






 

Agora Flats – Variance Narrative 

 

• Variance requested from zoning ordinance Sec 9.7A 

“R-2A requirements for multi-family dwellings; the principal means of ingress and egress 
to the site is from a street classified as a primary road by the Ottawa County Road 
Commission.” 

• Primary assumption is that this ordinance provision is intended to help prevent 
significant traffic increases on non-primary county roadways due to large scale High 
Density Multifamily Developments.  

• Agora Flats is a Christian non-profit ministry whose goal is to provide affordable self-
sustaining housing for individuals with disabilities. (see brochure) 

• A conditional rezoning to R-2A has been approved by the Holland Township Planning 
Commission. (see attached conditions) 

• Agora Flats is working with Ridge Point Community Church to achieve the goal of 
bringing this much needed housing opportunity to the community.  

Variance Standards 

1. That compliance with the Zoning Ordinance would result in practical difficulties due to 
exceptional, extraordinary, or unique characteristics or conditions of the land or lot of 
record, including but not limited to:  

a. Exceptional narrowness of the width or depth of a lot of record, or an irregular 
shape. 

b. Exceptional natural or topographic features located on the lot of record, such as 
steep slopes, water, existing significant trees, or other unique or extreme physical 
condition of the land.  

c. Extraordinary location of an existing building or structure that allows no other 
practical or feasible location for expansion because of exceptional features of the 
land.  

d. Other exceptional or extraordinary dimensional conditions or characteristic of 
land or lot of record.  
 

This property is unique in several ways: 

- Abuts US I-196 for 1,035 lin.ft. 

- Triangular in shape 

- Long narrow access feature to 104th avenue 

- Existing wetlands in the southerly portion of the property.  

The above conditions result in a relatively small buildable area, 5.2 acres of the total 
7.23 acres of property. The highway adjacency makes traditional single family 
development impractical.  



2. That the unusual circumstances do not apply to most other lots of record in the same 
manner or to the same extent to other lots of record in the same zoning district.  

The unique and unusual circumstances are not found in other R-2A zoned parcels within 
the Township.  

3. That the variance is necessary for the preservation and enjoyment of a substantial 
property right. The possibility of increased financial return shall not of itself be deemed 
sufficient to warrant a variance.  

Agora Flats being a non-profit organization seeks to provide specific housing to an 
underserved segment of the population. Financial sustainability is key to the success of 
the project but financial gain is not a factor in this variance request.   

4. That the granting of the variance will not be of substantial detriment to adjacent and 
nearby land uses and properties.  

The conditional zoning limits the number of units to 50 where the maximum allowed 
under the R-2A zoning would be 7.05 ac x 10.89 units/acre = 77 units. The relatively 
small size of the property and the imposed conditions will limit the traffic generation onto 
104th Avenue.  

Due to the fact that most residents with disabilities will not be driving, the amount of 
traffic generated will be further reduced.  

104th Avenue has several other existing uses which tend to reduce the traffic volumes 
during normal peak hours. (Ridge Point Community Church, Immanual Church, Cortland 
Holland, and Large Flood plain area) 

5. That the applicant shall not have created the problem for which the variance is being 
sought.  

The size, shape and proximity of the parcel to the highway was not created by the 
applicant.  

6. That the granting of the variance will not be contrary to the public interest and that the 
spirit of this ordinance shall be observed, public safety secured, and substantial justice 
done for both the applicant and other property owners in the district.  

Considering the limitations of the property and the imposed conditions of the zoning. The 
spirit and intent of the ordinance is being observed in that traffic generated by the 
proposed development will not negatively impact the existing roadway capacity.  
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LEGAL DESCRIPTION: PP#70-16-36-300-015 (11.68 AC.)
PART OF SW 1/4 COM N 01D 16M 34S W 1020 FT FROM SW SEC
COR, TH N 01D 16N 34S W 300.83 FT, N 89D 54M 29S E 1071.46 FT,
SW'LY 1278.94 FT ALG A 11356.16 FT RAD CURVE TO RT (CHD
BEARS S 36D 45M 04S W 1276.27 FT), N 01D 16M 34S W 726.66 FT,
TH S 88D 43M 26S W 285 FT TO BEG. SEC 36 T5N R15W

Description of Area to be rezoned:
 Part of the SW 1/4, Section 36, T5N, R15W, Holland Township, Ottawa County,
Michigan, described as:  Commencing at the SW corner of Section 36; thence
N01°16'34"W 1020.00 feet along the West line of said SW 1/4 to the PLACE OF
BEGINNING of this description; thence N01°16'34"W 235.00 feet along said
West line; thence N88°43'26"E 100.00 feet; thence S01°16'34"E 136.28 feet to
the South line of the North 200.00 feet of the South 1/2 of said SW 1/4 (by
perpendicular measurement); thence N89°54'29"E 831.22 feet along said South
line to the Westerly line of Highway I-196; thence Southwesterly 1035.04 feet
along said Westerly line on a 11,356.16 foot radius curve to the right, the chord
of which bears S37°21'41"W 1034.68 feet; thence N01°16'34"W 726.66 feet;
thence S88°43'26"W 285.00 feet to the Place of Beginning.
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Agora Flats/Ridge Point Community Church 

Conditional R2-A Rezoning 

 

Proposed Conditions: 

1. The 7.05 acre rezoning parcel will be created through a lot line adjustment after rezoning 
approval.  

2. Any buildings within the future development will be restricted to 2 stories and 35 feet max 
height.  

3. The total number of dwelling units will be restricted to 50 for the entire development.  

4. A PUD or zoning variance will be sought after rezoning approval to allow for a multi- family 
development on a non-County Primary Roadway.  
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