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City of Muskegon Master Plan
Neighborhoods Update
Glenside Neighborhood
February 20th, 2019

Glenside Neighborhood Map
• North: McGraft Park Road
• South: Sherman Boulevard
• West: Ruddiman Creek Tributary
• East: Glen Ave./Ruddiman Creek

What is the Master Plan?
• Serves as the basis for the City’s various zoning districts
• Address land use and infrastructure issues and may project 20 years or
more into the future
• Working tool for planning-related recommendations and decisions by the
Planning Commission
• Reviewed at least every 5 years, often incorporating standalone plans
• Last full rewrite took place in 1997 (prior to that, 1984 and 1974)
• The City of Muskegon Master Plan can be accessed at:
https://www.muskegon-mi.gov/departments/planning/plans/master-plan/

What did

1990s say?

• Extend sidewalks throughout all neighborhood locations
• Reduce the number of multiple-family apartments, including a
reduction in the conversion of existing single-family homes to
multiple-family use
• Streetscape Laketon Avenue
• Improve opportunities for connection to area bike paths

(Neighborhood Group 1 consisted of Beachwood/Bluffton, Glenside, and Lakeside)

Master Plan Recommendations
• Analyze sidewalk and pathway needs as part of the City’s ongoing
public infrastructure improvement programming activities
• Zoning regulations associated with the conversion of single-family
homes to multiple-family use should contain standards ensuring that
converted dwellings have sufficient on-site parking, suitable locations
for trash receptacles which are customarily stored out of doors,
sufficient yard/play areas, and exterior façade controls
• Design and implement streetscape programs for each of the City’s
major roadways. Such programs may range from simple tree plantings
in selective locations to more intensive greenbelting

Sub-Area 7: McGraft Park Residential Area
• 1997 Master Plan divided
Muskegon into 13 Sub-Areas
• Glenside grouped with Lakeside
• More specific analysis and
recommendations for the area
• Can be accessed at the link
below

https://www.muskegon-mi.gov/cresources/MasterPlan/masterplan.pdf#page=153

Sub-Area 7 Highlights
• Features considered highly beneficial to the area’s residential
character, aesthetic quality, and lifestyle should be fully protected
and, where necessary, enhanced
• A limited range of commercial and office activities are appropriate to
select segments of Sherman Boulevard
• Non-residential uses should be oriented to the needs of the local
populace and should be highly controlled pursuant to type, location,
and design
• Some commercial uses along Sherman have not provided or
maintained sufficient buffer protection for nearby homes

Updates to the Master Plan
Plans Adopted as Updates
• 1997 Master Land Use Plan
• 1999 Waterfront Redevelopment Plan
• 2003 Imagine Muskegon Plan
• 2008 Downtown & Lakeshore
Redevelopment Plan

Future Updates
• 2017 Imagine Muskegon Lake
• 2020 Master Land Use Plan
Transportation
Natural Features Inventory
Historic Districts
Park, Recreation, and
Community Facilities
• Brownfield Analysis
• Neighborhoods
• Future Land Use Plan
•
•
•
•
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• Developed Land (61%)
• Private Lots
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• Street Right-of-Way (20%)
• Streets
• Terraces
• Sidewalks

• Other (19%)

• Parks
• Public Open Space
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Zoning
• Technically the Master Land Use Plan
• Breakdown of Land Use
•
•
•
•

Single-Family Residential Zones
Open Space Zones
Multiple-Family Residential Zones
Business Zones

• Not necessarily what land is currently
used for, but would be used for by
new construction
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20.39%

OPEN SPACE
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Land Use
• Means to an End

• The Master Plan defines the vision, but is not a binding contract
• Changes to land use policy (e.g. zoning, etc.) determine the outcome
• The development patterns of the city are reflective of the land use policies in
place (these have changed over time)
• Future changes will guide direction of future development

Master Plan  City Policy  Development

Publicly-Owned Land
Parks and Open Space
Vacant Lots
City Facilities
• 0 Acres Buildable
• McGraft Park
• McGraft Park
• 89 Acres Non-Buildable Community Building
• Ruddiman Creek
• Parks and Open Space • McGraft Park
• Zoning Requirements
Bandshell
• Non-residential use
• Lot width/area
• Street frontage

• Topography

• Steep terrain
• Water and/or wetlands

The Public Realm (20% of land area)
• Glenside Streets

• Major (Sherman, Glenside, McGraft Park/Glen)
• Local (everything else)

• Street Design

• Traffic Calming (bump-outs, street trees, roundabouts, lane shifts, etc.)
• On-Street Parking

• Sidewalks

• Sidewalk network
• Repairs

• Transportation

• MATS Routes 35 (Inbound to Downtown), 60 (Outbound to Norton/Henry)

Housing
• Majority Single-Family Detached Housing (71% of land zoned for this)
• Master Plan emphasizes single-family orientation
• Distinctive architecture
• Generally similar in size, some larger homes to the north

• 70-80 Units of Multiple-Family Housing
• Primarily Glenside Gardens

• Only a handful of parcels able to absorb additional housing units
• Potential for varied housing types along Sherman
• Think aging in place, multigenerational housing, and affordability

Outside Observations
• Character

• Oak trees
• Houses/Apartments constructed mainly in the 40s and 50s
• McGraft Park and Creeks

• Streets

• 50’ R.O.W. smaller than typical, does well calming traffic
• Glenside yield signs
• Missing sidewalks (is this an issue?)

• Muskegon Lake/Lakeshore Trail
• Connection opportunities

WORKSHEET

Provide additional comments to these topics. Use this packet to share your
ideas with staff. You may also write comments on the maps.
Land Use
• 76.4% of all land is zone for Residential.
• Only 5.24% of land is zoned for multi-family.
• No land is zoned for missing middle housing.
• 20.4% is zoned for park or conservation.
• 3.2% is zoned commercial.

Housing Options
• Glenside is primarily a single-family neighborhood, but the Glenside
Gardens apartments offer dense multi-family housing options that fit in
nicely with the architecture of the neighborhood. There is enough vacant
land remaining that is zoned for dense multi-family housing to about
double the number of apartments in the neighborhood.
• Missing middle housing is a range of multi-unit or clustered housing types
compatible in scale with single-family homes that help meet the growing
demand for walkable urban living. Rezoning some vacant R-1 properties on
Sherman Blvd to FBC, UR would provide options for these in-demand
housing types, while still keeping the single-family district intact and not
intruded upon.
• Most single-family homes in Glenside fit into the same few architectural
styles. Consideration should be made into how infill housing should look.

Does the neighborhood want to set restrictions on architectural styles?
Newly-built homes may stand out.
Non-Motorized Transit:
• Sidewalks: Only about 50% of a complete sidewalk network exists
throughout the neighborhood. However, the roads are designed very well
with a pedestrian oriented feel. The Right-of-Way (ROW) is only 50 feet
wide, as opposed to many neighborhoods with a 66 foot-wide ROW. The
slight curvature of many of the roads also helps keep car speeds down.
Sidewalks may not be necessary additions in most areas, however, any
additions should focus on north/south roads that connect to Sherman Blvd.
• Bike: While no formal bike path exists in the neighborhood, the Lakeshore
Trail is within a short walk. Most interior roads are safe for biking, and
improvements to bike lanes should focus on Glenside Blvd. and connecting
bikers to the Lakeshore Trail. Glenside Blvd. has a turn lane that may be
excessive in size. A reduction in the turn lane could provide space for a
protected bike lane.
Parking:
• 76.4% of the property in Glenside is zoned for residential purposes, so most
parking needs relate to home occupants and their visitors. Adequate
driveways and on-street parking serve those needs easily. Glenside
Gardens apartments were designed well with the parking lot located in the
interior of the development in order to showcase the architecture of the
buildings. Future apartment development on the adjacent parcel should
also require interior or rear parking lots.
• Businesses off Sherman Blvd have their own parking lots. The strip mall
across the street has excessive parking. Property owners should discuss
ways to share parking for current needs and potential future development.

• A gravel parking lot exists on the east side of McGraft Park Rd adjacent to
the park. This lot serves as overflow parking for park events, but remains
vacant most of the time. This land could be used for a higher and better
use.
Public Transportation Options:
• The neighborhood is served by MATS routes 35 and 60 on Sherman and
Glenside Blvd
• Frequently used bus routes?

Parks/Recreation Opportunities
• McGraft Park
• Ryerson Creek and tributaries
• Large tree presence and lack of vacant land make gardening difficult. Few
opportunities for community garden space.

Connection to the Lakes:
• The Lakeshore Trial is a short walk away. Non-motorized options (bike
path) should be installed though the gravel lot and along Ryerson Creek to
connect to the Trail.
• The corner of Wickham/Sherman is less than two miles from Kruse Park.
Sidewalk is available all the way to Fountain St, but needs to be extended
west past Beach St roughly 2,900 feet to complete a walking route to the
beach.

Landscape
• Glenside is a heavily wooded neighborhood defined by beautiful mature
oak trees. Some streets lack a tree canopy on one or both sides of the
street. Efforts should be made to have oak trees planted on both sides of
every street, where possible. Other tree types should also be researched to
provide for diversity in case of disease, however, oaks should remain the
dominant species.
• Are there restrictive covenants for groundwater contamination? No.

Infrastructure
• Define any infrastructure needs
o Storm drains? Does rainwater accumulate anywhere?
o Are there watershed connections that could use green infrastructure
improvements to protect water quality?
o Street widening/narrowing?
o Streetlights?

Unique Parcels
1745 Greenwood

1680 W Sherman

1333, 1344, 1374, 1426 W Sherman Blvd

What do you think of when you hear Glenside? What defines the
neighborhood?
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ZONING CODE AND DESCRIPTION
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RM-3: HIGH DENSITY MULTIPLE-FAMILY RESIDENTIAL
B-1: LIMITED BUSINESS
PHILO

B-2: CONVENIENCE COMPARISON BUSINESS

B-4: GENERAL BUSINESS
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RM-1

B-5: GOVERNMENTAL
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R-2
I-2: GENERAL INDUSTRIAL
LR:
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B-2MC: MEDICAL CARE

TORRENT
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I-1: LIGHT INDUSTRIAL
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B-4

WINCHESTER
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B-2
ESTES
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WM: WATERFRONT MARINE

RM-1

MONTAGUE

OSC: OPEN SPACE CONSERVATION

WI-PUD: WATERFRONT INDUSTRIAL PLANNED UNIT DEV.

PUD
PINE GRV

R-2

B-3: CENTRAL BUSINESS

CUMBERLAND

RANDOLPH

B-4
SHERMAN

SMALL MULTIPLEX (3-6 UNITS)

SMALL MULTIPLEX (3-6 UNITS)

LARGE MULTIPLEX (24 UNITS)

LARGE MULTIPLEX (6+ UNITS)

DUPLEX (2 UNITS)

SMALL MULTIPLEX (4 UNITS)
SMALL MULTIPLEX (3-6 UNITS)

SMALL MULTIPLEX (4 UNITS)

MIXED-USE OR LIVE-WORK (UNITS VARY)

