PARADIGM DESIGN

Redevelopment of the Former Kmart Shopping Center
3530 Henry Street, Norton Shores, Mi
April 1, 2019

OVERVIEW -

This project involves redevelopment of the former Kmart property that fronts the east
side of Henry Street, between Norton Avenue and Seminole Road. The site is
approximately 16 acres. In addition to the Henry Street frontage, the property benefits
from 30 feet of frontage on Seminole Road that provides access to the site, as well as
ingress and egress easements to Norton Avenue. Various easements exist for ingress
and egress across the site.

The property is currently zoned Planned Unit Development.

Structures on the site include the 105,733 sf former Kmart store with attached 32,500 sf
retail suites at the north end of the store, a 32,416 sf freestanding retail building housing
“Toast ‘N Jams”, and a cell phone tower.

RD Management is the owner of the existing site and will retain ownership of two
parcels. A third parcel will be sold to Trinity Health. A telecommunication facility license
agreement is in place for the cell tower and will remain.

The existing site is served by city water, city sanitary and storm sewers, gas, electric
and telephone utilities. Currently, the site is over 95% impervious surfaces.

Bus stops exist at the Henry Street/Norton Avenue intersection as well as at the south
drive to the project site. There are currently no sidewalks along the east side of Henry.

REQUESTED ACTION —

The request is for approval of a Special Use Permit within the existing Planned Unit
Development, land division to create three total parcels, and site plan approval for two
of the parcels. The parcel currently occupied by the freestanding retail building will
receive no improvements beyond the addition of sidewalk along Henry Street.

SITE IMPROVEMENTS -

A central storm water basin will be developed to provide water quality and flood control
capacity management for all three properties on the existing site. The amount of
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impervious surface on the residential and medical office sites will be reduced
significantly — from about 95% to about 65%. The basin will be approximately 4.5 feet
deep with sides sloped at 1v to 3h. The top edge will gently undulate and be
landscaped to give a more natural appearance. The bottom of the basin will be
designed as a meadow with a mix of wildflower and wetland seed mix.

To facilitate pedestrian access to and from the various parcels and uses in the
community, sidewalks will be installed across the entire Henry Street frontage and into
the project site. This will facilitate access between the proposed uses on the project site
and neighboring retail, services, and restaurants, as well as the wider community via
public transportation. Currently, there are bus stops at the Henry Street/Norton Avenue
intersection and at the south west corner of the project site.

Sidewalks along Henry Street and across the project site will be enhanced with
landscape beds, shade trees, tables, and benches to serve as streetscape amenities
and pedestrian gateways to Trinity Health and the residential development beyond.
Interior walks on the Trinity Health site will be wider to encourage their use as part of
Trinity’s employee wellness program. They will be landscaped and equipped with site
amenities to encourage Trinity Health employees as well as neighboring residents and
employees to use the walks and site amenities. Trinity sees this network of walks and
site amenities as creating an active campus, getting people out doors to decompress,
exercise, and simply walk between all the various destinations in the area.

The residential site already benefits from mature landscaping trees along the north, east
and south property lines. This will be supplemented with understory trees, landscape
plantings, and decorative fencing.

PARCELS -

RESIDENTIAL PARCEL - The parcel that is currently occupied by the Kmart building
has 30’ of frontage on and direct access to Seminole Road. It also benefits from an
easement for ingress and egress to Norton Avenue. The drive from Seminole is
planned as the primary access point and the parcel will be signed accordingly.

The existing Kmart building will be razed and replaced by five, three story residential
buildings, providing a total of 126 one- and two-bedroom units, plus a pool and
community building that will also house the manager’s office. The exterior building
materials are planned as stone and vinyl siding, with asphalt shingles.

A fenced dog park and playground are among the amenities being considered.

238 parking spaces are proposed, yielding 1.89 spaces per unit. Carports are proposed
for most of the parking spots. They are proposed to be enclosed at the front and sides.
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If they are enclosed, the result is an 8 landscape buffer adjacent the carports on the
south and west property lines. That does not negatively impact the ability to provide
landscape screening. Landscape plantings and decorative fencing will supplement the
existing mature trees that exist on three sides of the property.

RETAIL PARCEL - The parcel that is currently occupied by the retail center has
frontage on Henry Street and will have direct access at the existing curb cut just south
of the building.

No improvements are currently planned for this parcel. The only work will be new
sidewalk across the Henry Street frontage and work necessitated by improvements on
the two adjacent parcels.

The parking layout will remain largely unchanged, with minor adjustments due to the
adjacent developments. 145 parking spaces will remain yielding 1 space per 223 sf.

MEDICAL OFFICE PARCEL - The third parcel is currently paved parking and occupies
the remaining Henry Street frontage. This site will access Henry Street directly at the
existing curb cut at the southwest corner of the parcel and will also benefit from an
easement to Seminole Road.

The parcel will be occupied by a two-story medical office building providing a full
spectrum of care, including urgent care, physical therapy, a lab, pharmacy with drive up,
and doctor’s offices. The building exterior consists of extensive glass curtain wall
systems and brick, with aluminum composite panels and siding as accents. Roof top
mechanical equipment will be screened.

Trinity Health facilities require parking at a ratio of approximately 1 space per 150sf.
The ordinance calls for 1 space per 200sf, plus 1 per employee, totaling 335 spaces.
292 spaces are proposed, for a ratio of 1 per 140sf.

Clearly defined access, circulation, and wayfinding is key for older clientele and the
urgent care component. That drove a lot of the decision on siting and orientation of the
building toward the south access drive.

Extensive landscaping and street amenities will be provided to screen the parking from
the street, while emphasizing the campus’s connection to the community. Trees,
benches, and landscape beds along Henry Street will call attention to the site access
points, create a sense of place, and welcome the community onto the site.

STUDIES

TRAFFIC - Since existing drives will be used for ingress and egress to the sites, a traffic
study was not required.

creating success
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HYDROGRAPHICAL INFORMATION - This property is classified as “Zone X — Area of
Minimal Flood Hazard” on the FEMA Flood Insurance Resource Map. The U.S.
National Fish and Wildlife Service National Wetlands Inventory map shows no wetlands
on the property. Soil borings on a nearby site show ground water at approximately 617'.
The finished floor elevation of the existing retail center is 625.56".

SOIL TYPES - Geotechnical studies have not yet been completed. The USDA Natural
Resource Conservation Service Web Soil Survey classifies the majority of the site as
“Urban land, sandy.” Soil borings on a nearby site show sand to a depth of 8’ to 16’
underlain by clay.

UTILITIES -

STORMWATER - The site is currently 95% impervious surface and will be improved to
about 65% impervious surface. All stormwater from the two parcels being redeveloped
will be directed to a central storm water basin. The basin is sized to eventually take the
stormwater from the retail parcel when that is redeveloped. Storm water quality will be
managed in the basin before being released at a controlled rate to an existing storm
water main in Henry Street.

We had a preliminary meeting with the Muskegon County Drain Commissioner. She
has reviewed our concept plan and supports our approach for managing the storm
water.

SANITARY SEWER - Sanitary sewer for the residential site will make use of the
existing sewer lateral south of the retail building, which ties into a manhole just outside
the Henry Street right of way. The Medical office will tie into the same manhole.

WATER - It is anticipated that the residential and retail project will make use of the
watermain loop from Seminole Road, running behind the Kmart and retail center, then
out to Henry Street. The Medical use will need to tap the existing main in Henry Street.
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