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INTRODUCTION 

 

Since the adoption of the previous plan in 1996, the population of Allendale Charter 

Township has increased significantly, and has likely surpassed the 2010 population 

projection.  Growth of this scale illustrates the complexity of population projection, and 

the importance of updating the Land Use Plan in order to direct future growth and 

development within the Township.  With 5,000 new residents since 1990, demands on 

employment, retail, and emergency services must be met with new but realistic goals 

that will benefit future residents. 

  

The effort put into updating the current Plan will result in a different type of document.  

The classical approach to plan development emphasized two strategies, analysis of 

data, and projection of current trends into the future.  This frequently resulted in a data 

heavy document filled with tables and charts, and, frankly, not a lot of fun to read.  And 

that is exactly what happened - no one read it.  This perpetuated a genuine lack of 

understanding of both the intended and unintended consequences of growth.  While 

meeting the technical objectives of land use planning and providing a legal basis for 

zoning decisions, it did little to advance the appreciation of planning. 

 

This Plan will be different.  Hopefully you can tell from reading the first page, (if you got 

that far).  This document, while based on sound data analysis like the 2000 US Census, 

will emphasize graphics more than tables.  Most people know what they like when they 

see it.  The graphics will help them.   It will be easier to read and, hopefully, understand. 

 

We are using this approach because this Plan has a real message to tell and we want 

people to read it.  The message is that our community does not have to resign itself to 

projecting past growth and development patterns into the future.  We can determine 

much of our own identity.  We can also help create identities for neighborhoods and 

special areas like the Grand Valley State University area.  We can also make this a 

cradle to grave community, a place where someone can live his or her entire life, in 
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Allendale Charter Township and be able to choose the particular living style that meets 

their needs.  So, much of the Plan will emphasize making a wider range of choices 

available for current and future Allendale Charter Township residents, as well as 

promoting development that has lasting value to our community.   

 

You will note that there are several “guiding principles” sprinkled throughout this Plan.  

One of the major principles is promoting connectivity wherever feasible.  Connectivity 

may not make a lot of sense in some areas of the Township, like those areas planned 

for “rural character”.  However, in other areas, it makes perfect sense.  For example, the 

area along the M-45 corridor as well as the area between Pierce Street and Fillmore 

Street and between 48th Avenue and 76th Avenue.  This area is planned for a series of 

neighborhoods, which will have interconnectiveness as one of their key design 

elements.   

 

Instead of using stuffy terms like “zoning regulations”, this Plan has a section on 

innovative implementation tools like the “Smart Code”, a set of regulations that allows 

for diversity instead of sameness.  Other recommended strategies will be presented that 

can make Allendale Charter Township a different but wonderful place. 

   

The use of the Plan, however, depends on the community.  The role that this Plan will 

play in the future of Allendale Charter Township depends on the values of the 

community and the demands that it places upon the Planning Commission and the 

Township Board for quality planning. 

 

Plan Content 

 

This Plan is divided into three parts.  The first part is an inventory and analysis, and is 

intended to state the existing conditions of the Township.  It also includes an inventory 

of current development patterns, community resources, and natural resources.  The first 

part is divided into sections as follows: 
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·  Community Profile 

·  Transportation and Circulation 

·  Natural Resources Inventory 

·  Community Facilities and Public Services 

·  Existing Land Use Patterns 

 

This section will provide a baseline snapshot of conditions in the Township in 2003. 

 

The second part provides a description of the process used to involve the residents of 

Allendale Charter Township, designed to determine a direction in which government 

officials and residents would like the Township to progress.  Public input is important in 

developing a vision for the future of the Township, and is presented in the form of goals 

and objectives.  It is important to note here that these goal statements were based on a 

public input process that included a very broad segment of the Allendale community.  

This is the reason we are calling it a Strategic Plan. These goals and objectives are the 

basis for the future land use map.  The sections that are included in this part are: 

 

·  Public Visioning Workshop 

·  Goals and Objectives 

·  Future Land Use  

 

The final part of the Plan is the “how do we do it” part.  It describes the actions and 

activities that the Township should pursue over the next five years.  The goals and 

objectives of this Plan are ambitious, and the complete implementation of this Plan will 

depend on the amount of resources that are available.  In some cases, objectives 

cannot be fully implemented without outside resources, such as grants.  Thus, the 

implementation plan may not be completed in the next five years.  However, this part 

sets forth the full plan that the Township desires to pursue.   
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 POPULATION  AND HOUSING 

 

We knew we said there wouldn’t be a lot of tables, but sometimes they are the most 

efficient way of presenting comparison data, besides, who doesn’t like to know how they 

compare to their neighbors.  The 1990 and 2000 census data are sources of information 

which draws statistical comparisons between Allendale Charter Township, Ottawa 

County, as well the State of Michigan, to gain insight and perspective concerning the 

Township’s past, present, and future.   

 

In this section, a number of different characteristics of Allendale Charter Township’s 

residents are analyzed, including household size, age, and occupation.  Person per 

household and total housing units are reviewed to find the unique characteristics and 

trends in Allendale’s housing.  There is even a section on making estimates for the 

Township’s future growth. The following paragraphs and tables will give the reader 

some insight to what the future may hold for Allendale Charter Township.   

 

PRESENT POPULATION  

 

The population of Allendale Charter Township over the four previous censuses is shown 

in Table 1.  Township population has increased significantly over the past 30 plus years.  

The 2000 population of Allendale as estimated by the U.S. Census Bureau is 13,042, an 

increase of 5,020 people from the 1990 census data.  This is a significant increase of 

62.58% over the 1990 population. Why the population has increased since 1990 can be 

attributed to a variety of reasons including the growth of Grand Valley State University, 

the out-migration of people from urban core areas like Grand Rapids, and the strong 

economic growth seen in the mid to late 1990s which contrast with the recessions of the 

early 1980s and 1990s. 
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Table 1 

Population Trend, 1970-2000 

Allendale Charter Township 

Year Population  % Change  

1970   3,554  

1980   6,080 71.07% 

1990   8,022 31.94% 

2000 13,042 62.58% 

     

 Source:  U.S. Census Bureau  

         

 

You may ask if this rate of growth is unique to Allendale Charter Township or is it part of 

a larger phenomenon. (If you did ask that, it was a good question.)  Table 2 illustrates 

the population change of Allendale Charter Township and the surrounding communities 

over the past 10 years.  It seems that the region, as a whole, experienced an increase 

in total population. The State of Michigan had a growth rate of 6.1% over the same 

period.   Allendale, Robinson, Georgetown, and Blendon Townships and the County 

showed increases far exceeding the state’s percentage of growth.  Polkton Township’s 

growth was lower than even the State of Michigan within the same time period.  

Table 2 

Change in Population 

1990-2000 

Allendale and Adjacent Townships 

 1990 2000 % Change  

Allendale      8,022   13,042 62.58% 

Blendon      4,740     5,721 20.70% 

Georgetown    32,672   41,658 27.50% 

Polkton      2,284     2,335  2.23% 

Robinson      3,925     5,588 42.37% 

Tallmadge      6,293       6,881  9.34% 

Ottawa County   187,768   238,314 26.92% 

State of Michigan 9,295,297 9,938,444   6.91% 

        SOURCE:  U.S. CENSUS BUREAU     

 

 



Allendale Charter Township      McKenna Associates 6 

AGE/GENDER GROUPS 

 

Table 3 is an age/gender profile for Allendale Charter Township, Ottawa County, and 

the State of Michigan. There is uneven distribution of males (47.2%) and females 

(52.8%) within the Township. The distribution in the County is relatively consistent 

between males (49.2%) and females (50.8%) and with the State distribution at males 

(49%) and females (51%). The female ratio is higher for the Township than the County, 

and State. The gap is narrowing due to the leveling of the birth rate and death rate for 

males and females and as further medical technological advances occur for critical 

illnesses. 

 

Table 3 

Age and Gender of Population, 2000 

Allendale Charter Township, Ottawa County, and the State of Michigan  

  
Allendale Charter 

Township Ottawa County State of Michigan 

  Number Percent Number Percent Number Percent 

Male    6,154 47.2% 117,349  49.2% 4,873,095 49.0% 

Female    6,888 52.8% 120,965  50.8% 5,065,349 51.0% 

Under 5 years       891  6.8%  18,242    7.7%    672,005  6.8% 

5 to 9 years       845  6.5%  19,257    8.1%    745,181  7.5% 

10 to 14 years       771  5.9%  19,653    8.2%    747,012  7.5% 

15 to 19 years     2,776 21.3%  20,709    8.7%    719,867  7.2% 

20 to 24 years    2,752 21.1%  18,854    7.9%    643,839  6.5% 

25 to 34 years     1,586  12.2%   31,828  13.4% 1,362,171 13.7% 

35 to 44 years    1,438  11.0%   38,006  15.9% 1,598,373 16.1% 

45 to 54 years       877    6.7%   29,795  12.5% 1,367,939 13.8% 

55 to 59 years       271   2.1%   10,219    4.3%   485,895   4.9% 

60 to 64 years       221   1.7%     7,639    3.2%    377,144   3.8% 

65 to 74 years       324   2.5%   12,240    5.1%    642,880   6.5% 

75 to 84 years       217   1.7%     8,535    3.6%    433,678   4.4% 

85 years and over        73    0.6%     3,337    1.4%    142,460   1.4% 

Total 13,042 100.0% 238,314 100.0% 9,938,444 100.0% 

Median Age 21.3 32.3 35.5 

SOURCE:  U.S. CENSUS BUREAU 
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A closer look at the male vs. female population change by age group from 1990 to 

2000, shown in Table 4, points to specific groups of increase.  The 18 to 20 years age 

group had a 1,534 person increase between 1990 and 2000.  It is also this age group in 

which the amount of females significantly out-number males.  This may be because 

more females are enrolled in colleges and universities than males.  The implications of 

a growing Grand Valley State University (GVSU) population within Allendale Charter 

Township are apparent.  There are also signs of younger families with children; 

approximately 75% of the Township’s population is under 35 years of age, and the third 

largest age group increase is that of 5 to 17 years, these are school age children.  

Allendale Charter Township has a median age of 21.3 years, which is considerably 

lower than the County (32.3) and the State of Michigan (35.5).    

 

Table 4 

Age and Gender of Population, 2000 

Allendale Charter Township 

 Male Female Population  Population  Increase 

 2000 2000 1990 2000 1990-2000 

Under 5 years    451   440    630   891   261 

5 to 17 years 1,033   988 1,309 2,021   712 

18 to 20 years 1,292 2,069 1,827 3,361 1,534 

21 to 24 years   852   910   980 1,762  782 

25 to 34 years   824   762 1,235 1,586  351 

35 to 44 years   736   702   783 1,438  655 

45 to 54 years   450   427   473   877  404 

55 to 64 years   245   247   323   492  169 

65 years and over   271   343   462   614  152 

   
           Source:  U.S. Census Bureau  

 

Student Enrollment 

 

The information in Table 5 shows a percentage increase in the student enrollment on 

the Allendale GVSU campus.  Enrollment at the Allendale Campus has only been 

computed for the past few years.  Based on those statistics about 75 percent of GVSU 
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students attend the Allendale Campus, where student population has increased steadily 

over the last five years.  Since 1998, approximately 2,700 more students are attending 

the university.  The percentage of change from year to year is greater between 1999-

2000 than 2000-2001.   

 

Table 5 

Student Enrollment 1998-2002 

Allendale Campus 

Grand Valley State University  

Year Students  % Change  

1990    8,578  

1998 12,254 42.9% 

1999 12,766  4.2% 

2000 13,591   6.5% 

2001 14,456   6.4% 

2002 14,928   3.3% 

Change 1990-2000  5,013 58.4% 

   
     Source:  U.S. Census Bureau  

 

In Allendale Charter Township, from 1990 to 2000, there was a total population increase 

of roughly 62 percent.  In the same time period the increase in student population at 

Grand Valley State University was 58 percent.  While the student population influences 

the Township population, it has yet to be determined how many of GVSU graduates 

stay in the Allendale community.  

RACE 

 

One typically considers race and ethnicity in a master plan for two reasons.  The first 

reason is to identify any racial or ethnic group that might be unduly impacted by 

community planning.  The second is to identify any such groups for which special efforts 

are warranted to assure their participation and representation in the planning process. 
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Table 6 

Race and Ethnic Background, 2000 

Allendale Charter Township, Ottawa County, and the State of Michigan  

 

Allendale Charter 

Township Ottawa County State of Michigan 

 Number  Percent  Number  Percent  Number  Percent  

White 12,209 93.6% 218,105 91.5% 7,966,053 80.2% 

Black or African American      350   2.7%     2,497   1.0% 1,412,742 14.2% 

American Indian and Alaska Native        45   0.4%        851   0.4%      58,479   0.6% 

Asian      110   0.8%     4,991   2.1%     176,510   1.8% 

Native Hawaiian and Other Pacific Islander         9   0.1%         45    0.0%       2,692   0.0% 

Some other race     187   1.4%     8,295   3.5%    129,552   1.3% 

Two or more races     132  1.0%     3,530   1.5%    192,416   1.9% 

Hispanic or Latino (of any race)     376  2.9%   16,692   7.0%    323,877   3.3% 

     SOURCE:  U.S. CENSUS BUREAU 

 

Table 6 provides information about the race and ethnicity of the residents of Allendale 

Charter Township, Ottawa County, and the State of Michigan.  The Township is less 

racially and ethnically diverse than the County and the State.  Non-whites make up 9.3 

percent of the population of Allendale.  However, non-whites are 15.5 percent of the 

County’s population, and 23.1 percent of the State’s population.  It appears that there 

are no racial or ethnic groups that necessarily warrant special planning attention. 

 

AVERAGE HOUSEHOLD SIZE 

 

The number of persons per household is a good indicator of the character of a 

community. Current national trends such as the aging of the population and the 

tendency of the population to have fewer children, and to have them later in the child 

bearing stage of life, have affected the person per household figure in virtually all 

communities.   Allendale Charter Township has an average of 3.03 persons per 

household, which, although decreasing over time, is still high.  This suggests that the 

Township is also a community of growing families.   
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Table 7 

Average Household Size 

1990-2000 

Allendale and Adjacent Townships  

 1990 2000 Change  

Allendale 3.10 3.03 -2.26% 

Blendon 3.39 3.28 -3.24% 

Georgetown 3.15 2.92 -7.30% 

Polkton 3.14 3.00 -4.46% 

Robinson 3.13 3.01 -3.83% 

Tallmadge 3.11 2.97 -4.50% 

    SOURCE:  U.S. CENSUS BUREAU 

EDUCATIONAL ATTAINMENT 

 

The educational status of residents in Allendale Charter Township, Ottawa County, and 

the State of Michigan are presented in Table 8.  The percentage of residents with a high 

school diploma or more education (85.2%) was slightly less than the County (86.6%) 

and more than the State (83.4%).  At the same time, however, the percentage of 

residents with a bachelor’s degree or higher (17.2%) was less than both the County 

(25.9%) and the State (21.8%).  

 

The level of education of the population will have great importance in the future 

economic development of Allendale Charter Township.  One of the primary factors in 

the location decisions of expanding and relocating firms is the quality and skill of the 

available work force.  This number is deceiving, however.  On face value, it may appear 

that Allendale residents have less education than their neighbors.  Yet given the fact a 

significant number of college students are included in the number, it is more likely that 

the population is highly educated; it just hasn’t graduated yet! 
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Table 8 

Educational Attainment 

Allendale Charter Township, Ottawa County, and the State of Michigan  

 

Allendale Charter 

Township Ottawa County State of Michigan 

 Number  Percent  Number  Percent  Number  Percent  

Population over 25 5,190  141,870  6,415,941  

Less than 9th grade    276   5.3%     7,349   5.2%    299,014   4.7% 

9th to 12th grade, no diploma    493   9.5%    11,622   8.2%    765,119 11.9% 

High school graduate 2,026 39.0%    44,106 31.1% 2,010,861 31.3% 

Some college, no degree 1,085 20.9%    31,376 22.1% 1,496,576 23.3% 

Associate degree    417   8.0%    10,583   7.5%    448,112   7.0% 

Bachelor's degree    674 13.0%    25,592 18.0%    878,680 13.7% 

Graduate or professional degree    219   4.2%   11,242   7.9%    517,579   8.1% 

Percent high school graduate or higher 85.2% 86.6% 83.4% 

Percent bachelor's degree or higher 17.2% 25.9% 21.8% 

     SOURCE:  U.S. CENSUS BUREAU 

 

ECONOMIC ANALYSIS 

 

One purpose of the Master Plan is to review opportunities for employment, shopping, 

and income producing ventures for residents.  A secondary purpose is to accommodate 

desired economic growth that will serve the needs of the residents of the community in 

appropriate locations.  To achieve the above purposes, it is first necessary to become 

knowledgeable about the income levels and employment characteristics of the 

residents, and the business and industrial development patterns that exist in and around 

the Township. 
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HOUSEHOLD INCOME 

 

Table 9 shows the distribution of household income levels for Allendale Charter 

Township, Ottawa County and their relationship to the State of Michigan.  When 

compared to the County and State, Allendale has a higher percentage of persons with 

an income level of less than $50,000 (51%) compared to the County’s (46.4%) but less 

than the State’s (55.4%). This is significant because these are incomes of relatively 

young households.  There are a lower percentage of residents with incomes of $50,000 

or more, than the County.  The Township median household income of $48,669 is less 

than the County, and higher than the State.  Although there are fewer residents with 

incomes over $100,000 and more residents with incomes under $25,000, the Township 

is comparable to both the County and the State in the middle to high-income levels.  

The lower number of residents with incomes under $25,000 can likely be attributed to 

the GVSU population.  When compared to the 1990 income levels, Allendale has a 

smaller percentage of residents under $25,000, a decrease of 16.8%. Since the 1990’s 

the median household income has increased approximately $18,000.  

Table 9 

Household Income 

Allendale Charter Township, Ottawa County, and the State of Michigan  

 

Allendale Charter 

Township, 1990 

Allendale Charter 

Township, 2000 Ottawa County Michigan 

 Number  Percent  Number  Percent  Number  Percent  Number  Percent  

Less than $10,000 218 10.7%   139   4.1%     3,225   3.9%   313,905   8.3% 

$10,000 to $24,999 542 26.7%   562 16.5% 11,038 13.5%   688,233 18.2% 

$25,000 to $49,999 814 40.1% 1,037 30.4% 23,730 29.0% 1,094,745 28.9% 

$50,000 to $74,999 299 14.7%   882 25.9% 21,820 26.6%    778,755 20.6% 

$75,000 to $99,999 117  5.8%   480  14.1% 11,544 14.1%    432,681 11.4% 

$100,000 to $149,999  10   0.5%   228    6.7%   7,336   9.0%    324,966   8.6% 

$150,000 or more  29   1.4%    82    2.4%   3,185   3.9%    155,495   4.1% 

Median household income $30,738 $48,669 $52,347 $44,667 

SOURCE:  U.S. CENSUS BUREAU 
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EMPLOYMENT 

 

Resident occupation information gives a clear indication of the type of jobs in which 

people of the community are currently engaged.  The Township’s percentages are fairly 

consistent with the County employment percentages except in the manufacturing sector 

where the Township employs 16.1 percent to the County’s 29.5 percent.  The highest 

percentages of employment in the Township occur in the Retail Trade; Education; and 

the Arts categories. This becomes apparent after examining the existing employment 

opportunities in Allendale Charter Township where Grand Valley State University and 

the Allendale Public Schools are major employers.  

 

Table 10 

Employment, 2000 

Allendale Charter Township, Ottawa County, and the State of Michigan  

 

Allendale Charter 

Township Ottawa County Michigan 

INDUSTRY Number  Percent  Number  Percent  Number  Percent  

Agriculture, forestry, fishing and hunting, and mining    161 2.3%   2,016 1.6%    49,496   1.1% 

Construction    594 8.3%   7,042 5.7%  278,079   6.0% 

Manufacturing 1,154 16.1% 36,311 29.5% 1,045,651 22.5% 

Wholesale trade    279 3.9%   5,278 4.3%  151,656   3.3% 

Retail trade 1,053 14.7% 14,617 11.9%  550,918 11.9% 

Transportation and warehousing, and utilities    148 2.1%   4,069 3.3%  191,799   4.1% 

Information   158 2.2%   1,911 1.6%    98,887   2.1% 

Finance, insurance, real estate, and rental and leasing   295 4.1%   5,313 4.3% 246,633   5.3% 

Professional, scientific, management, administrative, and waste management services   306 4.3%   7,101 5.8% 371,119   8.0% 

Educational, health and social services 1,685 23.6% 23,161 18.8% 921,395 19.9% 

Arts, entertainment, recreation, accommodation and food services   841 11.8%   7,743 6.3% 351,229   7.6% 

Other services (except public administration)   315 4.4%   6,027 4.9% 212,868   4.6% 

Public administration   160 2.2%   2,579 2.1% 167,731   3.6% 

 

Source:  U.S. Census Bureau  

 

Table 11 shows a greater percentage of Township residents who travel between 20 

minutes and 45 minutes to work than the County and the State, but has a much lower 

percentage of residents that travel in the 10 to 20 minute and the 45 to 90 minute period 
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for employment. This suggests that residents are traveling to larger communities for 

employment opportunities but have chosen Allendale Charter Township to establish a 

home.  It also suggests that the Township is centrally located to several employment 

centers in southwestern Michigan. 

 

Table 11 

Travel Time to Work 

Allendale Charter Township, Ottawa County, and the State of Michigan 

 

Allendale Charter 

Township Ottawa County State of Michigan 

 Number  Percent  Number  Percent  Number  Percent  

Less than 5 minutes   446   6.4%   5,679   4.7% 158,315  3.5% 

5 to 9 minutes   833 12.0% 18,596 15.4% 507,653 11.2% 

10 to 14 minutes   869 12.6% 22,791 18.8% 681,990 15.0% 

15 to 19 minutes   733 10.6% 20,081 16.6% 708,036 15.6% 

20 to 24 minutes 1,157 16.7% 17,705 14.6% 675,865 14.9% 

25 to 29 minutes   744 10.7%   7,886  6.5% 291,938  6.4% 

30 to 34 minutes   957 13.8% 11,894  9.8% 546,870 12.0% 

35 to 39 minutes   302   4.4%   2,584  2.1% 126,158  2.8% 

40 to 44 minutes   345   5.0%   2,806  2.3% 147,930  3.3% 

45 to 59 minutes  218   3.1%   4,380  3.6% 304,785  6.7% 

60 to 89 minutes   76   1.1%   1,562  1.3% 171,403  3.8% 

90 or more minutes   22   0.3%   1,391  1.1%  91,664  2.0% 

Worked at home 222   3.2%   3,765  3.1% 127,765  2.8% 

        Source:  U.S. Census Bureau  

HOUSING CHARACTERISTICS  

 

Other than the change in population, the change in the number of housing units is one 

of the ways to gauge the growth of a community.  Not only the characteristics of the 

people within the community is of importance, but also where and how they live is of 

equal importance.  As the population increases, providing available and affordable 

housing options for students, young families, and the aging portion of Township 

residents becomes very important.  The quality and character of Allendale Charter 

Township’s housing stock should be considered when planning for the future of the 

community.   
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Table 12 

Housing Units, 1990 - 2000 

Allendale Charter Township, Ottawa County, and the State of Michigan 

 1990 2000 % of Change  

Allendale Charter 

Township 

          2,154               3,492        62.1% 

Ottawa County         48,855             86,856        78.3% 

State of Michigan    2,673,184         4,234,279        58.4%  

 Source:  U.S. Census Bureau 

 

Table 12 shows the housing units in Allendale Charter Township, Ottawa County, and 

the State of Michigan.  The percentage change in Allendale for that period is a 62.1% 

increase in the number of housing units.  A high percentage generally indicates a very 

dramatic growth rate.  In comparison, the Township rate of growth does not meet the 

growth in the County.  Both the Township and County out pace the State.  The growth 

rate is important to the Township in order to direct future growth to the most appropriate 

areas of the community and in preparing the Township to provide the services new 

residents and businesses require.   

Table 13 

Number of Housing Units and Vacancies, 2000 

Allendale Charter Township, Adjacent Townships, Ott awa County, and the State of 

Michigan 

 

Allendale Charter 

Township Adjacent Townships Ottawa County State of Michigan 

 Number  Percent  Number  Percent  Number  Percent  Number  Percent  

Total Housing Units 3,492   21,262  86,856  4,234,279  

Occupied 3,306 94.7% 20,689 97.3% 81,662 94.0% 3,785,661 89.4% 

Vacant   186  5.3%     573    2.7%  5,194   6.0%  448,618 10.6% 

Owner occupied 2,452 70.2% 17,796 83.7% 65,918 75.9% 2,793,124 66.0% 

Renter occupied   854 24.5%   2,893 13.6% 15,744 18.1%   992,537 23.4% 

 

Source:  U.S. Census Bureau 
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Table 13 characterizes the housing units of Allendale Charter Township, the adjacent 

townships, Ottawa County, and the State of Michigan.  Out of Allendale’s 3,492 dwelling 

units, 3,306 units were occupied in 2000.  Approximately 70 percent of the total dwelling 

units were owner occupied in 2000, 24 percent were renter occupied, and 5 percent 

were vacant. The percentage of owner occupied housing is less than the region and the 

County, while the percentage of renter occupied is more.  This shows the influence of 

the Grand Valley State University.  Of the 186 vacant units, 40 were for rent, 80 were for 

sale, 10 were for a seasonal or occasional use, and 33 were rented or sold but not 

occupied.     

 

Table 14 

Housing Units Types 1990 - 2000 

Allendale Charter Township 

 

 

1990 2000 % of Change 

Total Housing Units 2,154 3,503   62.6% 

1 unit detached 1,280 

 

2,079   62.4% 

1 unit attached     76 

 

 260 242.1% 

2 to 4 units   224 

 

 255 13.8% 

5 to 9 units    91 

 

 149   63.7% 

10 or more units   154 

 

 278   80.5% 

Mobile home   329 

 

482   46.5% 

 

          Source:  U.S. Census Bureau Sample Data Base 

 

Table 14 compares the number of housing units in Allendale Charter Township in 1990 

and 2000. The Township experienced a 62.6% increase in housing units. The Township 

had a net growth in single-family detached homes of 799 units or a significant increase 

of 62.4%. The greatest percentage increase was in the 1 unit attached category and this 
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can be attributed to the development of student townhouses.  It should be noted that the 

data is from a sample data set and not a 100% data set.     

 

RESIDENTIAL BUILDING PERMITS 

 

Table 15 details new housing construction in Allendale Charter Township over the last 

six years. New housing includes single-family homes, apartment buildings, and 

manufactured homes.  An average of 168 homes have been constructed per year. A 

little less than 1/3 of the total housing units in Allendale were constructed within the 

same time period.  As the table suggests, single-family construction has predominated. 

 

Table 15 

New Housing Construction Permits 

1996-2001 

Allendale Charter Township 

 1996 1997 1998 1999 2000 2001 2002 Total  

Single Family 115 93 118 153 119 115 143 856 

Multiple Family 3 8 21 12 9 20 1 74 

Mobile Home 0 0 80 62 37 44 14 237 

Total  118 101 219 227 165 179 158 1167 

  
Source:  U.S. Census Bureau; Allendale Charter Town ship 

 

Population Projections 

 

A number of factors could affect population growth in the future, with the two most 

important factors likely to be regional growth patterns and local land use policies and 

regulations.  Regional growth patterns will determine if there will be a continued 

increase in the demand for housing in Allendale Charter Township.  Local land use 

policies and regulations will determine how much of the demand will be accommodated 

within the township. A method of projecting population growth, shown in Table 16, 
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involves taking trends in housing construction and projecting this construction into the 

future to determine the number of households.   

 

Based upon a projected household size that reflects the decrease in size that has 

occurred between 1990-2000, future population can then be approximated.  While this 

method assumes that housing construction rates will remain similar, it provides a 

comparison of the Township’s recent development trends with the long-range 

development of the community.  Projections based upon housing construction show a 

significant population increase within the Township, resulting in an approximate 

population of 40,000 in 2020. The issue of this Plan is how to accommodate a 

population of this magnitude in development that has lasting value to the community. 

 

Table 16 

Population based on New Construction Permits 

2000-2020 

Allendale Charter Township 

 

New 

Housing  

Average 

Residents  

Population 

Increase 

Total 

Population  

1996-2000 830 3.10 2,573 13,042 

2001-2005 1365 3.03 4,136 17,178 

2006-2010 1915 2.96 5,668 22,846 

2011-2015 2405 2.89 6,950 29,796 

2016-2020 2962 2.82 8,353 38,149 

    
Source:  U.S. Census Bureau  

 

Allendale Charter Township is somewhat smaller than a typical 36 square mile township 

(23,040 acres), and with a growing population, buildable space, or the lack thereof, may 

be a problem 15 to 20 years hence.   

 

Typical lot sizes in suburban/rural townships vary from 20,000 square feet to five acres.  

If 598 single-family homes were constructed every five years, using 20,000 square foot 
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lots as an example, 2,744 acres over the next eighteen years would need residential 

status.  However, not all lots will be a 20,000 square feet and as the acreage per parcel 

increases the total area does as well. The area for future development decreases when 

existing land uses and land use constraints, such as the Grand River flood plain and 

wetland areas within the Township, are evaluated.  The Township will need to seek 

alternatives to the traditional suburban single-family homes in order to preserve portions 

of the Township for agriculture. 

COMMUNITY FACILITIES  

 

Allendale Schools 

 

The Allendale Public Schools Facilities Plan focuses on addressing the needs at the 

elementary level to provide for continued growth, as well as adding an auditorium and a 

multipurpose room to the Middle/High School.  With projected enrollment growth of 

nearly 30 percent over the next five years, the district is planning to add another 

elementary building and transform the current elementary facility into a middle school.  

The site for the new elementary school is located on Pierce Street just west of 68th 

Avenue on 80 acres.   Plans are to finish by the fall of 2004. 

 

Programs implemented by Allendale Public Schools are research-based.  Allendale is 

committed to class size reduction at the elementary level.  The public schools have a 

working relationship with Grand Valley State University for teacher quality and 

mentoring, student tutoring in math, reading and writing, dual enrollment, and 

community improvement.  

  

With the development of a Community-based Instruction program for at-risk students 

and Career Pathways, Allendale is building a close partnership with area businesses to 

support student training and job readiness.  The Allendale Public School System is a 

member of the Chamber of Commerce, and partner in the ABC Coalition that received a 

4-year federal grant to promote youth delinquency prevention in Allendale Township. 



Allendale Charter Township      McKenna Associates 20 

 

·  Middle School and High School 

10760 68th Avenue 

Allendale, MI  49401 

Enrollment: 

Middle School  High School   

1999 385  1999 431 

2000 388  2000 474 

2001 436  2001 508 

2002 456  2002 523 

2003 464  2003 541 

 

 

·  Elementary  

6561 Lake Michigan Dr. 

Allendale, MI  49401  

Enrollment: 

1999 850 

2000 884 

2001 932 

2002 917 

2003 933 

 

Another important fact is that Allendale Public Schools is a partner with Allendale 

Christian School in shared time programs in elementary physical education, and art and 

provides transportation services to Christian School students. 

 

The Allendale Christian School offers a K-8 education and has had steady enrollment 

over the past five years.  Currently, there are two portable buildings in addition to the 

main building on the site to accommodate students.   Discussions of a new building are 

under way. 
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·  Allendale Christian School 

6370 Lake Michigan Drive, Allendale 

Estimated enrollment: 

2001 187 

2002 191 

2003 194 

 

Grand Valley State University 

 

The University is located at the eastern edge of the Township off of M-45 on Campus 

Drive.  Currently, enrollment in 2003 is approximately 21,429 students.  The University 

offers degrees at both undergrad and graduate 

levels.  Students can live on or off campus, and 

there are a variety of athletic programs.  Grand 

Valley State University is growing and is the 

region’s main source of higher education.  As the 

campus, programs, and student population 

expand, the potential exists for Allendale 

Township residents to utilize this resource. 

   

Allendale Charter Township Public Library 

 

The library is located at 6175 Library Lane off of 

M-45 in Allendale.  Since the relocation to its 

current site in 2000, the library has estimated 

that there are 200 visitors per day.  The library 

houses 31,000 plus volumes, which after the 

initial check out, can be renewed at the library or 

online. The library also offers the use of 

computers, which have an array of software and Internet services, and both copy and 

fax machines.   



Allendale Charter Township      McKenna Associates 22 

Allendale Charter Township Community Policing  

 

Currently, Allendale Charter Township has three community-policing officers and 

receives assistance from the Ottawa County Sheriff Department for additional police 

protection.   In 2001, a bike patrol was added to the department. The bike patrol is used 

in subdivisions, manufactured home communities and Township parks, and is well 

received by the community. This program is exceptional for it enables deputies to make 

citizen contact while on patrol, further strengthening the sense of community in this 

area.  Due to the purchase of another patrol bike, this program continues to grow. 

 

Deputies also assist the Planning and Community Development Department with 

enforcement of the Zoning Ordinance. With Deputies assisting, the Township has 

achieved a new level of compliance with the zoning ordinances. 

 

Allendale Charter Township Fire Department 

The fire department is located on Lake Michigan 

Drive sharing a building with the Township offices.   

Currently, there are 30 

paid on-call firefighters 

that service an area of 32 square miles. The fire department 

operates six emergency vehicles. Continued growth and 

development will have a direct impact. 

 

Allendale Charter Township Public Works Department 

 

The Public Works Department’s workload continues to increase as Allendale grows. 

Following are some changes that occurred in 2002. The total water usage for the 

Allendale water system for 2002 was 348 million gallons, which was a 45% increase 

over 2001.  Additionally, there were 116 new water meters installed.  The total sewage 

treated at the wastewater treatment plant in 2002, was 267 million gallons, which was a 

28% increase over 2001.  Last year, there were 109 new buildings connected to the 
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sewer system.  The water and sewer system has increased in size in 2002 due to many 

projects, such as Hillcrest Apartments, University Park, Spectrum Health, Tanis Grove, 

Hidden Shores, Campus West Apartments, and additional water mains on M-45.  

 

Utilities 

 

Township residents use the following providers for daily utility needs: 

 

·  Telephone 

Allendale Communications Inc., 6568 Lake Michigan Drive, Allendale  

·  Electric 

Consumers Energy Company, 4000 Clay SW Grand Rapids, Great Lakes 

Energy,  Great Lakes - Newago 

·  Cable TV 

Charter Communications, 315 N. Davis St., Grand Haven  

·  Gas 

DTE MICHCON; SEMCO-Allegan  

·  Water and sewer 

Allendale Charter Township Public Works, 6676 Lake Michigan Drive, Allendale 

NATURAL RESOURCES 

Allendale is “young” enough in its stage of development that there are sufficient natural 

resources which should be considered for preservation.  The natural landscape is one 

of nature’s genuine gifts to people.  They obviously provide aesthetic value by varying 

the landscape.  They also provide recreational value, offering opportunities for 

individuals, families and groups to experience the outdoors either actively or passively.  

Examples of active recreation are court sports, field games, and cycling paths; passive 

recreation includes nature walks, picnics and fishing. 

 

One of the often ignored benefits of the natural features is their importance to the eco-

system.  Unless we are biologists, few of us understand the intricate complexities of 
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nature’s balance.  For example, shrinking population of a particular species which on 

the surface may seem inconsequential (unless it’s mosquitoes), is likely to have an 

impact on the food chain of other species.  Pretty soon, things really start to fall apart.  

Natural resources must be recognized as contributing factors to quality of life and 

economic development issues.   

 

Probably the most significant natural feature in the 

Township is the Grand River.  Its location forms the 

northern and eastern boundaries of the Township and 

its meandering path allows for an irregularly shaped 

boundary.  This has resulted in Allendale having 32 

square mile area, instead of the typical 36 square mile 

area for townships. 

 

A series of tributaries feed the Grand River, the largest of which is the Bass River.  Bass 

Creek and Little Bass Creek are among the other tributaries.   The Bass River and both 

creeks resemble spider veins throughout the Township, serving both as natural 

drainage facilities as well as natural resources. 

 

Groundwater 

 
The Township’s public water supply comes from the City of Grand Rapids.  

Development along the M-45 Corridor between the GVSU campus on the east and 68th 

Avenue on the west is generally served by public water.  However, there are substantial 

areas outside of the current public water district that utilize groundwater for drinking 

water. 

 

Urban development can have an adverse effect on groundwater aquifers, small to large 

sized lakes under the ground.  Threats to these aquifers consist primarily of toxic 

chemicals, such as trace metals, pesticides, and hydrocarbons (from oil and gasoline 

runoff).  These chemicals are either improperly stored, are spilled, or dumped onto the 
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soil and work themselves into the aquifer.  Once contaminated, an aquifer may take 

several years of remediation before it can be used as a potable (drinkable) water 

supply.  The fragility of aquifers must be recognized as part of any development review 

process. 

 

Wetlands 

 

Wetlands are very valuable components of the eco-

system.  They not only provide natural habitat for 

wildlife, they also function as “kidneys” to storm 

water which eventually finds its way into the surface 

water. 

 

The plant materials in and near the edge of the wetlands filter the water by capturing 

many of the nutrients that are detrimental to the health of surface water. 

 

The largest concentration of wetlands in the Township is associated with the Bass River 

basin in the northwestern part of the Township. Other wetland pockets are scattered 

throughout, all typically associated with creeks or streams.  No matter what its size, a 

wetland is important for maintaining the eco-system in the entire Grand River 

Watershed. 

 

Often ignored, but nonetheless important is the land abutting the wetland.  This land 

frequently has a much richer diversity of animals and birds than does the wetland itself.  

Thus, preservation of land abutting wetlands must also be recognized for its contribution 

to the natural landscape. 

 

Floodplains are relatively flat stream valley floors, which are periodically overrun by the 

stream at high water after heavy rainfall or rapid snowmelt within the stream’s 

watershed area.  The Federal Emergency Management Agency (FEMA) determines the 

100-year floodplain regions.  In Allendale Charter Township the 100-year floodplain is 
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located along the Grand River and a short distance upstream along two of the major 

creeks near the River. 

  

Currently, the Michigan Department of Environmental Quality regulates wetlands that 

are contiguous to lakes, streams, drains, and ponds, as well as those that are greater 

than five acres in size.  Land containing regulated wetlands has limited development 

potential, due to natural development constraints as well as wetland protection 

regulations. 

 

Woodlots 

 

Woodlots are often associated with wetland areas, sometime featuring a variety of 

native trees including maples.  However, woodlots are significant natural features by 

themselves.  Unlike wetland areas, some woodlot areas make premium residential 

building sites. Other woodlots could be harvested for timber, which falls under 

Michigan’s Right to Farm Act. 

 

Woodlots are scattered throughout the 

Township with the largest concentration 

located in Section 36 and along the west bank 

of the Grand River which forms the eastern 

boundary of the Township.   As with all natural 

features, woodlot preservation warrants 

serious consideration when managing growth.  

 

Soils 

 

Soils are the “hand that God dealt a community.”  In other words, they are what they 

are.  Unless you are raising cranberries, those that are good for agriculture are also 

good for development.  Conversely, those that have prominent natural features have 
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advantages for open space and conservation; Soils lay the foundation for what people 

consider the “character” of a community. 

 

The majority of the Township has soil types that the Ottawa County Development Plan 

classifies as locally important farmland.  There are some areas of prime agricultural land 

mainly in the eastern sections and the south central sections of the Township.  

However, most of the prime agricultural lands have been lost to development.  The 

remainder of the Township falls into the “locally important” classification.  A variety of 

farming related activities take place in the Township ranging from intensive poultry 

operations to hobby farming.  The soil conditions in the Township, outside of the 

wetland areas, offer opportunities for activities, which can preserve the rural character 

of the Township. 

 

Parks & Recreation 

   

Allendale Charter Township has formed a 

Parks and Recreation Department to help 

provide and maintain quality recreation to 

residents.  The Meadows Golf Club is located 

at 4645 West Campus Drive, on the campus 

of Grand Valley State University.  Allendale 

Community Park is located directly behind the 

Township offices, located at 6676 Lake 

Michigan Drive.  The park facilities include the Veteran’s Memorial, the Knowlton House 

Museum, a new playground, new restrooms, additional parking and a pond with nature 

trails that connect to the Allendale High School campus.  There are also picnic shelters, 

ball diamonds, tennis and basketball courts, and shuffleboard courts. 

   

Additional improvements planned for the future include a boardwalk across the pond, 

new basketball courts, a soccer field, volleyball courts, additional parking, and a new 

entrance to the park. Other future projects are a proposed state park in the Bass River 
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Recreation Area, a proposed Grand River Greenway Trail, and a sidewalk along M-45 

from the Grand River to 68th Avenue, a portion of which is currently under construction.  

An objective from the Township’s current plan suggested cooperation for use of park 

space and a trail system within the Grand Valley State University Campus.  

 

Road Classifications 

 

Principal arterial roads and highways serve the major centers of activity, the highest 

traffic volume corridors, and the longest trips.  Principal arterials serve major traffic 

movements within the Township. The principal arterial within Allendale Charter 

Township is M-45 (Lake Michigan Drive). 

 

Minor arterial roads interconnect with the principal arterial system and provide trips of 

moderate length with a lower level of traffic mobility.  Minor arterial roads place more 

emphasis on land access than principal arterials.  A likely example of a minor arterial 

road in Allendale Charter Township is 68th Avenue from M-45 to the north Township 

boundary. 

 

Collector roads provide access to abutting properties and traffic circulation within 

residential, commercial, industrial, and agricultural areas.  The purpose of a collector 

road is to collect traffic from throughout the Township and channel it to the arterial 

system.  The collectors within the Township can include 48th Avenue and 68th Avenue. 

 

Local roads primarily provide direct access to abutting land and to collector and arterial 

streets.  Movement of through traffic is usually discouraged on local roads.  Examples of 

local roads in Allendale Charter Township include subdivision streets and certain county 

paved as well as gravel roads. 

 

The Township is operating under a Transportation Plan that was adopted in 1990.  The 

Transportation Plan is in the process of being amended.  It will be important to 
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coordinate the terms used in classifying roads between the Transportation and Land 

Use Plan. 

 

·  East/West Travel 

M-45     68th Avenue to the East Township Boundary  

   16,000-20,000 vehicles per day 

 

M-45    68th Avenue to the West Township Boundary 

  12,000-14,000 vehicles per day 

 

·  North/South Travel 

48th Avenue   Fillmore to M-45 

 8,000-9,000 vehicles per day 

 

68th Avenue   Fillmore to M-45 

 6,500-9,000 vehicles per day 

 

68th Avenue   M-45 to the North Township Boundary 

  14,000-16,000 vehicles per day 

 

As the population of the Township increases, the vehicular traffic increases as well.  

The Township has means for traveling in the east-west directions however; north-south 

travel is limited to rural country roads that have no clear regional connections.  

Therefore it is in the interest of the Township to consider the direction of future travel, 

and develop a strategy for circulation.  The following are suggestions from the 

Southwest Grand Rapids Traffic Circulation Study, and Grand Valley Metro Council.  

 

Information from Southwest Grand Rapids Traffic Cir culation Study (2000-2025) 

 

In an effort to improve north-south access in eastern Ottawa County, improvements 

should be considered to 48th Avenue north of M-45, and Warner Street between 48th 
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Avenue and 68th Avenue.  These improvements will provide an alternative to M-45 

through Allendale, and improve access to planned industrial facilities in the area. 

 

Townships along 48th Avenue south of M-45 should come to a consensus on such 

things as building setbacks, access control, impact fees, etc., to name a few, for the 

corridor in order to preserve right-of-way for the future.  The necessary right-of-way will 

depend on the type of road anticipated: 3-lane, 5-lane, or 4-lane boulevard, as well as 

whether curb and gutter or depressed drainage ditches are desired. 

 

Some municipalities have expressed interest in a 48th Avenue/I-196 Interchange in the 

future for the corridors southern termination point and possible location for a future 

grade separated crossing of the rail line west of Chicago Drive. 

EXISTING LAND USE 

 

Allendale Charter Township is developed primarily in rural neighborhood development 

patterns.  Most of the higher density housing and commercial development exists in the 

area of Township water and sewer service.  At the same time, strip, commercial 

development is beginning to occur along the M-45 throughout the Township.  Suburban 

and rural residential development is located along the roadways in the areas not 

currently served by water and sewer.  Other than near GVSU, the Township has 

developed on a suburban residential and strip commercial model. 

 

The purpose of this Section is to describe the general nature of the existing land use 

and development in the Township.  This understanding forms an important basis for the 

Future Land Use Plan.  The existing land use of the Township is presented on the 

following page.  The land use categories shown on this map, and a thorough description 

of the development of land uses within the Township are described below.  
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Land Use Categories  

 

Residential  

This category includes single-family detached and two-family attached dwellings, and 

rural residential parcels (large parcels with a residential dwelling and no productive 

agricultural use). 

 

Multi-Family Residential  

This category includes residential structures containing three or more dwelling units, 

including flats, triplexes, apartment houses, attached condominiums and similar type 

dwellings. 

 

Manufactured Housing Development  

This category includes parks and courts specifically designed and developed for the use 

of manufactured housing as a residential dwelling, whether temporary or permanent. 

 

Commercial  

This category includes improved properties used for or intended for use for wholesale 

services, retail, office, and service businesses. 

 

Industrial  

This category includes land parcels which are served by public water and public sewer 

and used primarily for industry.   

 

Public and Semi-Public  

This category includes land parcels, with or without public water and sewer, which are 

held in public or private interests that are exempt from real taxation.  Included in this 

classification are such uses as: public and private schools, churches, cemeteries, parks 

and recreation areas, government buildings and uses, and utilities. 
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Agricultural / Vacant  

This category includes land used predominantly as cultivated farmland, pastures, or 

woodlands, with or without associated farm structures and residences.  This category 

also includes land that has been planned for residential or other development, but which 

development has not yet occurred. 

 

Floodplain  

This category is an overlay showing the 100-year floodplains for the Grand River.  

 

Residential Land Uses  

 

The predominant land use in the Township is residential, and the predominant form of 

development is single-family detached housing.  The housing is scattered throughout 

the Township or typically on lots larger than 20,000 sq. ft.  Most houses are 

concentrated along the M-45 corridor and are 

served by public water and sewer.  However, 

few houses have the accessibility of 

sidewalks.  

 

Recently, most of the residential 

development has centered along M-45 region 

from 68th Avenue east to the Grand River and 

between Pingree and Pierce as approximate north and south boundaries. This 

development essentially follows the Township’s current water and sewer lines.  Within 

this area there are multiple family housing units as well as higher density single-family 

development.  However most of these areas still favor the automobile, instead of 

pedestrian traffic. There are also three manufactured housing communities within this 

area. 
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Commercial Development  

 

Commercial development is stretched along M-45 

from 68th Avenue east to the Grand River, which 

forms the Township’s eastern border.  This strip 

commercial development represents the modern 

American pattern of automobile dependent 

development, where each individual business 

building, or groups of businesses, maintain large 

off street parking lots. 

 

There are a variety of businesses in this area, including grocery stores, a strip mall, gas 

stations, and restaurants.  One of the goals of this Plan is to focus new development 

into a specific area, preventing more areas with extensive asphalt, increased storm 

water runoff from the parking lots, a lack of landscaping and green space, and de-

emphasizing the use of the automobile. 

 

Industrial Development 

 

Industrial development has been limited to the area 

between 56th Avenue and 46th Avenue and Rich 

Street and M-45.  Unlike many villages, cities, or 

townships, Allendale has a specific area designated 

for industrial development.  Within this industrial 

district there is room for more development, which can 

facilitate economic development and create more job opportunities. 

 

Public and Semi-Public 

 

The Allendale Public Schools operate three school campuses in the Township.  The 

High School occupies a building on 68th Avenue south of M-45.  There is a trail from the 
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Township Park allowing some students to walk or ride bikes from houses to the north of 

the school property.  The middle school is located on M-45, which presents an obstacle 

to students who want to walk or ride their bikes to and from school.  The elementary 

school is relocated on Pierce Street and is within walking distance to the nearby 

housing development. 

  

Additional public uses are the Township hall/fire station, the wastewater treatment plant, 

the park, the cemetery, and the library. 

 

Agriculture 

 

Agricultural operations range from hobby farming to 

intensive poultry operations and are scattered 

throughout the Township. Numerous streams and 

creeks are associated with the Grand River, and 

provide areas of wetland and forests.  There are large 

areas where farming exists, however, residential 

development has taken up most of the land along the 

roads.   

 

This category also includes land that has a rural character.  For example, pasture land, 

wooded areas and land that has steep slopes may not  be used in active farming but 

contribute to the feeling of “being in the country”. 
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COMMUNITY PARTICIPATION  

Visioning Workshop 

 

The visioning session is one of the first steps in the process of developing the Land Use 

Plan.  The intent of the visioning session is to develop a set of goals and objectives for 

inclusion in the Township Plan.  In addition, it is the primary opportunity for the public to 

participate in the planning process and to provide its input to the Township Planning 

Commission, Township Board, members and staff relative to growth and development 

issues.  

  

Furthermore, the intent in conducting a visioning session is to produce a general 

consensus on the major issues facing the community, to generate enthusiasm and 

support for the planning process and the eventual adoption of the Township’s Land Use 

Plan, and to ultimately encourage the support and implementation of the Plan’s 

recommendations as put forth by the Planning Commission. 

 

The Allendale Visioning session was held on July 30, 2002 on the campus of GVSU.  

The session lasted the entire day with the morning devoted to general goal setting and 

the afternoon devoted to a visual preference survey.  The Allendale community had 

approximately 75 participants at the session, representing a very broad section of 

interests and life styles. 

   

Finally, the general goals of conducting the visioning workshop were to establish an 

effective mechanism that will help Allendale Charter Township achieve the following: 

 

·  Create a sense of “community” among the participants 

·  Generate participation and interaction between community leaders and citizens 

·  Facilitate communication and cooperation among community leaders 

·  Develop a shared “vision” with realistic expectations 

·  Develop a consensus for future Township strategies  
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The remainder of this section outlines issues identified during the Allendale Charter 

Township visioning meetings relative to Weaknesses and Limitations and the support 

generated from the participants for each of the identified issues.  The following are 

concerns from the public visioning workshop: 

 

·  Township needs an identity 

·  Inadequate tax base 

·  No downtown center 

·  Lack of activity centers, especially for youth 

·  Lack of funding for acquiring and maintaining properties 

·  Not pedestrian friendly 

·  Heavy residential development/more commercial 

·  Sprawling commercial 

·  Lack of future DDA funds 

·  Poor north/south access 

·  Lack of public transportation 

·  More parks and trails 

·  Setback requirements are excessive 

·  Conflicting transition between residential and commercial development 

 

In addition to the visioning workshop, a session was held with Township officials, 

Township businesses, and County officials to determine the visual preferences of the 

participants.  Results of such exercises can be used in determining design guidelines 

for buildup and public spaces.  Results from this session generated ideas and opinions 

concerning the town center segment of the Plan.  A slide show posed in seven 

questions, was presented to this group.  Between each segment individuals were asked 

to pick three slides that they favored and list them in order of importance on a scale of 

one to three.  As a side note there were some questions and subjects that were not 
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answered by all in attendance.  The number of responses ranges from 30 to 37 on a 

given subject. 

 

·  Where do you prefer living?      First Second        Third 

      Choice  Choice         Choice  

 Traditional Rural Residential 13  10  7 

Small Town    14    6  9 

Suburban Development    9  15  9 

Attached Single Family    1    3  6 

High Rise / High Density    0    2  4 

 

The most votes went to living in a small town, and by a narrow margin, the second most 

votes went to traditional rural residential.  These two categories accounted for most of 

the votes (27) while very few of the remaining votes went to suburban development, 

attached single family, or for a high rise/high density area.  This shows that members of 

the community are interested in small town traditional neighborhoods.  The fact that few 

votes were for suburban development, gives the Township support for traditional 

neighborhood/town center development. 

 

·  Where do you prefer shopping?   First Second    Third          

 Choice   Choice    Choice  

 Regional Mall    9  6  11 

Strip Commercial Mall   4  7    9 

Traditional Main Street   9  8    7 

Rural Main Street    1  3    6 

New Town Center Format           14           11    2 

 

Fourteen people made the new town center format their first choice, and tied for second 

place were regional malls and a traditional main street.  It is understandable to choose 

the regional mall as a preferred method of shopping especially for the convenience, as 

well as having many choices.  However, there is a significant amount of interest in 
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shopping in a downtown area, 23 votes went for a town center and traditional main 

street shopping district.  This response suggests that people would like the option of 

walking rather than driving in order to shop.  

  

·  Where do you prefer working?    First Second        Third 

        Choice  Choice        Choice   

 Rural Environment   10  5  1 

Small Town    16          13  4 

Suburban Office Center    4  8  8 

Single purpose Facility    1  5  6 

Traditional Downtown    6  5           11 

 

The majority chose working in a small town for their first and second choice.  There was 

clear interest in working in a rural environment, showing that there is an interest in 

maintaining the rural parts of the Township.  Many people made the traditional 

downtown their second choice as well.  The fact that there was little interest in working 

within a single purpose type building or area is significant and shows more of an interest 

in a mixture of uses for a work environment. 

 

·  How do you prefer getting to work?   

               First      Second 

             Choice          Choice    

Country Road     21  13 

Arterial-Limited Access      7    9 

Mass Transit        1    4  

Alternative (Biking-Walking)     6    9 

 

Most voted for the country road mode of traveling to and from work.  The second place 

vote was split between limited access roads and biking or walking, as opposed to mass 

transit. 
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·  Where do you prefer recreating?         First Second         Third  

       Choice      Choice        Choice   

Rural Natural Environment   21  6  3 

Developed Recreation Area    6          14  7 

Structured Activity      6  6  9 

Urban Park       1  7          12 

Sports Oriented      2  3  2 

 

The group overwhelmingly chose a rural natural environment for recreation purposes, 

rather than a city park with playgrounds and bike paths, or even a golf course.  Showing 

a general interest in outdoor recreation in a large area with fishing, walking, picnicking, 

or canoeing as possible activities. 

 

·  What style streetscape do you prefer?           

         First       Second 

                Choice        Choice  

 Concrete Sidewalk      6  12  

Brick Patterns    19  11  

Combination       8    9  

Buffered       3    3  

  

The remaining segment was addressed specifically to the aesthetics of a traditional 

neighborhood.  Without question a brick pattern in a traditional historic setting was the 

most appealing to the group. 

 

Using the feedback from the visioning session, and providing our own sense of vision, 

we attempted to summarize the Township’s development assets and liabilities.  It 

should be noted, not only are there more assets than liabilities, the assets are strong 

enough to address most of the liabilities.   
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MAJOR TOWNSHIP DEVELOPMENT ASSETS   
 
 

·  Distinct gateway from the east 
 
 
·  University, steady employment base, cultural center, diverse population 
 

 
·  River, major natural resource 
 

 
·  Large parcels for unified development 
 

 
·  Current demand for significant amounts of new retail space 
 

 
·  Current demand for housing, though becoming softer 
 

 
·  Lake Michigan Drive, functional as well as aesthetic 
 

 
·  Existing infrastructure system 
 

 
·  Plan for future extensions of water and sewer lines 
 

 
·  Potential town center site, centrally located and regionally accessible 
 

 
·  Topography which contributes to natural features, such as viewsheds and wildlife 

corridors 
 

 
·  Potential for trail system 
 

 
·  Existing agricultural base, which contributes to rural character and local economy 
 

 
·  Receptivity to mixed use development 
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MAJOR DEVELOPMENT LIABILITIES 
 

·  Current commercial base is all strip development 

·  Deteriorating commercial development at 68th and Lake Michigan Drive 

·  Unimaginative housing developments, both single family and multiple family 

·  Poor north/south road network 
 

·  Development community without creativity 

·  Dominance by GVSU 

·  Existing agricultural base raises potential conflicts with adjacent residential 
development  
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GOALS AND OBJECTIVES  

 

A statement of the goals and objectives will help guide the Township through the 

planning and implementation process. It is important to set goals and objectives 

because they: 1) help achieve consensus on the purpose of the Master Plan and the 

desired outcome; 2) provide a guide for zoning and capital improvement decisions; and 

3) provide a framework for evaluating future and current planning and development 

issues. 

 

Goals are general in nature and are statements of ideals towards which the Township 

wishes to strive.  They represent the ultimate purpose of the planning effort, stated in a 

way that is broad and immeasurable. 

 

Objectives are more specific and present a means of attaining the stated goals.  

Objectives take the form of more measurable standards, or they specify the way in 

which the goals can be achieved.  Objectives are often more specific statements which 

can be readily translated into detailed design proposals or action recommendations. 

 

The goals and objectives are presented at this point in the Land Use Plan because they 

guide the development for future land use.  It is in the future Land Use Plan that 

specific, actionable strategies are set forth.  These strategies present the methods by 

which the objectives can be implemented and realized. 

 

Goal 1:  Build a sense of community 

 

Allendale Charter Township has had significant growth, and the effects of this growth 

are characterized by a majority of businesses that are not centrally located, and 

suburban single-family neighborhoods that favor the vehicle more than pedestrians and 

lack community gathering spaces. 
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Objectives: 

 

·  Create identity separate from the university with defining edges and identifiable 

center.  Consisting of residential, commercial, office, recreational, cultural, and 

civic uses. 

·  Develop a town center/traditional neighborhood that is pedestrian friendly 

(walkable), appropriate in architecture and landscaping, and has adequate 

parking 

·  Provide housing alternatives available to people of all income levels 

·  Create university district 

 

Goal 2:  Preserve rural character 

 

In order to enhance the character of the Township, measures need to be taken to 

prevent a sprawling district, lack of pedestrian friendly areas, and a discernable 

difference between commercial and residential development. 

 

Objectives: 

·  Rural site design should encourage clustering to minimize the spread of low-

density non-contiguous development with natural open space and pedestrian 

walkways 

·  Future development along the M-45 corridor should be limited to, and 

compliment, existing developed areas.  Encourage redevelopment of existing 

facilities rather than linear expansion. 

·  Limit growth in farmland areas 
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Goal 3:  Encourage economic development to provide more employment 

opportunities that create a tax base. 

 

The Township lacks funds for the Downtown Development Authority, and adequate tax 

resources for acquiring and maintaining new properties. 

 

Objectives: 

·  Formulate a comprehensive economic development strategy 

·  Develop and implement business recruitment and retention 

·  Create a Strategic Plan which contains a number of centers or neighborhoods 

that are conducive to economic development 

 

Goal 4:  Provide center for youth activities 

 

The idea of building a sense of community involves the youth of the Township as well 

as adults.  The creation of a center for activities provides a place that is conducive to 

creating and maintaining friendships and a feeling of belonging to the community. 

 

Objectives: 

·  Identify which activities of youth participation are appropriate 

·  Build community awareness of youth programs and after school activities 

 

Goal 5:  Preserve natural environment and water qua lity 

 

Protect the rivers, waterways, and other environmental resources that benefit the 

community as well as future residents. 

 

Objectives: 

·  Identify natural resources and sensitive, environmental features 

·  Build awareness of and appreciation for natural resources 
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·  Develop and implement plans for the preservation and enhancement of sensitive, 

environmental features and natural resources. 

 

Goal 6:  Develop state land area into park or trail  system 

 

The Township should cooperate with the State and Ottawa County for the advancement 

of areas within the Township that can be used for recreation. 

 

Objectives: 

·  Identify state plans for use of the Bass River Recreation Area 

·  Identify county plans for the Grand River Greenway trail 

 

Goal 7:  Preserve historic assets 

 

Objectives: 

·  Identify the historic sites and structures within Allendale Charter Township 

·  Build Community awareness and appreciation of the Township’s historic 

resources 

 

Goal 8: Transportation 

 

Lake Michigan Drive provides a means for east and west travel through the Township 

and connects adjacent Townships.  However, the Township is lacking an established 

north/south route. 

 

Objectives: 

·  Identify traffic patterns within the Township 

·  Accommodate for future population grow and traffic demand, not only locally but 

regionally 
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Goal 9:  Intra-governmental cooperation 

 

Objectives: 

 

·  Coordinate all of the plans currently being used, such as Township Master Plan, 

Water and Sewer Plan, M-45 Corridor Study, Park/Recreation Plan. 

 

Goal 10:  Smart Growth 

 

Encourage development that is an alternative to sprawl.  At present, for someone 

looking for a new home, there is no alternative to the suburban model.  This Plan will 

provide for new development models, which emphasize walkability and community 

building. 

 

Objectives: 

·  Adopt the Smart Code to allow for higher single-family density development, 

which feature sidewalks and gathering spaces. 

 

·  Adopt design guidelines for neighborhood and community development. 

 

·  Require connections to existing and proposed residential development. 

 

Goal 11:  Quality Development 

 

Encourage development that has lasting value to the community.  All new commercial 

development appears to be built for a single type of use.  Its architecture, site design, 

and floor plan all support that single use.  The Plan will lead and support efforts, which 

encourage site development, which addresses a mix of uses. 
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Objectives: 

·  Provide for design standards to ensure a basic set of proportionality in building 

materials and site design. 

 

·  Allow for mixed-use development in the Planned Unit Development provisions of 

the zoning ordinance. 



Allendale Charter Township      McKenna Associates 48 

LAND USE PLAN NARRATIVE 

 

“Across the street and down the way the other houses stood with their flat fronts.  What 
was it Clarisse had said one afternoon?  ‘No front porches.  My uncle says there used to 
be front porches.  And people sat there sometimes at night, talking when they wanted to 
talk, rocking, and not talking when they didn’t want to talk.  Sometimes they just sat 
there and thought about things, turned things over.  My uncle says the architects got rid 
of the porches because they didn’t look well.  But my uncle says that was merely 
rationalizing it; the real reason, hidden underneath, might be they didn’t want people 
sitting like that, doing nothing, rocking, talking; that was the wrong kind of social life.  
People talked too much and they had time to think.  So they ran off with the porches.  
And the gardens, too.  Not many gardens anymore to sit around in.  And look at the 
furniture.  No rocking chairs anymore.  They’re too comfortable.  Get people up and 
running around ....’ Her voice faded.” 
 
         Fahrenheit 451 
         Ray Bradbury. 
        

In the introduction of this report, we promised that this Plan would be different.  We 

hope you have had that sense, so far.  Up to this point, you have read the term “value” 

in several different contexts.  This Plan is based upon the principle of value, not only the 

monetary type, but also about the quality of life’s experiences.  It is also based on 

community building, bringing human scale considerations into land use policies. 

 

You are going to read a lot about the Allendale Town Center in this section.  In one 

respect, the concept of a “town center” is meant to represent much of what the entire 

Allendale Community stands for, namely values such as “a sense of belonging” to a 

diverse, creative, and stimulating community.  However, the town center is but “one 

square in the quilt” that makes up Allendale Charter Township. 

 

Clearly this Plan is meant to speak to everyone.  It pays more than lip service to 

implementing a vision of a place where someone can choose to live through the various 

stages of one’s life.  Please note the word “choose”.  By making a wide variety of 

housing choices available in neighborhoods that are walkable to friends, schools, and 

shopping, this Plan will build a community that people will want to live in “from cradle to 

grave”. 
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One of the tests of value is its capacity to “prove itself” over an extended period of time.  

Obviously, time tested value must be related to age.  That is why some of our older 

towns and neighborhoods can teach us a lot about creating value in new communities.  

Some older communities, if designed properly, offer places where the details of the 

architecture and landscaping are authentic, where the activities of daily life occur and 

where a community life exists.  These are places and spaces where people can live, 

work, shop, play, worship and learn.  These are communities which foster a living 

continuum on which residents can grow up and grow old, all in familiar places. 

 

 When one examines communities that have value, one can find some commonalities.  

Among these are: 

 

·  A mix of housing types (single family detached, townhouses, loft apartments, 

multiple family units) 

·  A mix of uses 

·  Walkability with good pedestrian oriented streets and public spaces 

·  Good local and regional connections 

·  A strong sense of place and strong public realm 

 

Why mix housing types within a neighborhood?  The short answer is increased value.  

(There’s that word again.)  If given a choice between developing a parcel of property 

into all single family houses or a project that offers a balanced mix of housing types and 

prices, the mixed development will return more value to the community, to the residents 

and to the developer.  

 

Some demographic analysis supports the visual preferences and goals, which come 

from the Township’s visioning session. Traditional families (two-person household with 

children) now represents only 27% of all suburban households – a figure that is 

projected to decline to 20% by 2010, (that’s seven years away!).  What was once 
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considered alternative housing is now mainstream.  This is particularly true in a “college 

town”, like Allendale. 

 

The projected need for alternatives to single-

family suburban dwellings, combined with 

longer and longer drives to work, and people 

seeking a place with which to feel connected, 

call for a new type of Plan, a Plan which 

gives people more choices of where to live 

while raising the standard for quality 

development.  There will be ample choices for those who desire the suburban 

environment.  Indeed, the vast majority of all the new single-family houses built in the 

Township over the last 50 years use this model.  A large number of these houses will be 

part of the housing mix for another 50 years.  However, this Plan seeks to address the 

unmet need for alternative types of housing. 

 

This Plan should also look different than other land use 

plan maps.  Notice that it doesn’t have hard and fast lines.  

In fact, it looks a bit “fuzzy” around the edges.  We’ve done 

this for three reasons.  First is to distinguish it from looking 

like a zoning map, since most people have a hard time 

telling the difference between a land use plan map and a 

zoning map. 

 

Second is to build a degree of flexibility into the Plan.  General development patterns 

are subject to market conditions and the Plan must have the capacity to be nimble.  

Besides, value and quality will continue to be guiding principles in all land use decisions 

made by the appointed and elected officials of the Township. 

 

Third, a significant portion of the Plan is devoted to mixed use.  By its very nature, 

mixed use suggests flexibility and adaptability, with attention focused more on street 
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and walking patterns than specific uses.  If a strong set of guiding principles is in place 

for the Planning Commission when considering zoning changes and site design, a 

generalized land use plan will be just fine. 

 

Gateway   

 

A gateway announces one’s arrival into a 

particular place.  It needs to be more than 

a sign listing how many championships 

the local schools have won.  There should 

be a perceptible sensory (hopefully 

visual) change as one enters a 

community gateway.  

 

The Plan features a gateway on the east side of the Township.  It takes advantage of  

M-45 crossing the bridge over the Grand River and entering the campus atmosphere of 

Grand Valley State University. 

 

The gateway in the Plan calls for a combination of plant materials, outdoor sculpture, 

and signage, a subtle signal of wonderful things that are about to come as one enters 

Allendale. 

 

University Village   

 

The term “village” was selected carefully with a specific intent.  It is meant to suggest a 

mix of uses in a community.  This mix should consist of uses that support university life.  

This means catering to faculty, students, and their families.  Uses will likely consist of 

apartments, restaurants, laundromats, tanning salons, banks, bookstores, coffee shops, 

taverns, music stores, computer sales and repair – you get the picture. 
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This “village” extends from the Grand River on the east to 52nd Avenue on the west.  

The GVSU campus, of course, extends south of M-45 to Pierce Street.  Note that the 

village crosses M-45 on the north, extending roughly to Rich Street.  The intersection of 

M-45 and 48th Avenue also accommodates a retail and service hub for spill over 

campus activities.  West of 48th Avenue, the University Village extends south to Fillmore 

Street.  This mix of university and campus related uses circulate south to the Township 

line. 

 

Industry  

 

The Plan reinforces and recommends continuation of “growing” industry along 48th 

Avenue north of Rich Street.  This area has a core of solid industries.  However, the 

area does have the potential to be one of the major employment centers for Kent and 

Ottawa Counties. 

 

It is no accident that this planned industrial area meets the northern edge of the area by 

the University Village.  This can create an environment wherein the “whole becomes 

greater than the sum of its parts.”  There are several examples in Michigan where 

industry has partnered with higher education to benefit both parties.  One such example 

is the Business and Research Park in Kalamazoo.  This is a site in excess of 100 acres 

owned by Western Michigan University and is home to WMU College of Engineering 

and a variety of private businesses focused on science and technology.  The City of 

Kalamazoo benefits from the economic development, WMU benefits from having a 

market for its graduates and advanced curriculum.  

 

This Plan promotes just that relationship.  Perhaps the life science corridor between 

Ann Arbor and Kalamazoo can stimulate similar models along the I-96 corridor in west 

Michigan.  Whatever direction the “town and gown” relationship takes, the Plan can 

support it. 
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 Mixed Use  

 

Mixed use does not mean “hodge-podge”!  Mixed use means a combination of uses that 

relate to each other.  It can be the commercial cluster of a coffee shop, video store, or 

hair salon that is part of the neighborhood and accessible by walking.  It is not a skeet 

shooting range next to a hospital. 

 

The mixed use category answers the 

question “what else is suitable for frontage 

along a state highway?”   It is a terrific option 

to strip commercial development.  One of the 

key points in mixed use developments is 

clustering.  This may occur in little “nodes” 

throughout a larger development or it may occur in one building.  A three-story building, 

for example, may have retail on the first floor, office on the second floor, and loft style 

apartments on the third floor, all working to support each other. 

 

The Plan encourages mixed use development along the M-45 corridor from the 

University Village on the east to just beyond the commercial cluster planned for M-45 

and 68th Avenue.  This puts an entirely different face on the frontage of M-45.  While 

there will be retail and service establishments along the frontage, the buildings (not the 

parking lots) will be closer to the right-of-way.  This will “enclose” the space a bit as one 

drives along Lake Michigan Drive, providing a different visual experience than just 

looking at parking lots, signs, and driveways of strip commercial development.  (Think 

28th Street!)  Instead there will be either green space or aesthetically pleasing buildings. 

 

Within this area planned for mixed use, there will be plenty of alternative housing 

choices along with single family detached houses.  With the increase in density, the 

Plan can accommodate a large portion of the Township‘s projected population.  This will 

remove some of the development pressure from those areas of the Township which can 

retain a very rural character. 
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Centrally located in this mixed use corridor is the heart of the Township’s commercial 

and service core.  This is the area along M-45 between 64th Avenue to the west to 60th 

Avenue to the east.  Note that this area encompasses both sides of M-45 in order to 

provide balance to both sides of the highway.  This area is proposed as the primary 

activity center for the Allendale community.  However, even in this activity center, 

residential development is very feasible. 

 

On the south side of M-45 is the proposed town center.  The intent of this proposed 

development is to be the “signature” of the Allendale community, physically representing 

its values.  This is so important to this Plan, it even warrants its own narrative.  (See 

page 59.)   Although this Plan appears to address new development along M-45, it also 

stresses the importance of redevelopment.  For example, the Plan reinforces the current 

location of the commercial cluster at 68th Avenue and M-45.  It makes sense that this 

intersection remains commercial in character, although mixed use would be appropriate 

too.  However, the current character of this area does not fit into many of the design 

principles touted by the Plan. 

 

A similar situation exists on the south side of M-45 from 68th Avenue on the west to 64th 

Avenue on the east.  The uses in this area fit into the overall concept of mixed use.  

However, their design does not.  Incorporating areas of older commercial development 

into new mixed use development patterns is a goal of this Plan.  

 

Agriculture/Residential   

 

The density in the mixed use corridor makes an area planned for having a very rural 

character more feasible.  This is the area west of 78th Avenue to the Township line.  It 

extends one mile to the north and two miles south.  In total, it covers about 7.5 square 

miles, and is large enough to be authentically rural. 
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This agricultural/residential area will consist largely of single family detached houses 

and a range of farming operations, with supporting agricultural buildings and structures.  

Even though this will be the least dense area of the Township, careful attention must be 

paid to preserving rural character.  Even in very low density areas, poor planning can 

damage the rural character of an area. 

 

The following two illustrations make the point.  In Figure 1, a conventional type of large 

lot single family development is shown.  Each house has its own large site.  As one 

drives through the area, the scene is one of houses instead of trees, pastures, or 

agricultural buildings, driveways instead of rural frontage.  Compare this to Figure 2, 

which has the same number of houses planned in such a way as to preserve open 

space.  The houses, while still on very livable lots, are clustered to take advantage of 

the more attractive parts of the site, most being located in or near the wooded areas.  

Residents in this development pattern have the advantage of viewing and experiencing 

the open space without having to maintain it.  

  

 

 

 

 

 

 

 

 

 

           

 

 

 

 

 



Allendale Charter Township      McKenna Associates 56 

      Figure 1 

Source:  Rural By Design – Randall Arendt      
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        Figure 2 

     Source:   Rural By Design – Randall Arendt 
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Design principles such as these allow larger blocks of farmland, open space, and 

natural areas to be left free of development.  This makes a major contribution to 

allowing an area to preserve its rural character. 

 

Open Space  

 

The area planned for open space has many of the natural features discussed earlier in 

this report.  These include the floodplain of the Grand River, the Bass River, a large 

concentration of wetlands, and excavated gravel pits.  These features give this area an 

open space/recreation orientation.  Orientation does not mean exclusively used for 

recreation.  Development is still possible in this area.  However, whenever development 

occurs, it should be carefully planned so as to be in harmony with the area’s natural 

features. 

 

As a “sister” component to this part of the Strategic Plan, the 2002 Path and Greenway 

Master Plan is incorporated into the Strategic Plan.  This document is meant to provide 

a basis for directing and evaluating proposals for development on all property within the 

Township, particularly near the conceptual location of the paths and greenways.  As 

such, it is very much in keeping with the overall approach of the Strategic Plan, i.e., 

provide the general concept and allow the application of design principles on specific 

sites to produce the reality. 

 

The Path and Greenway Master Plan makes an excellent complement to the Land Use 

Plan, since it emphasizes connections and alternative methods of transportation, such 

as walking and cycling.  Connection between development is a focus of this Plan. 

 

Low Density Residential  

 

For developing communities, the land use category of “Low Density Residential” is the 

“work horse” of the Land Use Plan.  In other words, it is the category that gets the most 

use.  Typically low density ranges between two to four units an acre!  (An acre of land 
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consists of 43,560 sq. ft. or roughly equivalent to a lot measuring 200’ x 200’.)  Two to 

four units per acre translates into lots ranging between 10,000 sq. ft. (80’ x 125’) and 

20,000 sq. ft. (100’ x 200’).  The smaller lots generally require sanitary sewer. 

 

The Plan shows Low Density Residential between 48th Avenue and 78th Avenue 

between Pierce and Fillmore Streets.  This area is part of the Allendale’s newly 

expanded sewer service area.  This means that sanitary sewer service is planned for 

this area. 

 

The availability of sanitary sewer service allows densities even higher than two to four 

units per acre.  Surveys have shown six to seven units an acre.  However, the increase 

in density must be offset by first rate amenities and public spaces.  For example, the 80’ 

x 125’ lot could be reduced to 50’ x 100’, but the smaller lot must be compensated for 

with open space, public space, or recreation facilities.  Smaller lot sizes decrease the 

amount of sewer, water, electric, telephone, and cable lines as well as road surface.  

This saves money which can be spent on those “first rate amenities.” 

 

Increasingly, what draws newcomers to a 

community is not just jobs, but also a high 

quality of life.  People are drawn to parks 

and to walking and bike trails, public 

squares and gardens, tree-lined streets, 

sidewalks and sports facilities.  Open 

space can add value throughout the 

community, or where it is distributed 

among individual lots and can add value in the form of lot premiums. 

 

This Low Density Residential category, even though very much a single family land use, 

also encourages homes that appeal to several market segments.  This strengthens 

initial and long-term marketability.  (Remember, promoting affordable housing is a goal 

of this Plan.)  Building in flexibility to accommodate changing needs and maturing 
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markets helps avoid obsolescence in future years.  As prices escalate, higher densities, 

smaller lots and smaller unit types help keep housing more affordable. 

 

The foundation of this low density residential 

classification is the neighborhood unit.  

Introduced into American planning over 80 

years ago, this concept has proven to be the 

cornerstone of viable residential development.  

The reason it has lasted as long as it has is 

because it is based on empirical evidence.  

Neighborhoods last because they have 

principles that people value: 

 

·  Edges (like major streets) and a center like a park, school or civic space 

·  A walking distance of ¼ mile from center to edge 

·  A network of streets that balances the interest of motorists, cars and pedestrians 

·  A range of architectural styles and housing types 

 

All of the area shown on the Plan Map for Low Density Residential calls for new housing 

developments to be patterned on the neighborhood model and connected by clustering 

into a larger community.       

 

The Low Density Residential land use category 

is about developing residential communities, but 

the best new developments are much more than 

that.  They are places where people can build 

their lives, where they can make social 

connections, educate their children, obtain the 

goods and services that meet their daily needs, 

and even earn their living, all within the 

community. 
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     THE MAKING OF PLACES 

 
 

“People tend to sit where there are places to sit”  

        William H. Whyte 

 
In ancient times, countries had market and gathering places.  The Greeks had agoras. 

(This is the culture that brought the western world Socrates, Plato, and Aristotle, not to 

mention the Parthenon and plane geometry.)  Agoras were city squares where people 

gathered to talk, meet, observe, think, trade, buy and sell.  While it was considered a  

market place, it was frequently more than that.  It was an opportunity to have 

spontaneous encounters with friends, neighbors and family, giving people the 

opportunity to ask the eternal question, “How ya doin?” 

 
These places were not elaborate although some were squares in capitals.  They were 

places in which people felt comfortable and 

could personalize.  The farmer’s market is an 

example of a modern agora, bringing people 

together not only to purchase produce, but also 

to meet friends and neighbors.  All this requires 

is a space in which people can put some tables 

together and display their produce, flowers, 

and crafts, low budget things providing rich experiences. 

 
In contrast, the last half of the twentieth century was a devastating time for public 

spaces of all kinds, from parks and plazas, to town squares and neighborhood greens. 

Suburbanization drained urban areas of many of their families and urban renewal razed 

much of what was left.  Suburbia was based on separation of uses, making accessibility 

to stores, schools, factories, offices and neighbors dependent upon a car.  Children 

were driven to activities, ironically frequently being driven to facilities where they could 

exercise.  Walking was made difficult not only because of the distances between uses 

but often there were no sidewalks on which to walk.  (Mothers weren’t exactly drawn to 
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the thought of walking with their children in the street.  This has deprived the boomer 

generation of being able to tell their children and grandchildren stories of how they 

walked miles to school in the winter and it was uphill both ways.)  Planning focused on 

“compatible” arrangements of uses and buildings and forgot the people who lived and 

worked in the uses and buildings. 

 

Remember the Mark Twain quote:  “When I was 14 years old, I knew that my father 

didn’t know much.  When I came back for a visit at age 24, I was surprised to see how 

much the old man had learned.”  There is a growing movement in the country which has 

recognized that the Greeks were much more than shepherds and marathon runners.  

They now recognize that they knew how the design of spaces influences the making of 

places. 

 

The Future Belongs to Town Centers  

 

A Town Center can be an example of a “place.”  Because of its mix of uses and 

diversity of population, which includes visitors, it can be many things to many people.  

People in it have an opportunity to define it for themselves. 

 

A place allows one to be an active participant in a “community” while simultaneously 

offering a location for quiet introspection and intimate conversation.  A place provides 

opportunities for social gathering, civic identity, and membership in a community.  It 

provides for an environment in which one can have a serendipitous chat with someone 

you know, to talk about the weather, a fishing trip, gossip about politics, inquire about a 

sick neighbor, or brag about your children.  A place is a beacon for visitors while 

maintaining sense of ownership for residents. 

 

Shopping habits of the American consumer are changing.  Well-educated, higher 

income households no longer shy away from shopping at discount stores.  It’s now 

fashionable to talk about bargains.  It’s known as “cheap chic”.  Discount retailers 

accounted for 40 per cent of all sales in the year 2000.  Research indicates that 
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discount stores will capture more than 55 percent of sales by 2005.  Wal-Mart leads the 

list of the Fortune 500 companies, well ahead of General Motors and Exxon/Mobile. 

 

A similar shift is occurring in the perception of supermarkets.  Until recently, department 

stores considered it beneath them to be in the same center as a supermarket, but other 

retail chains, such as Crate & Barrel, Gap, and Barnes & Noble, actually prefer to be 

located near a supermarket, where shoppers come back on a regular basis.  (“Honey, 

while you’re at the book store, could you bring home a gallon of milk?”) 

 

There are a number of rules (perhaps guidelines is really the better term) that a town 

center should follow to be successful. 

 

1) The town center must have streets accessible to cars and on-street parking. 

 

2) The town center needs an anchor to gain financing.  The anchor can be a 

department store, a discount store, or a supermarket.  The town center should  

also include a civic anchor such as a town hall, library, YMCA or some other form 

of public or semi public gathering space. 

 

3) The preferred location for the town center is on the “ home” side of a major road, 

so residents returning from work can make a right turn into the center.   However, 

being connected or conveniently accessible to residential development also adds 

to the prospect of success. 

 

4) The town center should be built to allow for expansion.  This can be done by 

reserving land for future development and with low-density uses such as surface 

parking lots, or by designing buildings so they can be expanded vertically. 

 

5) If the town center is primarily a retail development, it should have parking for an 

average of four cars per 1,000 square feet.  If there is a 50-50 mix of retail and 

office, this ratio can be lowered to 3, or in some cases 2.75 cars per 1,000 
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square feet.  Parking remains the biggest hurdle to integrating housing and 

commercial uses.  Residents living above retail typically demand access to 

parking at all hours, which usually means that some type of parking structure is 

necessary. 

 

In order for a town center to be full of vitality, it 

should have a mix of uses that promote 24/7 

activity.  (That’s planner’s jargon for activity on 

the streets 24 hours a day, seven days a week.)  

While the more prominent uses appear to be 

commercial and civic space, it’s residential 

development within the town center that is key to its place making capability.  The more 

residents there are in and near the town center, the more demand there will be for 

goods and services.  The more residential activity will also make it a “safer place” both 

in perception and reality, due to the “eyes-on-the-street” phenomenon.  (Some call it 

being nosey, but it sure keeps crime down.) 

 

Residential development can take several forms.  It can include dwellings above some 

of the retail and office space in the business core.  It can consist of dense multiple 

family development bordering the business core as well as small lot single family 

development, a bit more removed from the core.  One essential characteristic of the 

residential development is that it be in a walkable environment.  This means that 

residents are given the option of accessing the business core, civic spaces, and other 

residences by walking.  The mere act of walking promotes a sense of community by 

providing opportunities for spontaneous encounters with other residents. 

 

Figure 3 summarizes the benefits of “place”, spaces in which people feel safe and 

satisfied. 
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The Allendale Township Town Center Site  

 

A site along the south side of Lake Michigan Drive, between 60th and 64th Avenues was 

selected as the site of Allendale Township Town Center.  Several other sites were 

thoroughly considered, but this particular site was chosen for the following reasons. 

 

 A. The site is centrally located in the Township. 

 

 B. The site has access onto a major thoroughfare (M-45) with secondary 

access from 60th and 64th Avenues. 

 

C. The site is served by public water and public sewer. 

 

D. The site is accessible from other parts of the region. 

 

E. The site has the potential for unified development since there are large 

vacant parcels with a limited number of landowners. 

 

F. The site has sufficient size on which a town center development can take 

place. 

 

G. There are no environmental limitations on the site. 

 

H. The site has a 12-15 acre wooded area which could be integrated into the 

design of the town center. 

 

 I. There is local history associated with the site, having been the site of a 

fruit farm, still owned by a local family. 

   

 J. The site contains a private elementary school.  Schools provide excellent 

spaces for gathering as well as educating.  The school further adds to the 

site’s attraction for residential development. 
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 K. The site will have the benefit of a beautification project slated for Lake 

Michigan Drive.  Along with the recently completed lane improvements, 

dramatic aesthetic improvements are planned for the new median.  The 

design of the turning lanes make it possible for the access to the town 

center site to be a significant gateway into the site. 

 

The Allendale Township Town Center . 

   

First and foremost, the emphasis of land use in the Town Center is residential.  This 

development is meant to be a “neighborhood”.  As such it features single family 

detached dwellings on at least 50 percent of 

the site.  (This is shown yellow)  These lots 

are smaller in size than typical suburban 

development and feature rear access to 

garages via alleys whenever possible.  

These lots are further characterized by 

shallow front yards, (e.g., ten to fifteen feet).  

Sidewalks are an essential component to the 

residential composition.   

  

One important principle in this design is to put as many “eyes on the street” as possible.  

Thus, houses will be encouraged to have front porches.  The combination of shallow 

front yards, sidewalks, and front porches will encourage spontaneous conversation 

encounters between walkers and porch sitters.  This principle also contributes to the 

sense of security in the neighborhood. 

 

A central part of the residential development is a wooded reserve, accessible to the 

single family houses.  This is a prominent natural feature that currently exists and 

makes a significant contribution to the amenities of the development. It provides an 

excellent visual terminus for the view corridor coming off the grand entrance as the 

motorist enters the site from the north.  It is also sufficiently large so as to support a 

variety of recreation activities. 

 

For example, it could easily function as a gathering space for formal community events, 

like “Art in the Park” or as an informal place with movable seats and tables.  These 

types of activities would occur at the northern portion of the park site, closest to the 
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most densely populated and active areas.  The balance of the site could be used for 

nature-oriented activities along with pockets for active recreation.  It is large enough to 

function in a variety of capacities. 

 

It could also be the site of one or several “community gardens.”  These are fairly small 

plots of land, ranging between 1,000 and 5,000 square feet, which are designed, 

planted, cultivated, and maintained by neighborhood or civic groups that have an 

interest in gardening.  With the downsizing of residential lots in new traditional 

neighborhood developments, large space for a garden is not feasible.  A community 

garden can address a variety of issues. 

 

·  It provides enough space in which critical masses of plant materials, both flowers 

and vegetables, can ecologically support each other. 

 

·  It can become a source of pride and identity for the community or neighborhood. 

 

·  It functions as a gathering space in which neighbors can “exercise” and 

“socialize.” 

 

·  It can be a source of vegetables, fruits, and flowers which can be sold in a 

“farmers’ market” setting, thereby providing another gathering place for the entire 

community. 

 

·  It can be an educational venue for schools in the community. 

 

In some communities, community gardens have been part of community life for well 

over 60 years.  Larger communities often feature a week of “open houses” for gardens 

in various geographical areas of the community.  The open space in the Allendale Town 

Center can initiate its residents to the idea of “community gardening.” 

 

The retail and service component of the center would be a function of the frontage along 

Lake Michigan Drive.  Since major retailers demand high visibility to their stores, this 

makes it a perfect location for businesses.  It also provides a bit of a buffer between the 

residential development to the south and the traffic along Lake Michigan Drive. 
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Between the commercial development and the single family development lies a mix of 

uses.  These could be offices, smaller boutique type shops, townhouses, apartments, 

and a mix of retail and loft style apartments.  Determining the exact mix of these uses is 

not possible at this time, since the market must remain sensitive to the demands of 

consumers, which can suddenly change.  This would also be the location of any civic 

space, such as a township hall, that may be a component of the center. 

 

Even though the foundation of the development is residential, this development, like all 

successful town centers, will be a mixed use development.  This means that non-

residential development will also be a key component.  This non-residential 

development will consist primarily of retail, service, and office uses.  These uses will be 

available to the regional community as well as to the residents of the development.  

These are shown to be a function of the M-45 frontage. 

 

The term “mixed use” applies not only to uses in the development but also to uses in the 

same building as well.  For example, one building may contain retail, service, office, and 

residential uses.  These buildings will be part of the “activity center” of the development, 

leaving the single family residential development to establish its own identity. 

 

Figures 5, 6, and 7 illustrate three distinct ways in which the activity center of the Town 

Center can be designed.  Frankly, there could be another 30 or 40 more, all containing 

excellent design components.  The purpose of this exercise is to show a number of 

alternative designs, all of which are based on the same principles.  These principles 

must  be the foundation of any new Town Center development in Allendale Charter 

Township. These principles are: 

 

A. Provide a grand entrance to the Town Center.  The entrance to the 

development must announce that it is the focal point to the Allendale 

community.  It must also “shout welcome” to all those who visit or live 

here.  This is indeed a special place. 

   

All three illustrations show a grand entrance.  The location of the entrance 

has also been coordinated with the turn around in the traffic island in the 

new median of M-45. 
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B. Provide a visual corridor along the entrance, ending with a terminus 

containing a vertical element.  All three of the alternatives show a terminus 

in the form of a traffic circle.  The traffic circle itself is a visual terminus as 

well as a traffic calming measure, as one passes through the activity 

center into the lower density residential area. 

 

The center of the traffic circle provides an excellent location for a 

prominent vertical element at which the eye of the oncoming motorist 

stops.  This defines the end of the visual corridor.  As the motorist passes 

through the traffic circle, s/he arrives in a space that “feels” totally 

different.  This is the place where the open space and the lower density 

residential development begin.  The change in the sense of place in the 

transition from the north side of the traffic circle to the south side of the 

traffic circle will be dramatic.  Vertical elements in the center of the traffic 

circle could consist of a fountain, a cluster of flagpoles, a clock tower, or a 

grouping of tall evergreens. 

 

C. Reserve the frontage of M-45 for commercial/service development.  The 

improvements made to M-45 have made a significant difference in the 

driving experience along this major arterial.  These improvements were 

made in the anticipation of increased traffic volumes.  Sites which front on 

roads with large traffic volumes are magnets for commercial development.  

The fact that there is large acreage parcels available make the Town 

Center site an obvious target for commercial (retail) development.  The 

three concept plans embrace this principle. 

 

D. Provide an infrastructure system which supports block development.  This, 

perhaps, is the most critical of the four principles for successful Town 

Center development.  The division of the site into walkable blocks 

provides for maximum flexibility for the mix of uses anticipated in the 

development.  The block system will also mitigate the impact of big box 

development. 

 

The block system makes it possible to respond to market conditions and 

develop buildings which could either be retail, service, office, residential, 

or all four uses in one block.  It lays the foundation for pedestrian 
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circulation patterns which contribute to feelings of “manageable and more 

intimate” space, thereby fostering a sense of place and a sense of 

community.  Whatever use or mix of uses happens to be in any given 

block will emphasize pedestrian traffic as well as eyes on the street. 

 

The block system will make the site more adaptable without changing its 

character.  In contrast, a design, which only included sites for strip 

commercial development along with adjacent sites for multiple family 

developments, relegates these sites to single uses.  Sites that are 

designed for single uses make the development much more dependent on 

market conditions and subject to deterioration.  A block system allows for 

more adaptability, allowing the development to adjust to market 

conditions. 

 

A school is on the corner of Lake Michigan Drive and 64th Avenue.  Even though it is a 

private school, it nevertheless makes a significant contribution to the amenities of the 

town center.  It makes a statement that uses such as schools can be vital components 

of town center development and don’t necessarily need large campuses to educate 

children.  It also reintroduces the thought of children, faculty and parents, walking to the 

school. (What a radical idea!) 

 

Like the sidewalks, the street system is intended to link all of the components via a grid 

pattern.  It does not necessarily have to be a pure grid with every corner connecting at 

90
 angles, but it does have to connect.  This builds on one of the guiding principles of 

town center design, namely connectedness. 

 

One of the important things to remember in this 

process is that you are creating a place, not a 

design.  When people describe a place they 

enjoy, they use words like “safe”, “fun”, 

“welcoming.”  These types of adjectives 

describe the intangible qualities of a true place, 

the kind of place that people talk about and 

return to over and over again.  Intangible qualities can be measured quantitatively in a 

variety of ways, such as using statistics or by conducting research, although experience 

has shown that such measurements have their limitations.  In researching more than 
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1,000 public spaces planners have found four key qualities associated with successful 

places: accessibility, activities, comfort and sociability.   

 

The central question is what the role of design is in creating places.  Place-making 

requires a much broader approach than most designers use.  The place must not be 

over-designed, leaving little flexibility for its users.  For example, allowing for movable 

seating enables users to create their own mini-environments, like adding chairs to a 

small conversation pod as demand warrants it. Creating a place depends more on 

effective management than it does design and requires the involvement of many 

different disciplines because of the complex issues that need to be addressed. 

 
Good maintenance and effective security are important to the success of a place and 

require attention to the details of design at the onset as well as focused, ongoing 

management.  But it is just as important for a place to be accessible by foot as well as, 

perhaps, public transportation. This is but one example of the multi-jurisdictional 

coordination that is important to making and encouraging a good place.  

 

The important thing to remember is to “keep your eye on the prize”.  In this case, the 

prize is the variety of people that will use the place.  It can’t be a monument to the 

person or firm that designed it.  All that has to be done is to build on the experience of 

people like Holly Whyte who have studied how people use space.  What’s so difficult 

about that? 
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STRATEGIES FOR IMPLEMENTATION 

 

 

“A plan that does not stimulate people to action is worse than useless because it raised 

expectations and did not deliver.  This reinforces the image that much of the public has 

of government – long on process, short on results”. 

 

         E. Thomas Harwell 

 

Well now, here we have this terrific plan but how do we get from the idea to the reality.  

Every community that has adopted a plan never intends for it to “sit on the shelf”.  Yet 

many end up doing just that because insufficient attention is paid to implementation.  

Doing the planning is fun because it’s creative.  Doing the implementing is more difficult 

because it’s hard work, down right difficult at times.  Identifying appropriate strategies 

will help the implementation process by giving those responsible a focus and specific 

time-tested actions upon which to concentrate. 

 

M-45 Corridor  

 

The Land Use Plan calls for a broad band of land uses along the M-45 corridor ranging 

from the most dense to the least dense living environments.  To maintain some type of 

consistency, a series of overlay zoning districts should be developed to advance this 

consistency while preserving the identify of each district area. 

 

University Village  

 

Consider forming a Local Development Finance Authority (LDFA) for a designated area 

near GVSU.  An LDFA acts like a Downtown Development Authority (DDA) in that it is 

able to create a tax increment finance district in which the LDFA “captures” the taxes on 

the increases in property values.  The money “captured” is, in turn, spent within the 

designated improvement district.  The funds can then be leveraged with private or 
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GVSU investment for improvements.  One such improvement might be developing a 

gateway at the east end of the Township, giving people a sense of “arrival” into the 

Township. 

 

The theme of building partnerships will be repeated throughout this section on 

implementation.  This is a critical step in moving any plan forward.  By using public 

dollars to leverage private dollars, many more improvements can be made in the 

Township, than if the Township were to “go it alone”. 

 

The concept of a University Village requires the proper legislative tools to facilitate its 

implementation.  An appropriate zoning district needs to be established to promote the 

mix of uses that support a university life style.  This district may also include design 

standards for buildings, thereby creating more of a visual cohesion to the “village”. 

 

Industry  

 

The amount of land planned for industry is approximately 500 acres.  Five hundred 

acres of industrially developed land is not likely within the life of this Plan.  However, 

tying a portion of this area to industry and research related to GVSU could very well 

accelerate its development.  The 60 acre parcel on the north side of M-45, owned by the 

University would be an excellent place to start planning. 

 

This area could be incorporated into the LDFA district discussed earlier as part of the 

University Village area.  Using the partnership concept again (the Township, GVSU, and 

the private sector), incentives and infrastructure improvements could be offered to 

entrepreneurs to locate in this area planned for industry.  Zoning must also allow for a 

mix of supportable uses in this area.  Zoning should allow for maximum flexibility. 
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Mixed Use  

 

This area will be an extension of the University Village on the north and south side of M-

45.  In it will be a variety of commercial, office, and housing.  If the Township is to take 

on the role of facilitating quality development in this area, it will have to keep a current 

bank of information.  This information should consist of current voids in the retail, 

service, office and housing markets.  Therefore, a void analysis should be conducted 

each year in order to have as complete an understanding of market conditions as 

possible. 

 

An inventory of all available vacant buildings and vacant sites within this Mixed Use 

area should be compiled.  This data should be as current as possible and made part of 

the Township’s Geographical Information System (GIS) database.  This would allow the 

Township to identify pockets of vacancies or development.  The data could also show 

utility data, land value, ownership, use clusters, zoning and other relevant information.  

Combining the market data with the site data would allow appropriate personnel in the 

Township to focus on matching an identified void with a vacant building or site.  All of 

this data could also be developed into a Township website. 

 

Other important strategies are: 

 

·  Encourage development to be built at a neighborhood scale always 

focusing on filling the development spaces in neighborhoods. 

 

·  Build pedestrian levels between neighborhoods and districts.  Even 

projects built at a pedestrian scale need to be linked to one another by 

public infrastructure.  A link between the University Village and the Mixed 

Area is but one example. 
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·  Focus on funding and creating great streets, sidewalks and parks.  This 

can be part of the public’s “incentive” to secure private sector   

development. 

 

·  Concentrate on locating civic spaces (schools, parks, libraries, community 

centers, etc.) within the context of a neighborhood rather than on sites 

separate from the population. 

 

·  Consider reducing parking requirements within a mixed use area.   

Shared parking between uses should be explored.  This reduces the 

amount of land given to impervious surface and automobile storage. 

 

·  Change lighting standards.  The size, type, and illumination of current 

lighting are based on suburban models (big box lighting versus main 

street lighting). 

 

·  Establish the “block” instead of lot as the basis of developing at a 

neighborhood scale.  This builds in more flexibility to the uses in the block 

as well as makes it more walkable. 

 

·  Focus on block face dimensions rather then setbacks. 

 

Town Center  

 

This is intended to be the crown jewel of the Allendale community.  One design scenario 

was noted as being preferred to the others presented.  Preferred, however, does not 

mean adopted.  What are adopted however, are the principles upon which all of the 

concepts have in common.  These are: 
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1. Provide a grand entrance from M-45. 

2. Provide a visual corridor along the “main street” part of the 

development. 

3. Reserve the M-45 frontage for retail/service or office. 

4. Establish a street system based on blocks instead of parcels. 

 

Being established as part of the adopted Strategic Plan, these provide the basis for any 

legislative and review action taken by the Township to implement design.   

 

The entire site and subsequent development of the Town Center may fall entirely to the 

private sector.  However, the Township should consider acquiring a part of the site for 

development of a public space.  One logical space is the 7-8 acre area planned for open 

space.  The Township’s investment in this area could set the standard for the design of 

adjacent development, as well as set the agenda for how it is used, e.g., farmer’s 

market, art in the park, summer concerts.   

 

An appropriate funding mechanism for this acquisition could be the DDA, which would 

capture the taxes on the increases in value of development on the site.  This is another 

potential example of public private partnership. 

 

Along with having the financial resources to leverage private investment, another critical 

tool is the legislative mechanism to control the design of the site.  This can be tricky 

because a balance needs to be struck between regulation and flexibility.  Flexibility will 

come in the form of the mix of uses permitted.  However, the design of the site needs to 

be regulated, not so much from architectural appearance, but from proportionalities.  In 

other words, street width must be related to building height and streetlights must be at 

pedestrian scale.  The entire development must have a “seamless” appearance with 

everything fitting together.  These proportionalities can be measured and should be 

incorporated into any zoning regulations governing the Town Center site. 
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Low Density Residential  

 

The Plan calls for the area planned for Low Density Residential to be based on the 

neighborhood model, with connections both vehicular and pedestrian between 

neighborhoods.  Neighborhood model regulations can be included in the Township’s 

Zoning Ordinance to implement development on that scale.   

 

Agriculture/Residential  

 

The State of Michigan enacted the Open Space Preservation Act of 2002 to help in the 

preservation of open space and farmland.  It requires communities to include, as an 

option in their zoning ordinance, a provision which requires that a minimum of 50% of a 

development be left in open space.  This requires the developer to cluster housing, 

preferably on that part of the site least conducive for agricultural production while not 

negatively impacting any environmentally sensitive lands.  Properly used, this remains 

one of the best legislative tools available with which to preserve open space and to 

implement the Agriculture/Residential land use category. 

 

Open Space  

 

This land use classification conjures up images of parks and natural areas.  This area 

has been planned for Open Space because there are natural features which should be 

preserved and protected from development.  However, this area will still have residential 

land use.  Therefore, the Open Space Preservation Act discussed for Agriculture also 

applies to open space, only the emphasis will be on natural features and park land. 

 

An official Parks and Recreation Plan, renewed every five years, is another tool with 

which to carry out the goals of the Plan.  This Plan allows the Township to apply for 

grant funds from the State of Michigan with which to acquire park land. 
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Smart Code  

 

This is a term for land use regulation which advances “Smart Growth”.  (That’s a clever 

term for limiting sprawl.  After all, who wants to promote “dumb growth”?)  Smart Code 

or Smart Zoning advances ways in which development can be guided into building 

neighborhoods, a central component of this Strategic Plan.  Instead of looking for ways 

to separate uses, it looks for ways to mix uses, uses that make sense to mix.  It places 

a heavy emphasis on design details, concentrating on “making places” rather than just 

regulating uses.     

 

The Strategic Plan is largely based on “Smart Growth” principles, particularly in such 

areas at the town center area, the University Village, and the neighborhoods south of M-

45.  At present, the Township’s primary legislative tool in carrying out the goals and 

objectives of this Plan is the Planned Unit Development (PUD) provision of the Zoning 

Ordinance.  Unless something comes along to replace it, it will continue to be the 

primary tool for achieving “creative” plans along the M-45 corridor.  Nevertheless, it 

does have its limitations, largely because it has limited scope for the design of 

neighborhood components.  Adopting a “Smart Code” to implement “Smart Growth” 

should be given serious consideration. 

 

Other Community-Wide Strategies 

 

To build on the theme of leveraging and partnerships, there should be some 

organizational structure to “make the deals” and to match the voids with the building 

sites.  There are a variety of models to address this function. 

 

·  Township Government 

This function could be incorporated as part of Allendale Charter Township 

governmental structure.  It would likely be a newly created department whose 

function would be a liaison between the Township, GVSU, and the private sector.  
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It could be an Office of Economic Development.  This office would serve at the 

pleasure of the Township Board of Trustees. 

 

·  DDA or LDFA 

These organizations could fund an office which would carry out the missions 

within their respective development districts.  No Township money would be used 

to support this function and the staff would serve at the pleasure of the DDA and 

LDFA.  Being public bodies, meetings would be open to the public. 

 

·  Private Management 

The DDA or the LDFA could form a private organization with which to carry out 

the missions of their respective development areas.  The organization would 

have its own board of directors which would hire its own staff.  Members of the 

DDA or LDFA could sit on the Board to provide continuity.  Since a good portion 

of economic development work is done best in private, this model offers that 

advantage. 

 

Another community-side strategy, addressing the future of Allendale is image building.  

While being the home to a major state university, this planning process has shown that 

the Allendale community is much more than that.  It wants to be a community of  

“community”, a welcoming place of diversity and interest. 

 

There is no better way of image building than a public relations effort.  This function 

could include special events such as seasonal celebrations.  Image building is best left 

to professional expertise which could be funded by DDA or LDFA.  It also lends itself to 

partnerships since the entire community benefits from a positive image. 

 

 


