
 

 

 

 

MEMORANDUM 

 

 

Max Nykerk, of Lakewood Construction, Inc., on behalf of AMK Holdings, LLC, is requesting to 

rezone the following three parcels shown in Table 1, from R-3, Neighborhood Conservation to 

R-4, Harbor Residential.  The purpose of this memorandum is to review the rezoning request 

pursuant to Article 28, Amendments, of the City of the Village of Douglas Zoning Ordinance. 

 

Background and Request.  The parcel located at 57 Chestnut contains a two-story home and 

has been used as a rental property for several years.  The parcel located at 69 Washington is 

vacant, and 67 Washington is occupied by “the red barn”, which is currently empty. The parcels 

at 27 and 31 Water Street and 62 Chestnut Street are also under the 

same ownership as the subject parcels.   

To: City of The Village of Douglas Planning Commission 

Date: March 8, 2024 

From: Tricia Anderson, AICP 

RE: 

57 Chestnut St., 69 Washington St., and 67 Washington St. – Rezone 

Request from R-3, Neighborhood Conservation District to R-4, Harbor 

Residential   

Address Parcel # Acreage 
Square 

Feet 
Legal description 

57 Chestnut Street 59-100-003-00 .15 6,534 LOT 3 DOUGLAS PLAT 

69 Washington Street 59-100-004-00 .22 9,583.2 

LOT 4 & N 34 FT LOT 5 DOUGLAS PLAT 

ALSO THAT PT OF THE PUBLIC ALLEY 

LOCATED BETWEEN WALL ST & 

CHESTNUT ST FROM THE E LIN OF 

WASHINGTON ST TO THE W LIN OF 

WATER ST; A DISTANCE OF ONE BLOCK 

SEC 16 T3N R16W 

 

67 Washington Street 59-100-005-00 .25 10,890 
LOT 5 EX N 34 FT & LOT 6 DOUGLAS 

PLAT. 

Table 1 – Subject Parcel Information  

Kalamazoo Lake 
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We have had several pre-

application conferences with 

the applicant to discuss the 

project, and the City’s 

procedures for the review of 

development proposals and 

rezoning requests, permitted 

land uses in residential 

districts, and future land uses 

as laid out in the City’s Master 

Plan. The application 

narrative indicates that the 

applicant is seeking to build a 

multifamily development 

within a single building on the 

rezoned parcels.  These 

parcels would be provided 

access to the lake through 27 

Water Street, which would be 

developed with additional 

amenities such as a pier with 

private boat slips on 

Kalamazoo Lake and a swimming pool. In our pre-application conferences, we explored the 

potential for developing the property as a PUD due to the uniqueness of the described overall 

development plan.  This could include all the parcels under the owner’s control in this area, 

however, these parcels would not meet the required 2-acre minimum size for a PUD.  We also 

discussed the possibility of vacating Water Street from Wall Street to Chestnut, and Chesnut 

from Water Street to Washington, to further facilitate the development.  However, the applicant 

indicated that they were not interested in pursuing street vacation and have therefore limited the 

request to only include the three parcels outlined in red in Figure 1.  

Pprocedure.  The Planning Commission is tasked with reviewing the request to rezone the 

subject parcels and making a recommendation to the City Council to approve, deny, or table the 

request.  If the City Council approves the rezoning request, the applicant can then apply for the 

proposed development. At this stage, a site plan is not required to be submitted in conjunction 

with the request to rezone the property; however, the longer-term plans for the property and the 

context surrounding the application may impact the Planning Commission's thinking as it 

evaluates the request. 

The applicant has submitted a narrative that describes a multifamily project and some of the 

uses that are planned on the parcels under common ownership, but this should not be 

considered binding, should the rezoning be approved.   

Figure 1 – Parcels under common ownership.  Parcels outlined in blue are 
the subject parcels proposed for rezoning.  Parcels outlined in red are 
owned by AMK Holdings and part of the overall conceptual development 
plan. 



 

City of Douglas Planning Commission - March 5, 2024                                                          Page 3 of 10 

 
 

Review.  Section 28.05 outlines the required information that must be submitted by the 

petitioner.  We have determined that the application is complete, thus, we have reviewed and 

considered the factors listed in Section 28.06, Planning Commission Recommendations.  These 

factors are listed below, along with our analysis of each. 

1. In reviewing any application for an amendment to this Ordinance, the Planning 

Commission shall identify and evaluate all factors relevant to the application and shall 

report its findings in full along with its recommendations for disposition of the application, 

to the City Council within a reasonable period. The matters to be considered by the 

Planning Commission shall include, but shall not be limited to the following:  

 

a. What, if any, identifiable conditions related to the application have changed 

since the existing zoning district was established that justify the proposed 

amendment?  

 
Remarks:  In the response to this question on the rezoning application, the applicant 

cites the dates of adoption of the zoning map and the future land use map in the 

2016 Master Plan.  While the Zoning map was updated in 2014, and this is the 

official zoning map for the City, the R-3, Neighborhood Conservation district was not 

established or created in 2014. The 1998 zoning map depicts the subject parcels and 

surrounding area as R-3, so we know that it’s been R-3 since at least 1998.   

 

The proposed rezoning from R-3 to R-4 may be viewed as a step in the right 

direction as it relates to combating the housing shortage since the R-4 district allows 

multifamily developments as a special land use.  A multifamily development would 

add to the housing stock and may be more affordable than single-family. However, 

as explained in Factor e. below, the rezoning request requires that the Planning 

Commission consider the range of land uses that would be permitted in R-4, since 

the straight rezone to R-4 is not required to be tied to a site plan that must later be 

adhered to, and there is no guarantee that the property owner will pursue a 

multifamily development.  Further, a rezoning to Harbor Residential may not make 

sense for property that does not have any water frontage, particularly since there is 

no guarantee that the other property owned by the applicant would be incorporated 

into a cohesive project that aligns with the purpose and intent of the R-4 district.  

 

The Planning Commission will need to determine if the changes that have occurred 

within the community since the earliest known establishment of the R-3 zoning 

district (1998) would warrant the rezone from R-3 to R-4.   

 

b. What are the precedents and the possible effects of such precedents that 

might result from the approval or denial of the petition?  
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Remarks:  Factor f. below describes in greater detail the importance of using the 

City’s Master Plans as policy guides for making decisions on rezoning requests.  The 

Future Land Use chapter in the Master Plan contains a zoning plan, which provides 

guidance on compatible zoning districts for each future land use designation.  Figure 

2 provides the future land use (FLU) designation and zoning plan recommendation 

for the subject parcels. The 2016 Master Plan designates the subject parcels as 

urban residential and the associated zoning plan names R-2 as the primary 

compatible zoning district and C-1 as the potentially compatible zoning district. The 

parcels located at 27 and 31 Water Street are FLU-designated as waterfront 

residential which does align with the primary compatible zoning district of R-4, 

however, they are not included in the rezoning request, and the City does not have 

reasonable assurance that they will be tied to any future development of the subject 

Figure 2 – 2016 Master Plan, Future Land Use Map and Zoning Plan  
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parcels.  The waterfront parcels are shallow, in the floodplain and may contain 

wetlands, so they could be nearly unbuildable without variances. Even if they were 

totally unencumbered by these factors, it would be inadvisable to develop the 

property with the amenities envisioned by the applicant without any assurance that 

they will be used for the multi-family project over the long term. If they were included 

in the rezoning request along with the subject parcels and somehow tied to their 

future development, the perception of whether the request may be viewed as “spot 

zoning” would perhaps be diminished.  

 

This factor asks the Planning Commission to determine whether a precedent would 

be set by the approval of the zoning from R-3 to R-4.  The Planning Commission 

may wish to consider whether the approval of a rezone to R-4 without the alignment 

of the FLU designation and the recommendations of the zoning plan, or the fact that 

no other parcels in the vicinity are zoned R-4, would risk setting a precedent of “spot 

zoning”.   

 

c. What is the impact of the amendment on the ability of the City and other 

governmental agencies to provide adequate public services and facilities, 

and/or programs that might reasonably be required in the future if the 

proposed amendment is adopted?  

 

Remarks:  The amendment is not anticipated to negatively impact the City’s ability to 

provide utilities or other public services such as fire and police services.  It should be 

noted that Water Street is a sub-standard public street and was not included in the 

inventory of roads marked for improvements in the most recent rounds of road 

improvements within the City.  Further detail is provided in Factor e. regarding the 

range of uses that would be permitted in the R-4 zoning district.  The width of the 

road should be taken into consideration as it relates to some of the uses that are 

permitted by right, and whether its substandard width would be problematic in 

supporting those land uses.   

 

d. Does the petitioned district change adversely affect environmental conditions 

or the rights of a neighboring property owner?  

 

Remarks:  The neighborhood contains a mix of historic and modern homes. Many 

have a view of Wade’s Bayou and Kalamazoo Lake. The R-4 district is intended “to 

preserve the visual integrity of the District including the preservation of important 

harbor views”. This intent is further supported by the height restrictions in Article 7, 

Harbor Residential District, for buildings constructed within 150’ of the water’s edge.  

Regardless of the zoning district, the “rights” to the view are only perceived, as the 

Zoning Ordinance does not contain provisions for required view preservation.  
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Therefore, we do not believe that any rights of neighboring property owners would be 

infringed upon with the approval of the rezone.   

 

The range of uses must be considered when determining whether any adverse 

effects, such as environmental, would be anticipated.  Because the properties do not 

have frontage on the water, a marina (which involves dredging), would not be a 

feasible land use on the subject parcels. It should be noted that a minor marina is 

permitted in the current R-3 zoning district. We do not foresee any adverse effects on 

the environment as a result of a rezoning.   

 

e. Is the class of uses permitted in the district appropriate for  

the location proposed to be rezoned? 

 

Remarks.  Figures 4 and 5 provide the uses that are permitted by right and 

permitted by special land use approval in R-4 and R-3, respectively.  The range of 

land uses permitted in R-4 comes with a range of intensity, with the more intense 

uses being permitted only with special land use approval.  The zoning plan from the 

2016 Master Plan, as shown in Figure 2, indicates the compatible and potentially 

compatible zoning districts for parcels with a future land use designation of urban 

residential.  The potentially compatible zoning district listed is C-1, which would allow 

similarly intense land uses as R-4 and could be considered in a rezoning request of 

any R-3 zoned parcels.   

 

The Planning Commission must determine whether any of the uses in the R-4 zoning 

district are not appropriate for this particular location.  

Figure 3 – Area views of Kalamazoo Lake 
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Figure 4 –  Section 7.02, District Summary:  
Uses Permitted by Right and by Special Land 
Use in R-4, Harbor Residential. 

Figure 5 – Section 6.02 District Summary: Uses 
Permitted by Right and by Special Land Use in R-
3, Neighborhood Conservation District 



 

City of Douglas Planning Commission - March 5, 2024                                                          Page 8 of 10 

 
 

f. Does the petitioned district change generally comply with the Tri-Community 

Comprehensive Plan or a subsequent document that guides land use and 

development decisions in the City of the Village of Douglas?  

 
Remarks:  The Planning Commission should take into consideration the goals and 

vision of the 2016 Master Plan.  As noted in previous sections of this memorandum, 

the Master Plan guides as it relates to land use decisions.  The proposed R-4 zoning 

district does not align with the zoning plan, however, the Planning Commission does 

have the discretion and authority to recommend approval on a rezone that does not 

align exactly with the zoning plan, particularly when property directly adjacent to the 

subject properties are within a compatible future land use designation.  

 

The Future Land Use map and zoning plan are not the only areas within the Master 

Plan that the Planning Commission should consider. The text that describes the 

future land use designation is also valuable in aiding in the decision-making process.   

 

 

g. What is the ability of the property in question to be put to a reasonable 

economic use in the zoning district in which it is presently located?  

 

Remarks:  This factor asks the Planning Commission to consider whether the 

subject parcels can be reasonably used as zoned and whether those uses would be 

of economic value.  A single-family home is a permitted use and has economic 
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value.  The applicant’s response to this factor seems to point to the financial 

feasibility of the subject parcels being developed under R-3 zoning stating that, “the 

number of units allowed would not support the costs of development.” Economic 

value and financial return, while related, have different meanings in the context of a 

rezoning request. Economic value considers a wider range of variables, one of them 

being financial return, as it relates to the benefits to the community, potential 

environmental impacts, and the priorities of the community.  Financial return relates 

primarily to the profitability of an investment, not necessarily tied to the same 

community-specific variables that economic value is.   

 

We would consider the subject parcels capable of supporting a reasonable economic 

use under the current R-3 zoning district.   

 

Final Thoughts.  This rezoning request is somewhat tricky.  While the City would like to see 

improvements in this area, we are concerned that absent a comprehensive plan to develop the 

land owned by the applicant, there is no guarantee that the land will be developed in a 

thoughtful, cohesive manner.  While the applicant’s conceptual plans for land uses on the group 

of parcels under common ownership sound appealing, the City does not have any reasonable 

assurance that these ideas will come to fruition. Factors can change.  The land could be sold.  

Other plans may become more attractive. Without somewhat of a “master plan” for the 

remainder we are hard-pressed to recommend the approval of the rezoning as presented. The 

applicant has indicated that the subject parcels would be proposed for a multifamily 

development that has access to the waterfront through the Water Street parcels, where a 

swimming pool, dock and private boat slips, and other private amenities for the residential 

development.  In order for all these pieces to come together, several other approvals would 

need to be sought, all with specific requirements and standards that must be met. Seeking 

these approvals in a disconnected and uncoordinated manner offers no benefits and invites 

future complications for the City. 

The Planning Commission has made favorable recommendations in the past on rezoning 

proposals for a zoning district that does not align with the primary compatible zoning district as 

recommended in the Master Plan’s zoning plan.  However, those decisions were made with all 

variables being taken into consideration and with a desire to see positive change in a specific 

area within the City.  As a reminder, the Master Plan is a guide that sets policies for future uses, 

residential and non-residential growth, and preservation of uses and lands within the City.  It is 

not a law, which means that the Planning Commission has some discretionary authority as it 

relates to making decisions on rezoning requests.   

We have expressed our general support for the conceptual development ideas that the 

applicant has conveyed to us.  Unfortunately, in a rezoning request for three of the parcels that 

are not assuredly connected to the other parcels under common ownership in a unified 

development plan, we would rely on the Planning Commission’s determination of whether the 
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rezoning standards are met. Given the totality of the information presented, we are not 

convinced that they are.  

Recommendation.  At the March 14th, 2024 meeting, the Planning Commission should 

carefully consider the comments expressed by the public, the applicant, and fellow 

Commissioners in making its decision on a recommendation to the City Council for the request 

to rezone the subject parcels located at 57 Chestnut St., 69 Washington St., and 67 Washington 

St. from R-3, Neighborhood Conservation District to R-4, Harbor Residential district.  We 

recommend that the Planning Commission rely on the findings stated in this report, along with 

other factors deemed relevant in its decision to forward a recommendation to the City Council.  

It should be noted that, procedurally, the applicant has the right to move forward with the first 

and second reading of the rezoning request at the City Council, even if the recommendation 

made by the Planning Commission is not favorable.   

As always, please feel free to contact us with any questions or comments.  
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ARTICLE 7: 

R-4 HARBOR RESIDENTIAL DISTRICT 
 

Section 7.01 Intent 
 
It is the intent of the R-4 Harbor Residential District to provide for residential development densities and 
uses consistent with the Tri Community Comprehensive Plan and the character of the area. The R-4 
District is intended to provide higher density housing opportunities in close association with the City's 
harbor area while also permitting limited nonresidential land uses, which are fundamental components 
of the harbor area and which play significant roles in supporting the desired character of the harbor area 
and its residential neighborhoods. It is the intent of this District to stabilize, protect, and encourage the 
residential character of the District, prohibit activities not compatible with the current and future 
intended harbor character, and preserve the visual integrity of the District including the preservation of 
important harbor views. It is further intended that new buildings be aesthetically compatible in design 
and appearance with the general character of buildings in this district. 
 
The R-4 Harbor Residential District is intended to implement the planned residential 
and recreational character of the City's harbor area as presented in the TriCommunity 
Comprehensive Plan. 
 

Section 7.02 District Summary 
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Section 7.03 Notes 

 
A. Shoreline Structures (Exclusive of Single Family Dwellings): Any portion of a building or 

structure, exclusive of one family dwellings, constructed or established within 150 feet of the 
shore or bulkhead, as defined under Chapter 62 of the General Ordinances of the City of the 
Village of Douglas, shall not exceed a maximum height of twenty-four (24) feet. Maximum 
height is to be measured from finished grade to the highest point of the roof structure. All 
construction within 150 feet of a shoreline or the river's edge shall be subject to the standards 
of the Waterfront Construction Ordinance (Chapter 151 of the Douglas Code of Ordinances) 



62 
 

B. Multiple Family structures and related uses and structures shall be designed in accordance with 
the standards of Section 26.24 of this ordinance as well as the City of Douglas Design Guidelines 
for Multi-Family Development. 

C. Multiple Family Building and Court Dimensions 
 

1. The front and rear of the multiple family building shall be considered to be the faces 
along the longest dimension of said building or the front of the multiple building shall be 
considered to be the direction indicated on the drawings by the designer provided ii is 
not inconsistent with the floor plan of the individual unit; and the side of the multiple 
family building shall be considered to be the face along the narrowest side of said 
building. 

2. No multiple family building shall exceed one hundred twenty (120) feet in length along 
any one face of the building. 

3. Any court shall have a width equal to not less than fifty (50) feet for the front yard and 
sixty (60) feet for the rear yard. The depth of any court shall not be greater than three 
(3) times the width. 

D. Each multi-family dwelling unit shall contain the same minimum total floor area as two-family 
dwellings (listed above) except for efficiency/studio units which shall have a minimum of four 
hundred (400) square feet. 

E. Multiple family dwellings shall not exceed a density of six (6) dwelling unit per buildable area on 
the site. Buildable area is defined as that area of the site exclusive of right-of-way, wetlands, 
floodplain, steep slopes (over 20%), or other areas of the site rendered unbuildable due to 
environmental conditions. 

F. The distance between buildings shall be a minimum of thirty (30) feet. 

  



HOUSING HOUSING 
AND AND 

NEIGHBORHOODSNEIGHBORHOODS



35Community Elements

Existing Conditions
L a k e

M i c h i g a n

K a l a m a z o o  L a k e

Wiley

Center

Fe
rr

y

U
ni

on

68
th

Bl
ue

 S
ta

r

M
ai

n

W
at

er

S 
I 1

96

129th

N I 1
96

70
th

H
am

ilt
on

Randolph2nd

Campbell

La
ke

sh
or

e

3rd

Sp
rin

g

M
ay

M
ix

er W
as

hi
ng

to
n

Am
ity

Crest

Sc
hu

ltz
 P

ar
k

South

66
th

Pa
rk

Golfview

Freemont

Riverview

Ea
st

M
cV

ea

Saint Peters

Lawn

Ba
yo

u

W
ild

er
ne

ss
 R

id
ge

Pe
ac

h
C

he
st

nu
t

Am
be

r

Blue Spruce

El
lis

Su
m

m
er

 G
ro

ve

White Pine

W
hi

tti
er

Freemont

L a k e

M i c h i g a n

K a l a m a z o o  L a k e

Wiley

Center

Fe
rr

y

U
ni

on

68
th

Bl
ue

 S
ta

r

M
ai

n

W
at

er

S 
I 1

96

129th

N I 1
96

70
th

H
am

ilt
on

Randolph2nd

Campbell

La
ke

sh
or

e

3rd

Sp
rin

g

M
ay

M
ix

er W
as

hi
ng

to
n

Am
ity

Crest

Sc
hu

ltz
 P

ar
k

South

66
th

Pa
rk

Golfview

Freemont

Riverview

Ea
st

M
cV

ea

Saint Peters

Lawn

Ba
yo

u

W
ild

er
ne

ss
 R

id
ge

Pe
ac

h
C

he
st

nu
t

Am
be

r

Blue Spruce

El
lis

Su
m

m
er

 G
ro

ve

White Pine
W

hi
tti

er

Freemont

There is an underlying need for more year-round 
residents to support strong neighborhoods, schools 
and a robust economy. Existing neighborhood 
character types range from high density single-family 
development, medium density residential in some 
of the older residential districts downtown, and low 
density, primarily seasonal homes along the waterfront. 
Residents see the potential of the Miro Property to 
accomplish a variety of housing goals, including mixed 
housing types of condos/stacked flats, live/work space, 
mixed use, rowhouses and single-family detached 
units. 

The maps shown at right display the current and potential 
build-out  densities of residential areas. The map at top shows 
displays current residential density, while the map at right shows 
the capacity of full build out, based upon the Douglas Zoning 
Ordinance.  High density residential zoning districts are shown in 
dark orange, medium density is shown in orange and low density 
is shown as yellow. 

BUILT OUT 
RESIDENTIAL 

DENSITY

EXISTING
RESIDENTIAL 

DENSITY

* Areas shown in gray are non-residential 

Low Density Residential

Medium Density Residential

High Density Residential
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Existing Conditions

While home types in the region vary, single family 
detached housing is the most prominent in the region. 

In the west portion of the city, land uses consist 
primarily of large lot residential housing. In areas 
closer to downtown, home types consist of small lot 
single family residential and duplex housing.  

• Low Density Residential (examples at top-right) 
is characterized by large lot, single family homes 
located primarily west of downtown and along the 
Lake Michigan waterfront 

• Medium Density Residential (examples at middle-
right) is characterized by midsize lot, single family 
homes and duplex homes located in close proximity 
to downtown and near the Kalamazoo Lake 
waterfront. A number of these lots include accessory 
units behind the principle living units. 

• High Density Residential (example at bottom-right) 
is characterized by multifamily apartment units, 
lofts, live-work units and condominium units located 
primarily downtown along Center Street. 
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Strategic Direction

HOUSING AND NEIGHBORHOODS
Create inclusive and inviting residential areas 
for seasonal and permanent homeowners and 
renters. 

• We value connected, walkable, 
neighborhoods that feature a variety of 
housing types. 

• We value people of all ages, backgrounds 
and lifestyles who wish to reside in our 
community.

• We seek to build our community through 
strong neighborhoods reflecting a diversity of 
housings types and opportunities for all.

• We value parks and recreation amenities, 
located within close proximity to 
neighborhoods, and connected to those 
neighborhoods via bike trails and sidewalks. 

Community Values
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Goal 1

Douglas will facilitate the 

development of a diversity of housing 

types to meet the needs of current 

and projected future populations.

Objectives
1. Integrate mixed-use live/work spaces into 

existing buildings in Downtown Douglas, 
provided that ground floor uses remain 
active. 

2. Ensure that owner-occupied and rental 
housing is available and affordable in new 
master-planned development projects. 

3. Encourage housing communities for “aging 
in place” and housing communities that 
are LGBTQ+ friendly, featuring a range of 
lifestyle amenities.

4. Ensure housing stock is inclusive of all 
age groups and attractive to the younger 
demographic. 

5. Amend the non-conforming section of the 
zoning ordinance to allow rebuilding on 
existing footprint as administrative approval. 
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Goal 2

Douglas will diversify its housing 

stock to encourage more people to 

seek long term, permanent residency 

within the City. 

Objectives
1. Explore opportunities for a senior housing 

complex featuring services and amenities 
geared towards active adults including: 
recreation, arts and health services, along 
with banking, shopping and other service-
based industries. 

2. Allow accessory dwelling units by right in R-1, 
R-2 and R-4 zoning districts. 

3. Facilitate infill housing through density 
standards and unit size allowances. 

4. Ensure existing housing stock is adequately 
served by utilities, and water pressure 
is sufficient to maintain public safety 
requirements. 

5. Allow for “missing middle” housing types 
within walking distance to the city center 
and Douglas Elementary school to facilitate 
walkability. 
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Goal 3

Douglas will be a connected 

community through safe off-

street walking and biking facilities 

and through the provision and 

maintenance of parks and recreation 

facilities. 

Objectives
1. Require sidewalks for all new development 

within the City. 

2. Consider a sidewalk installation and 
maintenance strategy for streets within 
½-mile of downtown Douglas and Douglas 
Elementary School. 

3. Complete the Beach to Bayou trail and Blue 
Star Highway pathway. 

4. Enhance Washington Street to accommodate 
a marked pedestrian route from Downtown 
Douglas/Center Street north to Blue Star 
Highway. 

5. Continue to invest in and maintain parks and 
recreation facilities.  



WATERFRONTWATERFRONT
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Existing Conditions The map shown shows all lakefront property 
in the City of Douglas by parcel layer. The 
majority of the parcels shown along the 
waterfront are private, with the exception of 
Douglas Beach on Lake Michigan and Wade’s 
Bayou Park, Veterans Park and Shultz Park on 
Kalamazoo Lake (shown as pink dots). 

It is most likely that public property can 
be acquired and eventually developed for 
commercial waterfront used in the area 
marked in pink along Kalamazoo Lake, while 
more passive recreation uses are desired in 
the areas marked by green, along Douglas 
Harbor. 

Parcel Location 

L a k e

M i c h i g a n

K a l a m a z o o  L a k e

Douglas thrives as a Lake Michigan coastal community, and also has ample shoreline 
along Kalamazoo Lake; however, both water bodies are heavily privatized. There is a 
strong desire for more opportunities to connect Douglas residents and visitors with new 
waterfront public spaces to relax, recreate and enjoy. 

Wade’s Bayou Park / Shultz Park

Kalamazoo Lake / Veteran’s Park

Lake Michigan / Douglas Beach
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Strategic Direction
THE WATERFRONT
Incorporate mixed-use development with public 
and private spaces to create a dynamic, user-
friendly waterfront. 

• We value our waterfront resources and seek 
to preserve their natural beauty while fully 
utilizing their presence for transportation, 
recreation, economic sustainability and 
tourism. 

• We value public spaces where people can 
enjoy the natural surroundings that Douglas 
has to offer.

• We value the consideration and thought that 
goes into our land use and water resource 
decisions, and encourage transparent 
dialogue to occur around our community’s 
decisions impacting the waterfront.

Community Values
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Goal 1

Douglas will enable balanced 

preservation, enhancement and 

redevelopment of the waterfront for 

business, housing and recreational 

uses.

Objectives
1. Preserve views and access to the waterfront.

2. Allow a mix of medium density commercial 
and residential development on North 
Kalamazoo Harbor integrated with public 
space and access to the waterfront.

3. Re-envision Douglas Harbor by improving 
the entry through signage and landscaping, 
enhance parking by designating spaces and 
using pervious paving materials, build a 
focal point at the terminus of Center Street 
and connect the Bayou other community 
parks and public spaces through a waterfront 
perimeter trail. 

4. Maintain the quiet, non-motorized recreation 
use of South Kalamazoo Harbor and 
Veteran’s Park by encouraging passive 
recreation such as fishing docks, picnicking, 
public boat docks and kayak/canoe boat 
launches.
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Goal 2

Douglas will require the provision of 

public spaces and public access to the 

North Kalamazoo Harbor and along 

Douglas Harbor as conditions of 

potential future redevelopment.

Objectives
1. Treat the waterfront as a public frontage, 

requiring public access easements and trail 
(or boardwalk) with any new development or 
redevelopment project. 

2. Enhance the public parking area adjacent 
to the Blue Star Highway underpass at 
Washington as a community gathering space 
for access to the water through underpass 
lighting, seating, landscaping and pervious 
paving. 
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Goal 3

Douglas will focus on the 

environmental remediation of the 

waterfront and protect the shore for 

passive recreation uses.

Objectives
1. Douglas will utilize a thoughtful mix of public 

and private investment to generate long term 
sustainable revenues and funding sources 
to address environmental remediation, 
dredging and expansion of public access to 
the waterfront.
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Waterfront Plan
In 2008 the Kalamazoo Lake Harbor Authority Harbor 
Committee was formed, consisting of local leaders in 
Douglas and Saugatuck, and charged with the task of 
reviewing, evaluating and making recommendations 
regarding possible harbor dredging and maintenance 
issues, as well as what actions could be taken to fund 
these activities.

Edgewater Resources has been working with the 
Harbor Committee since 2011 on identifying cost 
effective strategies for long term harbor maintenance, 
and was asked to work with Douglas to prepare a 
Waterfront Master Plan for all waterfront properties and 
key adjacent parcels within the City limits.

The primary purpose of the effort was to work with the 
community, through a series of stakeholder workshops 
to identify a financially viable strategy to achieve the 
community’s goals of expanded public waterfront, 
economic development and a viable long-term funding 
source for harbor maintenance.   

The goal of the Master Plan is to create a waterfront 
environment that is authentic to the history and 
character of the Douglas community and attracts 
locals and tourists alike through its beauty and unique 
amenities. 

The following objectives were identified:
• Establish a community-supported vision for the 

future of the harbor.
• Ensure consensus with permitting agencies.
• Outline the most cost effective strategy for achieving 

that vision.
• Review funding alternatives for making it happen.

Tasks to Help Achieve Objectives
• Prepare an existing conditions analysis of the 

waterfront.
• Assess existing properties to identify the condition 

and likely lifespan of site features.
• Develop a land use plan, with written descriptions 

of uses and building types that will correlate to a 
future form based code.

• Establish a framework plan outlining alternative 
potential partnership scenarios.

• Outline a range of potential acquisition scenarios, 
including high level assessment of value, 
assessment of economic feasibility and potential 
funding and/or grant strategies.

• Develop an illustrative plan of the waterfront on 
which the future form based code will be based.
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Existing Land Use Map

L a k e
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K a l a m a z o o  L a k e
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Our Douglas Vision establishes desirable land use 
patterns to guide growth in the City for the next 
decade. The future land use plan is a compilation 
of descriptions and recommendations for future 
development and green space preservation. It serves 
as an overall framework for the management and 
regulation of future development and also serves as the 
basis for evaluating rezoning requests.
 
Nine future land use designations have been created 
and represent the future vision of land use in the City. 
Each of the designations are described in detail and 
are organized into one of three land use contexts: 
RESIDENTIAL, COMMERCIAL and INDUSTRIAL.

The most recent aerial photography of the City was 
used in combination with site visits and tours of the 
community to determine the most suitable future land 
use development pattern. Additionally, the locations 
of natural features were considered, along with the 
location of publicly owned lands, parks and nature 
preserves. The Douglas community values is green 
space and parks, and it is anticipated that as the 
community grows, new public parks and open space 
will be provided. 

Finally, the land use vision implements the goals and 
objectives of the five master plan themes of Economic 
Development, Housing and Neighborhoods, People, 
Arts and Culture, Waterfront and Transportation and 
Mobility. 

FUTURE LAND USE
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Future Land Use Map

L a k e

M i c h i g a n

K a l a m a z o o  L a k e

Future Land Use Map
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Residential 

Suburban Residential (up to 4 du/ac)

Intent: To address the need and desire for single-family development in a low 
density suburban pattern. Lakeshore properties should maintain views by having 
generous setbacks and low building heights.  

Desired Building Type:
• Single-family detached house
• Civic buildings (schools, churches, etc.)

Compact Residential (up to 8 du/ac)

Intent: To address the need for walkable, mixed-density and mixed-income 
neighborhoods in close proximity existing commercial corridors. 

Desired Building Types: 
• Single-family detached house
• Two-unit
• Courtyard house
• Townhouse
• Apartment house
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Urban Residential (up to 6 du/ac)

Intent: To address the need for denser housing options that help to protect open 
space by utilizing higher densities while providing a mix of housing for families 
of varying income levels. These uses are typically located just outside of the city 
center.

Desired Building Types: 
• Single-family detached house
• Accessory dwelling units

City Center (up to 15 du/ac)

Intent: To address the desire for an identifiable focal point of the City, and provide 
a walkable mixed-use development pattern where residents from adjacent 
neighborhoods can obtain goods and services as well as provide for a place to 
attract those from outside the City. Upper floor residential is encouraged. 

Desired Building Types: 
• Mixed-use buildings 
• Flex buildings
• Retail buildings 
• Note that active ground floor uses are required for buildings and lots with 

frontage on Center Street  

Residential 
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Waterfront Residential (Density Varies)

Intent: To address single-family and multi-family residential uses which abut 
Kalamazoo Lake and Wade’s Bayou. These uses may also be adjacent to or in 
close proximity to the marina, accommodating single-family residences and 
resort or tourist lodging consistent with the natural, waterfront setting of the 
area. Marina and other waterfront uses may be considered as special land uses. 
Development in these areas will be encouraged to preserve views of the water 
bodies and restricted from disturbing any environmentally-sensitive areas.  

Desired Building Types: 
• Frontage south of Wade’s Bayou, single-family detached
• Frontage along Kalamazoo Lake, single-family, large and small multi-plexes

Residential Mix (up to 10 du/ac)

Intent: To provide goods and services for adjacent neighborhoods and industrial 
areas as well as provide for additional housing opportunities via live-work 
buildings. Residential Mix uses may include small-scale retail, small contractor’s 
offices, eating and drinking establishments, personal service establishments, 
professional and support offices and medical facilities. 

Desired Building Types:
• Single-family detached house  Flex
• Courtyard house    Retail building
• Two-unit
• Live-work
• Townhouse
• Apartment house

Residential 
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Commercial
Corridor Commercial 

Intent: To provide goods and services to meet the needs of the larger Tri-
Community Area, typically located along Blue Star Highway. Parking areas 
should be placed behind new development when possible and buildings shall be 
built out to the street with limited setbacks to encourage the calming of traffic 
and pedestrian safety. Uses may include large-scale retail, eating and drinking 
establishments, personal service establishments, professional and support offices, 
and medical facilities.

Light Industrial

Intent: To provide employment opportunities for area residents as well as 
manufactured goods for the Greater Tri-Community Area. The designation is also 
intended to provide for small-scale industrial activities, research and development 
operations, shipping establishments, offices, business incubators, educational 
institutions, or other similar light industrial uses. Light Industrial areas may include 
retail, eating and drinking establishments, office condominiums, and other such 
uses that may support employment and workers. These uses would best be suited 
for areas along Blue Star Highway in the south portion of the city.

Light Industrial
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Section 33, (2), (d), of the Michigan Planning Enabling 
Act (Act 33 of 2008) requires that Master Plans adopted 
after September 1, 2008 include a Zoning Plan that 
explains how future land use categories in a Plan relate 
to the zoning districts incorporated in a community’s 
Zoning Ordinance. The following table relates to the 
Our Douglas Vision future land use categories with the 
City’s zoning districts.

ZONING PLAN
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Zoning Plan 

Future Land Use Designation Primary Compatible Zoning District(s) Potentially Compatible Zoning District
Suburban Residential R1 R1, R2
Compact Residential R3 R1, R2
Urban Residential R2 C1
City Center C1 None*
Residential Mix R5 C1
Waterfront Residential R4 R5 
Corridor Commercial C2 C1
Light Industrial L1 C2
Existing Parks and Open Space Any Any

* A zoning district which completely supports the vision of these land use categories does not currently exist; and should be included in a future form based 
code. 

Due to the structure of the Zoning Ordinance, the Planning Commission and City Council should pay particular 
attention to any and all uses permitted in a zoning district as well as any uses that may be permitted in a less 
restricted or intense zone.  In all cases, the Zoning Plan shall be applied as a guideline for the Planning Commission 
subject to the appropriate application of the discretionary authority permitted to the Planning Commission and the 
City Council by statutory authority, case law, and good planning practice. Nothing in the Zoning Plan will preclude 
the Planning Commission and the City Council from considering amendments to this Master Plan to better serve the 
public interests of the community.

In considering a request to rezone property in Douglas, the Planning Commission shall consider the future land use 
map and the future land use descriptions provided in this plan. The Zoning Plan table shall be used to evaluate the 
degree to which the proposed rezoning is consistent with this plan, together with an evaluation of the specific request. 
The Planning Commission will also consider whether the proposed site may be reasonably used as it is currently 
zoned, whether the proposed site is an appropriate location for any and all of the land uses that may be permitted 
within the requested zoning district, and any potential detrimental impacts on the surrounding properties that could 
result from the proposed rezoning. 
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February 20, 2024
 
Ms. Tricia Anderson
Planning Department
City of the Village of Douglas
86 W Center Street/PO Box 757
Douglas, MI  49406
 
RE: Water Street – Rezone Application 

Allegan County, Michigan

Dear Ms. Anderson:

Per your conversation with Max Nykerk at Lakewood construction, the application for Re-Zoning 
at 57 Chestnut Street, 69 Washington Street, and 67 Water Street has been revised to a 
proposed zoning district of R-4.  Attached you will find the following documents:

• Application
• Proof of Ownership
• Survey & Legal Description
• Rezone Plan

 If you have any questions or require additional information, please feel free to call me at 
(616) 575-5190 or via email at choyt@nederveld.com.

Sincerely,

Charles Hoyt
Project Manager 



57 Chestnut Street, 69 Washington Street, 67 Washington Street

59-100-003-00, 59-100-004-00, 59-100-005-00 0.15 Ac, 0.22 Ac, 0.25 Ac

R-3 R-4

Residential & Vacant Multi-family Residential Building

AMK Holdings LLC

6971 N Maple Road Saline MI 48176

Max Nykerk Lakewood Construction Inc.

616-392-6923 mnykerk@lakewoodinc.com

11253 James Street Holland MI 49424



The existing zone district (R-3) was established, as shown

on the Zoning Map, on July 16, 2014.  The Future Land Use Map, which identifies this site as "Urban Residential",   

was created by the City of the Village of Douglas Master Plan dated Fall 2016. 

The precedent set by the approval of this application would be that the City of the Village of Douglas

is committed to following the recommendations outlined within the Master Plan.  A denial would set the precedent

that the Master Plan and its proposed Future Land Use is not the guide for growth that it is described to be.

Approval of this rezone request will have little to no impact on the City or any

other governmental body's ability to provide public services.  Public utilities service the site currently and the properties 

are located within a well populated area.

The rezone request will not adversely affect any environmental conditions within the immediate area.

The requested rezone to R-4 allows for permitted uses which are low-impact to the surrounding environment.  The rights

of the neighboring properties are currently similar to those of the R-4 zone district as there are several multi-tenant buildings. 

The current zoning only allows for single family or two family homes on the site.

This limits the economic viability of the site significantly as the number of units allowed would not support the costs

of development. 



Jack Brown

1/29/2024

Max Nykerk

1/30/2024
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SITE PLAN

PROJECT NARRATIVE

AMK Properties has a mission to create a positive impact in the communities where it 
develops real estate by having a ‘people-first’ mentality to transform properties.  
  
They currently own multiple parcels near the Kalamazoo River and have a vision to propose 
an innovative and forward-thinking project.  

AMK Properties is requesting to rezone the parcels at 57 Chestnut Street, 69 Washington 
Street, and 67 Water Street. The (3) parcels all share common lot lines and are proposed to 
be combined. 

The current zoning in this area is predominantly R-3, Neighborhood Conservation Residen-
tial with future land use as urban residential and waterfront residential.  They are proposing 
to rezone the (3) subject parcels to R-4, Harbor Front Residential.  This will, by way of special 
land use, permit the construction of a multi-family residential project.  

The uniqueness about this area is that Water Street currently separates small, 
non-conforming lots along the Kalamazoo River with the parcels proposed to be rezoned.  
Due to the limited size of those parcels, the rezone request was only on the parcels nestled 
between Water Street and Washington.  This was a strategic approach to not rezone the 
non-conforming waterfront parcels as the intent is to preserve the openness, respect the 
waterfront and create recreation and green spaces.  Any potential work on these 
non-conforming lots most likely requires Zoning Board of Appeals approval for a reduction in 
setbacks.  The decision to not rezone these parcels was due to the fact that R-4 increases the 
setbacks from the current R-3, and therefore could be looked at as a self-created hardship.  

In closing, AMK is committed to creating a project that ignites positive change through 
creative problem-solving and an unwavering vision.  We look forward to working with The 
City of The Village of Douglas to create a project that positively impact the neighborhood and 
community.   

N
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CURRENT ZONING:
 
RESIDENTIAL: R3

FUTURE LAND USE: 

URBAN RESIDENTIAL: R2 & C1
WATERFRONT RESIDENTIAL: R4 & R5

EXISTING 
MULTI-FAMILY 
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CURRENT ZONING
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The Title Description and Schedule B items hereon are from Chicago Title, Commitment No. 031201378WTA, dated April 21, 2023.

TITLE INFORMATION

Land Situated in the State of Michigan, County of Allegan, City of Douglas.

PARCEL 1: LOT 2 OF DOUGLAS PLAT, ACCORDING TO THE RECORDED PLAT THEREOF, AS RECORDED IN LIBER 24 OF DEEDS ON PAGE 51,
ALLEGAN COUNTY RECORDS.

PARCEL 2: THAT PART OF LOT 1 OF DOUGLAS PLAT DESCRIBED AS: COMMENCING 7 FEET NORTH OF THE SOUTHWEST CORNER OF SAID LOT
1, THENCE SOUTHEASTERLY TO THE SOUTHEAST CORNER OF SAID LOT 1, THENCE WEST ALONG THE SOUTH LINE OF LOT 1 TO THE
SOUTHWEST CORNER OF SAID LOT 1, THENCE NORTH 7 FEET TO THE PLACE OF BEGINNING, ACCORDING TO THE RECORDED PLAT THEREOF,
AS RECORDED IN LIBER 24 OF DEEDS ON PAGE 51, ALLEGAN COUNTY RECORDS.

PARCEL 3: LOT 7, EXCEPT THE SOUTH 3 1/2 FEET THEREOF, IN GERBER PLAT, ACCORDING TO THE RECORDED PLAT THEREOF, AS RECORDED
IN LIBER 2 OF PLATS ON PAGE 32, ALLEGAN COUNTY RECORDS. THIS PARCEL MAY ALSO BE DECRIBED AS THE NORTH 62.50 FEET OF LOT 7
OF GERBER PLAT.

PARCEL 4: LOT 3 OF DOUGLAS PLAT, ACCORDING TO THE RECORDED PLAT THEREOF, AS RECORDED IN LIBER 24 OF DEEDS ON PAGE 51,
ALLEGAN COUNTY RECORDS.

PARCEL 5: LOT 4 AND THE NORTH 34 FEET OF LOT 5 OF DOUGLAS PLAT, ACCORDING TO THE RECORDED PLAT THEREOF, AS RECORDED IN
LIBER 24 OF DEEDS ON PAGE 51, ALLEGAN COUNTY RECORDS.

PARCEL 5A: LOT 5, EXCEPT THE NORTH 34 FEET AND LOT 6 OF DOUGLAS PLAT, ACCORDING TO THE RECORDED PLAT THEREOF, AS
RECORDED IN LIBER 24 OF DEEDS ON PAGE 51, ALLEGAN COUNTY RECORDS.

PARCEL 6: THE NORTH 1/2 LOT LOT 2, ALL OF LOTS 3, 4, 5, AND THE SOUTH 3 1/2 FEET OF LOT 7 OF GERBER PLAT, ACCORDING TO THE
RECORDED PLAT THEREOF, AS RECORDED IN LIBER 2 OF PLATS ON PAGE 32, ALLEGAN COUNTY RECORDS.

PARCEL 7: THE NORTH 1/2 OF THE FOLLOWING: LOT 6, EXCEPT THE SOUTH 7 FEET THEREOF, OF GERBER PLAT, ACCORDING TO THE
RECORDED PLAT THEREOF, AS RECORDED IN LIBER 2 OF PLATS ON PAGE 32, ALLEGAN COUNTY RECORDS.

TITLE DESCRIPTION

BENCHMARK #1 ELEV. = 583.61 (NAVD88)
NE. corner of 6" steel seawall, located at SE property corner of subject property.

BENCHMARK #107 ELEV. = 592.47 (NAVD88)
RR spike in N.E. face of P. pole (1.0' above grade), located 22' W. of C/L Washington St. and 17' S. of C/L
Chestnut St.
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UTILITY LOCATIONS ARE DERIVED FROM ACTUAL MEASUREMENTS OR
AVAILABLE RECORDS.  THEY SHOULD NOT BE INTERPRETED TO BE
EXACT LOCATIONS NOR SHOULD IT BE ASSUMED THAT THEY ARE THE
ONLY UTILITIES IN THIS AREA.

NOTE:
EXISTING UTILITIES AND SERVICE LINES IDENTIFIED AS "(PLAN)" WERE
OBTAINED FROM AVAILABLE CITY AS-BUILT RECORD DRAWINGS.  THE
CONTRACTOR SHALL VERIFY THE LOCATION, DEPTH AND STATUS OF ALL
UTILITIES AND SERVICE LINES PRIOR TO NEW CONNECTIONS.

Know what's below.
    CALL before you dig.

STRUCTURE INFORMATION

1) Flood Zone Classification:  An examination of the National Flood Insurance Program's Flood Insurance Rate Map for Community Number 26005C,
Panel Number 0164G, with an Effective Date of 06/21/2023, shows this parcel to be located in Zone "X" (area of minimal flood hazard) and Zone
"AE" (100 year floodplain).

2) Source information from plans and markings has been combined with observed evidence of utilities to develop a view of the underground utilities.  However,
lacking excavation, the exact location of underground features cannot be accurately, completely, and reliably depicted.  In addition, in some jurisdictions,
811 or other similar utility locate requests from surveyors may be ignored or result in an incomplete response.  Where additional or more detailed
information is required, the client is advised that excavation may be necessary.

3) Waters edge as plotted and shown hereon was field located on October 16, 2023. The boundary along the waters edge is subject to change due to natural
causes and it may or may not represent the actual location of the limit of title.

4) NOTE TO CONTRACTORS: 3 (THREE) WORKING DAYS BEFORE YOU DIG, CALL MISS DIG AT  TOLL FREE 1-800-482-7171 FOR UTILITY
LOCATIONS ON THE GROUND.

5) RIPARIAN DISCLAIMER:The boundary lines shown hereon do not represent the ownership of any riparian rights, ittoral rights, bottom lands or submerged
land on, beneath or appertaining to the subject property.

6) Apparent gaps exists in the provided legal descriptions. Further deed research is recommended.
7) Gross land area combined = 1.56 Acres.

SURVEYOR'S NOTES
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SCHEDULE B - SECTION II NOTES
Terms, Covenants, and Conditions of Resolution to Vacate Public Alleys as set forth in Liber 2303 on page 903. The resolution described in this
document is shown on this survey.
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WATER STREET
project number: 23201629
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REZONE PLAN

PARCEL 4: LOT 3 OF DOUGLAS PLAT, ACCORDING TO THE RECORDED PLAT THEREOF, AS RECORDED IN
LIBER 24 OF DEEDS ON PAGE 51, ALLEGAN COUNTY RECORDS.

PARCEL 5: LOT 4 AND THE NORTH 34 FEET OF LOT 5 OF DOUGLAS PLAT, ACCORDING TO THE RECORDED
PLAT THEREOF, AS RECORDED IN LIBER 24 OF DEEDS ON PAGE 51, ALLEGAN COUNTY RECORDS.

PARCEL 5A: LOT 5, EXCEPT THE NORTH 34 FEET AND LOT 6 OF DOUGLAS PLAT, ACCORDING TO THE
RECORDED PLAT THEREOF, AS RECORDED IN LIBER 24 OF DEEDS ON PAGE 51, ALLEGAN COUNTY
RECORDS.

LEGAL DESCRIPTION

WASHINGTON STREET
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ZONED R-3
59-300-002-00
27 WATER ST

ZONED R-3
50-300-007-00

31 WATER ST LOT 7

ZONED R-3
59-300-001-00

23 N WATER ST

ZONED R-3
59-100-002-00

62 CHESTNUT ST

ZONED R-3
59-100-029-00

68 N WASHINGTON ST

ZONED R-3
59-100-046-01

70 WASHINGTON ST

ZONED R-3
59-100-007-00

39 N WASHINGTON ST

REZONE TO R-5
(EXISTING ZONE R-3)
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