
Housing Now! 
Recommendat ions 

The need for community engagement in the process and 
the potential impact on our neighborhoods. 

 

Westside Community Meeting: Saturday, February 17, 2018 
West Grand Neighborhood Organizat ion, 4pm 

 



Great Housing Strategies 
In 2015 Great Housing Strategies formed. 
◦ The City Website states 3 city commissioners and 200 

residents part icipated, later 90 of the residents volunteered 
to work in workgroups. They were broke down into 4 work 
groups and each workgroup met 4 t imes, bi- weekly.  

 
◦ The Commissioners involved were: Ruth Kelly, Senita Lenear, 

and Elias Lumpkins, Jr.  
 
 

Background 



Land Use and Zoning:  
The land use and zoning workgroup was charged with addressing opportunit ies and barriers to 
producing a broad range of housing types for a variety of households and incomes. 
 
 
 

 

The Workgroups: Great  Housing St rategies 

Housing Finance: 
The workgroup on housing finance was formed to analyze financing tools and development 
incentives that support the production of a broad range of housing types for all households 
and incomes. 
 
 

 

Economic and Workforce Development: 
The economic and workforce development workgroup focused on opportunit ies, resources, and 
tools to improve housing affordability and stability. 
 
 

 

Low- Income and Vulnerable Populations: 
The focus of the low- income and vulnerable populations workgroup was on opportunit ies and 
barriers to increasing and preserving affordable, accessible housing for low- income households, 
including the aging, disabled, and homeless. 
 
 
 
 
 



Our Master Plan was last done in 2002. It  is scheduled to be 
updated beginning in 2019. The Housing Now! 
recommendations ignore the exist ing Master Plan,  Area 
Specific Plans and Corridor Improvement District  Plans 
developed by our neighborhoods with community 
engagement. We feel the city should introduce a new master 
plan process to engage our residents. 

 
The Master Plan process can be expedited to address the 
urgent need of affordable housing. Our community  deserves 
this level of comprehensive engagement when it  comes to 
sweeping zoning reform. 

Master Plan 



Current ly fifteen (15) neighborhoods have developed Area Specific Plans 
(ASP). ASPs are developed through a community engagement process and 
recognized by the city as development guidance for our neighborhoods. 

 
◦ According to the city website where the Master Plan document is located: “We 

collaborate with the community on Area Specific Plan (ASP) development 
processes. ASPs zero in on a smaller part of the city.”  
 

◦ The ASP’S were not considered during the Great Housing Strategies init iatives, nor 
were they considered for Housing Now! Recommendations. 
 

◦ ASP’s are given the same priority as the Master Plan, these guidelines should at  
least  be considered when changing zoning policies or other changes in our 
individual neighborhoods. 

Area Specif ic Plans (ASP’s) 



Each neighborhood may have an Business Improvement 
District  (BID) and/ or Corridor Improvement District  (CID) 
completed through a cooperative community engagement 
process with our residents, business associations and 
recognized by the city as a development tool for our 
neighborhoods. 

 
◦ The BIDs/ CIDs were also not considered nor included in discussions 

during the Great  Housing Strategies except for the Michigan Street  
Corridor Plan. Neither were they considered, nor included in 
developing Housing Now! recommendations. 

Business and Corridor Improvement  Dist ricts 
(BIDs & CIDs) 



Housing Now! developed from the Great Housing Strategies group 
but only included Mayoral appointees and was a closed process. 
 
Housing Advisory Commit tee: 
Mayor Bliss appointed the Housing Advisory Committee in 2016 to 
implement the Great  Housing Strategies recommendations. Mayor 
Bliss set  the Committee's goals to provide recommendations for: 
◦ Funding to grow an Affordable Housing Fund 
◦ Ways to allocate funding for significant  impact  where affordable housing is 

needed 
◦ Housing policies for better outcomes 
◦ Priorit ize the Great  Housing Strategies goal implementation 
◦ Changes to State and Federal policy for posit ive impact  on Grand Rapids housing 

 
Commissioner Jon O'Connor chaired the Committee. They met 7 t imes 
between October 27, 2016 to May 1, 2017.  

Housing Now! 



Housing Now! Commit tee 



Per the Housing Now! City website page: 
Small scale development is referred to as "missing middle" housing. These are duplexes, 
fourplexes, bungalow courts and mansion apartments smaller than a large house. These 
housing types are crucial to expand affordable housing options. To reduce barriers to this type 
of development, we recommend changes to the development approval process. We'd like to 
see changes to the standards for development site layout and building placement. 
 
We've discussed this with developers and have come up with four proposed changes to the 
zoning ordinance: 
◦ Reduce the minimum dwelling unit  width from 18 feet to 14 feet 
◦ Allow developers to build two- family residential units by- right in the LDR zone 

district(Show info). Eligible properties should be located on a corner parcel or within 100 
feet from a TBA(Show info), TOD(Show info), TCC(Show info) or C zone(Show info) district . 
The two- family lot width and area requirements should be the same as the single family 
units 

◦ Remove the minimum lot area requirement for multi- family residential developments. 
Currently this is 20,000 square feet 

◦ Allow developers to build multi- family residential units by- right in the LDR zone district . 
These developments are only eligible if the property is located within 100 feet of 
a TBA(Show info), TOD(Show info), TCC(Show info) or C zone(Show info) district . They 
shouldn't  have more than 4 units per building. To qualify these need to comply with form, 
maximum building width and footprint standards 

Recommendat ion #3 

https://www.grandrapidsmi.gov/Glossary/Low-Density-Residential-LDR-District
https://www.grandrapidsmi.gov/Glossary/Low-Density-Residential-LDR-District
https://www.grandrapidsmi.gov/Glossary/Traditional-Business-Area-TBA-Zone-District
https://www.grandrapidsmi.gov/Glossary/Transit-Oriented-Development-TOD-Zone-District
https://www.grandrapidsmi.gov/Glossary/Transitional-City-Center-TCC-Zone-District
https://www.grandrapidsmi.gov/Glossary/Commercial-Zone-District-C-Zone-District
https://www.grandrapidsmi.gov/Glossary/Traditional-Business-Area-TBA-Zone-District
https://www.grandrapidsmi.gov/Glossary/Transit-Oriented-Development-TOD-Zone-District
https://www.grandrapidsmi.gov/Glossary/Transitional-City-Center-TCC-Zone-District
https://www.grandrapidsmi.gov/Glossary/Commercial-Zone-District-C-Zone-District


We recommend creat ing a Design Guidelines Manual to preserve the exist ing 
neighborhood character. These would also become City ordinances. We anticipate 
this will create more form- based architectural requirements. 
 
We've discussed this with neighborhoods and heard that  current  standards don't  
protect  neighborhood character. This includes lack- luster front  stoops, flat  facades 
and incompatible design. The Design Guidelines Manual will help address these 
concerns.  
 
Before adopting the proposed amendments, the City should consider: 
◦ Will this change affect  the neighborhood's character? 
◦ Will this change affect  the City's image in general? 
◦ We could lose single- family dwellings in favor of new mutli- family 

developments 
◦ Single- family housing could convert  to higher density residential structures 
◦ These changes wont ' directly increase the number of affordable housing units. It  

could create condit ions that support  increased housing supply 
◦ Can the City enforce more people living here? (In terms of front  yard parking, 

overcrowding, etc.) 

Recommendat ion #3 



What  has changed? 
The Recommendation went before the Planning Commission 
and the following has changed: 
◦ Incentives for small scale development By Right. Increased by- right 

radius around commercial districts from 100’ to 500’ of a TBA, TOD, 
TCC or C Zone District. There is no design standards manual even 
though the City Planning recommended it. Everything else stayed the 
same. 

Recommendat ion #3 



Per the Housing Now! City website page: 
 
The current residential density bonuses are incentives available to mixed- income 
housing projects. Currently these bonuses can't  be applied to more tradit ional 
affordable housing projects, such as Low Income Housing Tax Credits 
(LIHTC)(Show info) projects. This is because the percentage requirement for 
mixed- income housing bonuses conflicts with the requirements for LIHTC. Our 
proposed amendment would provide an additional bonus. This bonus could be 
used as an incentive for a tradit ional affordable housing project and it 'd be 
available for LIHTC funded projects. 
 
We met with housing providers about changing the ordinance. Based on our 
discussion, we recommend adding an Affordable Housing Bonus. Development 
projects would would be eligible for the Affordable Housing Bonus if they: 
◦ Are located within 300 feet  of a transit  line 
◦ Create at  lease 20 units 
◦ Rental units: at  least  30% of units are at  or below 60% AMI(Show info) 
◦ Owner units: at  least  30% of units are at  or below 80% AMI 

Recommendat ion #6 

https://www.grandrapidsmi.gov/Glossary/Low-Income-Housing-Tax-Credit-LIHTC
https://www.grandrapidsmi.gov/Glossary/Low-Income-Housing-Tax-Credit-LIHTC
https://www.grandrapidsmi.gov/Glossary/Area-Median-Income-AMI
https://www.grandrapidsmi.gov/Glossary/Area-Median-Income-AMI


What  has changed? 
The Recommendation went before the Planning Commission 
and the following has changed: 
◦ Eliminated requirements for proximity to transit and number of units, 

added a failure to perform clause and recording of agreement with 
deed. 

Recommendat ion #6 



Per the Housing Now! City website page: 
 
Accessory Dwelling Units (ADUs) are residential spaces added to a primary residence. 
The current  policy on ADUs is restrict ive so we propose to change it . We heard from 
residents at  input sessions and researched other cit ies' policies. 

 
Here are our recommended changes: 
◦ Allow ADUs by- right(Show info) in all zone districts 
◦ Remove the lot  area requirement 
◦ Increase accessory building heights where an ADU is proposed 
◦ Increase the floor rat io from 25% to 40% of the primary structure 
◦ Remove the maximum number of bedrooms and maximum number of 

occupants. Except that  no more than 4 unrelated individuals can live in a single 
dwelling 

Recommendat ion #8 

https://www.grandrapidsmi.gov/Glossary/By-Right-Development
https://www.grandrapidsmi.gov/Glossary/By-Right-Development
https://www.grandrapidsmi.gov/Glossary/By-Right-Development


What  has changed? 
The Recommendation went before the Planning Commission and the 
following has changed: 
◦ No changes to proposed language. 

Recommedat ion #8 

ADU Above Garage 
ADU On Its Own 



Per the Housing Now! City website page: 
Non- Condo Zero Lot Line Units are also known as attached single- family residential dwelling 
units(Show info). These are housing units attached to each other in a row. 
 
Currently the Zoning Ordinance allows this type of development as either: 
◦ A Special Land Use within the Low Density Residential (LDR) zone district  
◦ A Permitted Use within the Mixed Density Residential (MDR)(Show info) zone district  

 
We consulted with neighbors, housing developers and architects about creating a policy 
amendment. Neighborhood association representatives voiced concerns about over- parking 
and the lack of code compliance enforcement resources. After digesting all the feedback, we're 
proposing to change the policy to: 
◦ Allow attached single- family units in the LDR zone district  if they have less than 4 

attached units per structure and are located within 100 feet of a TBA(Show 
info), TOD(Show info), TCC(Show info), or C zone(Show info) (Show info)(Show info)(Show 
info)district . This should be measured from the closest point of the parcels on the public 
right- of- way 

◦ Reduce the minimum dwelling unit  width from 18 to 14 feet 
◦ Remove the requirement for minimum lot width 
◦ Reduce the minimum lot area from 3,000 square feet to 1,500 square feet in LDR 
◦ Reduce the minimum lot area from 2,250 square feet to 1,250 square feet in MDR 

Recommendat ion #9 

https://www.grandrapidsmi.gov/Glossary/Attached-Single-Family-Residential-Dwelling-Unit
https://www.grandrapidsmi.gov/Glossary/Attached-Single-Family-Residential-Dwelling-Unit
https://www.grandrapidsmi.gov/Glossary/Low-Density-Residential-LDR-District
https://www.grandrapidsmi.gov/Glossary/Mixed-Density-Residential-District
https://www.grandrapidsmi.gov/Glossary/Traditional-Business-Area-TBA-Zone-District
https://www.grandrapidsmi.gov/Glossary/Traditional-Business-Area-TBA-Zone-District
https://www.grandrapidsmi.gov/Glossary/Transit-Oriented-Development-TOD-Zone-District
https://www.grandrapidsmi.gov/Glossary/Transitional-City-Center-TCC-Zone-District
https://www.grandrapidsmi.gov/Glossary/Commercial-Zone-District-C-Zone-District
https://www.grandrapidsmi.gov/Glossary/Transit-Oriented-Development-TOD-Zone-District
https://www.grandrapidsmi.gov/Glossary/Transitional-City-Center-TCC-Zone-District
https://www.grandrapidsmi.gov/Glossary/Commercial-Zone-District-C-Zone-District
https://www.grandrapidsmi.gov/Glossary/Commercial-Zone-District-C-Zone-District


What  has changed? 
The Recommendation went before the Planning Commission and the 
following has changed: 

 

◦ Increased the number of attached townhouses by- right from four to eight, 
increased by- right radius around commercial districts from 100’ to 500’, added 
the MCN and MON zone districts. 

Recommendat ion #9 

ICCF LINC 



By Right Development is development projects 
permitted under the City's Zoning Ordinance. They would 
not have to go before the Planning Commission. These 
can be developed without public hearings.  

 
The blue on the following maps shows areas in our 
neighborhoods that  could be developed “by right” 

o Anything touching the blue areas are included 
o Yellow and orange on the maps show current  rental unit s 

in the blue areas 

What  is By Right? 



Neighborhood Maps: John Ball  Area Neighbors 



Neighborhood Maps: Roosevelt  Park 



Neighborhood Maps: South West  Area Neighborhood 



Neighborhood Maps: West  Grand Neighborhood 



Neighborhood Maps: Westside Connect ion 



Concern surrounding lack of  community engagement  on these new 
recommendat ions, especial ly now that  they have been changed by the 
Planning Commission  

o Recent changes are not widely known 
o Ramificat ions are not understood by the community 
o Obvious arbitrary nature of the changes 

 
Concern about  the “by right ”  on these recommendat ions due to it  t aking 
community input  out  of  the equat ion of  what  could be al lowed in our 
neighborhoods.  

o All neighborhoods are different and a one- size fits all approach on 
development will impact each neighborhood different ly. What might work 
in one area of our city, might not in another. 

 

Potent ial Concerns 



Single family homes could be demolished and replaced by two, three, or 
f our unit  developments if  t hey f it  t he guidel ines out l ined in the pol icy, 
without  resident  or neighbor input  
 
There are no set  design standards unique for each neighborhood, and the 
current  ones set  f or the Cit y as a whole are not  very specif ic 

◦ Example: A developer could purchase 8 different style windows and put them on their 
house.  This might meet transparency standards, but would make the home look off. 

 
No data provided with recommendat ions support ing that  these specif ic 
measures wil l  result  in af f ordable housing specif ic 

◦ The assertion that “supply side” economics is the magic bullet  that will solve 
affordable housing is false 

◦ No research nor findings presented demonstrating consideration of successful models 
of affordability from other communities 

◦ Lack of affordability experts and third party review of Housing Now! Recommendations 
related to the likelihood that proposals will increase affordability.  
 
 

 
 

Potent ial Concerns 



 
 
Moved recommended zoning changes to the Master Planning Process 

◦ Includes substantive community input  
◦ Consider ASPs 
◦ Consider BIDs/ CIDs as a resource 

 
Form- based code could be an opt ion with substant ive community 
engagement  

◦ An example of a form- based code process, would include consideration of 
an ASP, community input by way of workshops, or charret tes and 
approved design requirements. 
 

 
 

Potent ial Solut ions 



City Commission meeting will take place on February 20 at 7pm at 
City Hall (300 Monroe—9th Floor) 
◦ City Commission will either vote on these recommendations 

(unlikely) or set  a public hearing to take place at  one of their March 
meetings (more likely) 

 
You can show up to the City Commission meetings, write let ters, 
take the survey and spread the word to your neighbors, whether you 
are for or against  these recommendations, YOUR VOICES MATTER! 

Next  Steps/ How to Get  Involved 
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