reserve Trail, a connection to the east is no longer 
possible.  In lieu of a second public street access to West Osterhout Avenue or a future connection to 
the east, the developer will construct a permanent emergency vehicle access drive to the adjacent 
property to the north located at 9801 Shaver Road.   The City Administration has reviewed this 
alternative emergency access arrangement and found it acceptable.  The developer of the Pennridge 
Trail PD and the owner of 9801 Shaver Road will provide the city the necessary easements and 
maintenance agreements for this permanent emergency vehicle access before development of Phase 
2.  

 Housing Types and Building Setbacks – The applicant plans to incorporate a variety of 
different residential elevations and floor plans into the development (see narrative and 
concept portfolio).  Single family detached homes within the site condominium subdivision 
will range between 1,400–2,800 square feet of living area (excluding any basement area) with 
an attached two-car garage and deck or patio.  Duplex dwellings within the condominium 
portion of the development will range between 1,040-2,800 square feet of living area 
(excluding any basement area) with an attached two-car garage and deck or patio.   As 
indicated by the applicant, lots within the site condominium subdivision will maintain a 
minimum 60-foot wide lot width and a minimum 8,000 square foot lot area with the average 
lot area being approximately 9,720 square feet.  A maximum building lot coverage of 30% is 
proposed.    Single family detached homes will maintain minimum setbacks of 25-foot (front), 
25-foot (rear) and 5-foot (side) with a minimum 15-foot separation between 
homes.   Additionally, a 15-foot side setback will be provided along the long side of the 
corner lots.  Duplex buildings within the condominium portion of the development will 
maintain a minimum 40-foot perimeter setback from all property lines, 25-foot setback from 
the edge of the private streets and 20-foot separation between duplex buildings.  
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 Phasing – The Pennridge Trail PD and construction of the 137 total residential dwelling units 
and associated infrastructure is proposed to occur in six phases over an approximate 10-year 
period with Phase 1 planned for 2018-2019.   Phase 1 will include 21 site condominium lots 
and will begin along the southeast portion of the overall property with a public street 
constructed from West Osterhout Avenue.  The remaining phases of the development are 
planned as follows:  Phase 2 (22 duplex units) 2019-2021; Phase 3 (22 duplex units) 2020-
2023; Phase 4 (24 lots) 2021-2024;  Phase 5 (18 lots) 2022-2026 and Phase 6 (30 duplex 
units) 2023-2028.  Since the total number of site condominium subdivision lots will be 63 
with construction of Phase 1, 4 and 5, the applicant on Page 6 of the written narrative is 
requesting a modification from the maximum 20-lots on a cul-de-sac provision of the 
Subdivision and Land Division Regulations [Section 42-803(i)].

 
PRELIMINARY ANALYSIS - 2018 Rezoning, Tentative Plan 
 
The following analysis has been prepared based on general land use considerations, the 
Comprehensive Plan, traffic conditions and surrounding development patterns.  Issues to be 
considered are consistency with the Future Land Use Plan Map and Development Guidelines, 
suitability of the existing zoning classification and the impacts of the proposed zoning classification.  
 
Comprehensive Plan/Future Land Use Map Consistency.  The Future Land Use Plan Map component 
of the Comprehensive Plan identifies the subject property, along with adjacent properties to the south 
(along the south side of West Osterhout Avenue), as appropriate for Low Density Residential land 
use.  Adjacent properties to the east are designated for Park/Recreation and Low Density Residential 
land uses.  Adjacent properties to the north and northwest are identified for Shaver Road Business 
Corridor and General Business land uses, while adjacent properties to the west (along the west side of 
the Penn-Central railroad tracks) are designated for High Density Residential land use.
 
The Comprehensive Plan defines the “Low Density Residential” land use classification to include 
areas planned for future low density residential developments ranging from 1-4 units per acre.  As 
indicated in the attached materials, the density of Pennridge Trail is approximately 2.9 units per 
acre.  The Comprehensive Plan further identifies the purpose of the low density residential 
classification to establish areas for future low density, single family development, protect existing 
established neighborhoods from the intrusion of incompatible land uses and encourage additional 
“higher value” housing taking advantage of available attractive natural features and other amenities.  
 
Development Guidelines.  The Development Guidelines are intended to be used by the Commission 
and staff when reviewing private development proposals, infrastructure improvement programs (i.e. 
public expenditures on streets, sewers and water mains that influence the location, intensity and 
timing of development) and public programs that affect the physical environment.  The guidelines 
also provide direction and underpinning for regulations that affect land use (e.g. zoning, subdivision, 
parking, landscaping and others), may suggest incentives to influence community development and 
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preservation and may suggest adjustments to other policies that influence the use of land for 
consistency with community development objectives. An evaluation of the Development Guidelines 
will be provided with the final report and staff recommendation.    
 
Suitability of Existing I-1 Zone/Impacts of Proposed PD Zone.  The subject properties have been 
zoned     I-1, light industry since comprehensive zoning of the city in 1965.  While the I-1 district 
may have been considered a suitable zoning district in 1965 as a result of the adjacent railroad tracks, 
it has never been developed with an industrial use.  According to the current property owner, the land 
has been actively marketed for sale since 1993.  The lack of industrial development interest is likely 
attributed to location (distance from major transportation routes, competition from other, more 
desirable industrial locations and adjacent residential land uses).   Given the surrounding residential 
zoning and land use pattern, the proposed PD zone and mixed residential development project offers 
a more suitable option for the subject properties.  Although an occasional passing train will result in 
noise and vibration, the decision to live near an active railroad line is a personal choice.  While the 
PD ordinance permits up to 20% nonresidential land use, the proposed Pennridge Trail PD does not 
include a nonresidential land use element.   Additionally and while the PD ordinance allows an 
overall residential development density of up to 7.0 units per acre, the proposed Pennridge Trail PD 
proposes an overall single family residential development density of 2.9 units per acre.   
 
The proposed PD zone offers flexibility for the applicant and assurances to the community on how 
the property will be developed (i.e. types of land uses, density, location and so forth).  As proposed 
by the applicant, the Pennridge Trail PD will result in a similar residential density that could be 
developed under a traditional subdivision (R-1B/R-1C district) with a more creative design that 
preserves open space and natural features. 
 
Modifications.  In conjunction with the proposed tentative plan, the applicant is requesting 
modifications from two Subdivision and Land Division Regulation provisions involving the 
maximum number of lots on a cul-de-sac street and installation of a five-foot wide concrete sidewalk 
along West Osterhout Avenue.  Section 42-375.L of the Zoning Code allows City Council the 
authority to waive or modify standards of the PD ordinance where it finds such specifications are not 
in the best interests of the residents of the planned development and that modifications are not 
inconsistent with the interests of the entire city. 
 
Since a second public street access from West Osterhout Avenue is not recommended given the 
proximity to the Penn-Central railroad tracks and a future connection to the east is no longer possible, 
construction of the site condominium subdivision portion of the development (Phases 1, 4 and 5) will 
result in a total of 63 lots on a public cul-de-sac street.  Section 42-803(i) of the Subdivision and 
Land Division Regulations limits the number of lots on a residential cul-de-sac street to 20.   As 
discussed previously and to provide an alternative secondary access to the development, a permanent 
emergency vehicle access connecting the northern portion of the Pennridge Trail PD (from Kearns 
Court) to the adjacent former Charles River industrial property located to the north at 9801 Shaver 
Road will be provided.  Given the characteristics of the property and surrounding area, the City 
Administration is supportive of this requested modification.
 

(33)          



Final Plan for Pennridge Trail Planned Development (Ph. 2 North); 1800 W. Osterhout Avenue
Page 6

While the developer will install four-foot wide concrete sidewalks along both sides of the public 
streets within the site condominium subdivision, Section 42-804 of the Subdivision and Land 
Division Regulations also requires the installation of a five-foot wide concrete sidewalk along the 
West Osterhout Avenue frontage.  Given the proposal to install an internal network of sidewalks and 
trails within the Pennridge Trail PD including a connection to the adjacent Eliason Nature Preserve 
trail, combined with the lack of existing sidewalks along West Osterhout Avenue and no future plans 
by the city to install sidewalks along West Osterhout, the developer is requesting a modification from 
this requirement.  As information for the Commission, sidewalks were once planned along West 
Osterhout Avenue.  However, and with the reconstruction of West Osterhout Avenue in FY 2014-
2015, proposed sidewalks were replaced with a wider paved shoulder to better accommodate non-
motorized traffic.  For these reasons, staff is supportive of this requested modification.
 
Traffic Considerations.   The Trip Generation Manual published by the Institute of Traffic Engineers 
(ITE) estimates that a single family residential dwelling will generate approximately 10-12 vehicle 
trips per day (“trip” defined as one vehicle movement either in or out of the development).  Upon full 
build-out of the Pennridge Trail PD (estimated at approximately 10 years), the 137 dwelling unit 
project will generate approximately 1,370-1,644 vehicle trips per day.  As previously indicated, West 
Osterhout Avenue is a 2-lane minor arterial roadway with 3,905 vehicles per day (2015) and a 
capacity of 16,500 vehicles per day (level of service “D”).   Anticipated traffic generation associated 
with a single family residential development on the subject property can be accommodated by the 
adjacent roadway system.  In an effort to facilitate through traffic and left-turn movements into the 
proposed development, a left-turn lane will be constructed in West Osterhout Avenue at the new 
public street (Pennridge Drive) intersection."

III. ANALYSIS:

As mentioned under Background Information, the overall planned development gained tentative plan 
approval in 2018 meeting items 'A' - 'G' of Sec 42-375 Plan Review and Approval Planned 
Development. The remaining items under that code section address Final Plan criteria, which are 
discussed below.

Pursuant to Sec 42-375 (H) Standards for Final Plan, a final plan for development of the 
planned development shall be submitted to the planning commission for recommendation 
and to council for approval. The application shall include such drawings, specifications, 
covenants, easements and conditions and form of bonds as were set forth by resolution at the 
time of tentative approval. Generally, the Final Plan shall be in substantial compliance with the 
approved tentative plan and generally shall not vary by more than 10% of density, use, or overall 
building size. Staff notes that the subject Final Plan application and material matches the same number 
and location of duplex units (52) as shown in the 2018 tentative development plan.  

Further, items 'I' - 'M' of Sec 42-375, the Final Plan shall generally meet deadlines for initiating 
construction, be consistent with phasing of the overall development plan from the 2018 tentative 
plan, obtain approvals to waive/ modify specifications, and determine nonconformities of any 
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existing development. Staff notes that the subject phase was forecasted to be under construction during 
years 2020-2023, as noted under Background Information. If approval is gained, this time period is 
expected to be met. The subject phase matches the phase boundary and types of units as shown on the 
2018 tentative plan drawing (see attached drawing). During approvals of the past phases of this 
development some elements were modified, as described under Background Information. These 
modifications include increasing the number of units served by a cul-de-sac, installing an emergency-
only driveway in-lieu of a second street frontage, and installing various internal sidewalks and 
connection to the existing public trail in-lieu of installing a sidewalk along Osterhout Avenue. There are 
no planned modifications under the subject proposal. Lastly, there are no existing uses or buildings that 
became non-conforming with the past rezoning to Planned Development.

Finally, and for Commission information, the access drive that provides a second means of 
ingress/egress during emergency situations has been constructed and reviewed/approved by the Fire 
Division.  This emergency access drive is located at the north end of Pennridge Trail development site 
and provides access to Shaver Road across the property addressed as 9801 Shaver Road.

IV. RECOMMENDATION:

The final/site plan has been reviewed by the City Administrative departments.  Staff advises that the 
Planning Commission recommend to City Council that the Final/Site Plan for Pennridge Trail  Planned 
Development (Phase 2 North; units 23-74), 1800 West Osterhout Avenue, be approved.  Subsequent to 
the Planning Commission review, City Council will collectively consider the Final/Site Plan for Phase 
2  North (units 23-74).

Attachments:
1. Vicinity Map
2. 2021-02-04 Commercial Development Application
3. 2021-09-28 Pennridge Trail North Phase 2 Final Prelim Condo PD Site Plan - Current
4. 2018 PD Tentative Plan; Rezoning
5. Combined Pictures
6. 2018 Tentative Plan; House Plans, Facades
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Pennridge Trail Planned Development

 September 29, 2021 Pictures taken by staff
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TO: Planning Commission DATE:  October 7, 2021

FROM: Kelly Peterson, Director of Community Development 

SUBJECT: Zoning Amendment for VCA Veterinary Animal Hospital,  5348 S. Westnedge 
Ave. 

I. INTRODUCTION:

A zoning amendment application has been submitted by Shannon Orr and Timothy Timmons, on behalf 
of Quality Acquisitions LLC (property owner) and VCA (future business owner), to renovate an existing 
building into a new veterinary hospital business at 5348 S. Westnedge Avenue. The subject building is 
currently vacant and was previously occupied by Gander Outdoors (closed in 2019). The subject 
property is 3.19 acres in size, contains a 31,000 square foot vacant building, offers approx. 170 parking 
spaces, and has access along S. Westnedge Avenue and abutting interior streets. See image below. The 
property is zoned Commercial Planning Development District (CPD).
 

  
 
VCA seeks to occupy the existing building with a new veterinary hospital business offering a 24/7/365 
emergency and specialty care services for dogs and cats. The existing parking and site circulation areas 
are expected to be utilized for staff and customer parking demands and overall access.

II. BACKGROUND INFORMATION:

The project was presented during the September 16, 2021 Planning Commission meeting but did not 
consist of a complete application. Therefore, staff did not provide an analysis nor a recommendation for 
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the Commission. Therefore, the Commission did not take action. Since a complete application was 
expected to be received soon, the Commission postponed action of this project for the next available 
meeting (October 7, 2021). The applicant did recently submit additional information but it was not submitted 
in time for staff's analysis and recommendation for the October 7,2021 Commission meeting. Staff expects a 
full analysis of the project and a recommendation to be provided during the next available Commission 
meeting (October 21, 2021).

III. ANALYSIS:

Staff notes that the proposed veterinary hospital is only allowed in the B-3 General Business zoning 
district with an approved Special Land Use Permit and in the I-1 Light Industrial district as a Permitted 
Use. However, it is not allowed in the underlying Commercial Planned Development (CPD) district. 
Staff finds that it may be appropriate to also allow veterinary hospitals in the CPD, and therefore, 
recommended the applicant seek a zoning amendment to determine if and how to best facilitate the 
proposal in the most appropriate area and permitting process.

IV. RECOMMENDATION:

Prior to preparing a complete analysis and confirming proposed amendment language for Planning 
Commission review and action, additional information regarding the proposed use needs to be provided 
by the applicant. The applicant recently submitted the additional information but it was not submitted in 
time for staff analysis and recommendation for the October 7,2021 Planning Commission. Therefore, 
staff recommends delaying action on this zoning amendment to the next available Planning Commission 
meeting (October 21, 2021). Therefore, the Commission is advised to continue the public hearing 
adjournment to the October 21, 2021 Planning Commission meeting.

Attachments:
1. Zoning Amendment Application, 5348 S. Westnedge Avenue
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September	8,	2021

S.	Westnedge5348	S.	Westnedge Trade	Center	Way
West

328
350	+/-

x

Quality	Acquisitions	LLC

700	Mall	Drive,	Portage,	MI	49024
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To	allow	Veterinary	Hospital	use.

Not	Re-zoning	parcel

(text	amendment	only)

Section	42-412	of	CPD	District,	permitted	uses.

To	allow	Veterinary	Hospital	use	in	CPD	zoning.

700	Mall	Drive,	Portage,	MI

269-323-2441
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